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I. EXECUTIVE SUMMARY 
 
The purpose of this document 
is to provide a clear and detailed 
assessment of the overall 
condition of the five historic 
buildings owned and managed 
by the City of Burlington, NJ. 
The properties are the Quaker 
Schoolhouse, located at 231 
York Street; the Hoskins 
House, located at 202 High 
Street; Lyceum Hall located at 
432 High Street; the Carriage 
House, located at 23 Smith’s 
Lane; and the William R. Allen 
School, located on Mitchell 
Avenue.  This document is not 
intended to be a full 
Preservation Plan for these 
structures. Indeed, a Historic 
Structures Report was already 
completed for Lyceum Hall in 
1996.   Extensive historic 
research was therefore not 
completed for this project, and 
the descriptions are less 
detailed than what would be 
expected in a Preservation Plan.  
Rather, this assessment will 
allow City personnel to better 
manage and maintain the 
properties, allow for inclusion 
of necessary items as part of capital planning and budgeting, and allow for the City to plan for future 
grant applications and special funding requirements.  The purpose of this report is not to suggest major 
changes to these historic buildings, but rather to underscore issues facing the buildings, provide 
suggestions for how to address conditions affecting these historic resources and to provide budgets for 
maintenance that needs to occur so that these buildings can remain in good condition far into the future.  
The one exception to this focus is the William R. Allen School, which is currently vacant with a badly 
deteriorated interior.  This document will make some suggestions about how that building should be re-
used and rehabilitated. 
 
The five buildings addressed in this study are all considered to be “historic.”  Most are located within one 
of the City’s Historic Districts; some are individually listed on the State and National Registers of Historic 
Places.  Because these buildings are owned by the municipality and are historic resources, all work must 

Figure 1: Aerial of the City of Burlington showing the locations of the five city‐owned 
historic properties:  1. Quaker Schoolhouse; 2. Hoskins House; 3. Lyceum Hall; 4. 
Carriage House; 5. William R. Allen School. 
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meet the Secretary of the Interior’s Standards 
for the Treatment of Historic Properties and all 
work that is not “normal maintenance” must 
receive “Project Authorization” from the NJ 
Historic Preservation Office.  The “Standards” 
are guidelines used by preservationists as a 
basis for decisions about the best way to 
address historic resources.  The Standards deal 
with four types of potential treatment:  
Preservation, Rehabilitation, Restoration and 
Reconstruction.  Each potential treatment has 
somewhat different implications and is applied 
to historic resources under specific 
circumstances.  The different potential 
treatments are described in greater detail 
Section 7 and in the Appendix. 
 
When work is contemplated on any of these structures, the 
municipality must seek project authorization pursuant to the 
New Jersey Register of Historic Places Act, Laws of 1970, 
Chapter 268, c. 13:1B-15.131.  The proposed work will be 
reviewed by staff at the NJ Historic Preservation Office to make 
sure that it meets the Secretary of the Interior’s Standards for 
the Treatment of Historic Properties and to make sure that 
there are no adverse impacts on the historic resource.   
 
In addition to seeking Project Authorization from the NJ 
Historic Preservation Office, two of the buildings (Lyceum Hall 
and the William R. Allen School) have received extensive grant 
funds.  Lyceum Hall still has an active easement requiring 
review of future work by the NJ Historic Trust, and the William 
R. Allen School received funding from several governmental 
sources that may require additional approvals of future work.    
 
Following are brief descriptions of each building addressed in 
this study.  The sections following in this report will address 
the conditions, recommendations for addressing issues, 
treatment and use and cost estimate for each building in 
greater depth: 
 

1. The Quaker (Friends) Schoolhouse, located at 231 York Street, is a small brick school house 
dating from 1792.   Purchased and restored by the City, this building contains many photographs, 
books, and documents of Burlington. 
 

Figure 2:  The Quaker School House.

Figure 3:  The Hoskins House 
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2. The Hoskins House, located at 202 
High Street, is a lovely example of a 
late 18th century brick rowhouse.  Built 
around 1797 by a prominent 
Burlington family it was later turned 
into a store.  The house was purchased 
by the City in 1971 and then restored.   
  

3. Lyceum Hall (Burlington Old City 
Hall), 432 High Street, built in 1839 
and renovated in 1910 by architect 
Henry Armitt Brown, is the most 
prominent Classical Revival building 
in the City.  Originally constructed as 
a public lecture hall, theater and 
cultural center, it was used from 1851 
until 1991 as the Burlington City Hall.  
The recipient of a major grant from 
the NJ Historic Trust in 1995, the 
building once again serves as an arts 
and culture center for the City 
 

4. The Carriage House at 23 Smith’s 
Lane, c. 1876, is a part of the 
nineteenth-century home of the 
Woolman family which was 
prominent in West Jersey business 
affairs. The Woolmans amassed a 
large fortune and were able to afford a 
luxurious home. The Carriage House 
was where the family horses and 
coaches were kept while not in use. 
This building is used by the City of 
Burlington Historical Society as its 
Headquarters. It is often open for 
views of its authentic interior stables 
and lofts during special event days. 

 
5. The William R. Allen School on Mitchell Avenue is one of the only African American school 

buildings remaining in the City of Burlington and is a crucial reminder of this part of our history; 
the building also has tremendous potential for re-use.    Constructed in 1900 with later additions 
in 1914 and 1924, it received a grant in 2000 from the NJ Historic Trust to stabilize and restore 
the exterior of the building.   

Figure 5:  The Carriage House.

Figure 4:  Lyceum Hall.

Figure 6:  The William R. Allen School.
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In general, the buildings are in relatively good condition, with some notable exceptions.  Several of the 
buildings have exterior items that need to be immediately addressed (the Hoskins House, the Carriage 
House, the School House and the Lyceum Hall all have some deteriorating wood and several have issues 
relating to their roofs and exterior masonry), and the interior of the Allen School has never been fully 
renovated.   

All of the buildings have undergone some level of stabilization, preservation, restoration or rehabilitation 
in the relatively recent past.  For most of these sites, the current recommendation for their treatment will 
call for the “Preservation” of their current forms, as described in the Secretary of the Interior’s Standards.  
The exception is the William R. Allen School, which is the only building that is completely vacant.  It is 
important that a new use be found promptly; keeping historic buildings appropriately occupied is the best 
way to preserve them for the long term.  Since the school is vacant and since it will likely have a new use, 
the recommended treatment there will be “Rehabilitation.” 
 
Acknowledgements:  For this assessment, Clarke Caton Hintz (Architects, Planners, Landscape Architects 
and Historic Preservation Consultants) worked with Kelter and Gilligo, MEP Engineers (K&G), who 
assessed the buildings’ mechanical, electrical, plumbing and fire protection systems.  We are grateful for 
the assistance we received from Mayor James Fazzone of the City of Burlington; David Ballard, Business 
Administrator; Robin Snodgrass, Management Assistant in the Mayor's Office; Carl Turner, Director of 
Public Works; Dave Carlin from the Public Works Department; Diane Burns, Secretary to the City of 
Burlington Historic Preservation Commission; Shaun Stipick, Director of Lyceum Hall; Kevin Rijs and 
Emma Jean Morgan of the Burlington City Historic Preservation Commission; Jan Reed, President of the 
City of Burlington Historical Society; and Maryanne Phillips, also of the Historical Society. In addition, 
Glenn Ceponis of the NJ Historic Trust provided valuable assistance.  Funding for this assessment was 
provided by a grant received by the City of Burlington from the State of New Jersey’s Historic Preservation 
Office through the Certified Local Government program. 
 
  



OVERALL CONDITION OF PROPERTIES REPORT Page 7 
City of Burlington Historic Properties September 30, 2013 

 

Clarke Caton Hintz:  Architects, Planners, Landscape Architects, Historic Preservation Consultants 
 

II. DEVELOPMENTAL HISTORY:  
OVERVIEW 
 
The City of Burlington has a long and 
interesting history, starting in 1676 when the 
council of West Jersey Proprietors purchased 
roughly 30 miles (48 km) of riverfront.  
Burlington was founded on part of that land by 
English settlers (primarily Quakers) in 1677, 
and served as the capital of the province until 
1702, when West Jersey and East Jersey were 
combined into a single Crown Colony.   

 
The Quakers formally established their 
congregation in 1678. The current Quaker 
meeting house was constructed on High 
Street in front of the original meeting house 
from 1683.  After the Quakers, the second 
oldest religious congregation in Burlington 
was the Episcopalians. Their original church, Old St. Mary's, remains the oldest church in Burlington and 
New Jersey. The congregation was founded in 1702.   
 
One of the oldest buildings in Burlington is known as the Revell House. Built in 1685 for George 
Hutchinson, it originally stood on East Pearl Street. The property was soon purchased by Thomas Revell, 
one of the original European settlers in the City.  
  
Burlington has been the home of many notable people including John Lawrence, a politician, and his son, 
Captain James Lawrence. The elder Lawrence served in the State Assembly, as Mayor of Burlington in 
1769, and as a member of the Provincial Council from 1771 to 1775. Unfortunately, he was suspected of 
being loyal to the British during the Revolution, which ended his career. His son was born on October 1, 
1781 and became a legend during the war of 1812 with the command "Don't Give Up the Ship." Lawyer 
and writer, James Fenimore Cooper, who wrote “The Last of the Mohicans”, was also from Burlington. 
 
During the 19th century, Burlington was known for the quality and quantity of its manufacturing. The 
shoe industry rivaled shipbuilding and canning in prominence.  The commercial activity provided 
revenues for the City's cultural activity. In 1839, a Lyceum was erected as a venue for lectures, concerts, 
and public meetings. It served in that capacity until 1851, when it was turned over to the city to become 
City Hall. The municipal offices' move was concurrent with the adoption of a new City charter.  
 
The Oneida Boat Club was organized in 1873 by a group of 10 members. Over the next few years, the club 
grew rapidly and in 1876, they dedicated their newly built clubhouse on the banks of the Delaware River 
at York Street. The Oneida is the oldest continuously operating boat club on the Delaware River. 
 

Figure 7:  1872 map of Northern Burlington County showing 
Burlington City, courtesy of Rutgers University Special Collections. 
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During this century, the City of Burlington grew in a grid pattern from the main crossroads of High and 
Broad Streets. Blocks of attached rowhouses built in the latest architectural style characterize the city as a 
19th-century town. 
 
Burlington's riverfront park was developed as a result of urban renewal and flood control projects in the 
late 1960s and 1970s. The shoreline improvements (revetments, walkways, etc.) span the city's Delaware 
riverfront from the Burlington-Bristol Bridge to Assiscunk Creek. The remains of former waterfront 
industries, ferry terminals and docks were demolished. Development of an open, grassy park with a tree-
lined waterfront esplanade has reconnected the city to its riverfront for recreation. This development 
ensures that business properties are not at risk during floods and reduces damages.1 
The majority of the City’s central core is now part of one of three historic districts.  The High Street and 
the Burlington City Historic Districts are both listed on the State and National Registers of Historic 
Places.   The third is a locally designated district that surrounds the other two.  All of the properties 
addressed in this report, except the William R. Allen School, are located within the borders of the State 
and National Districts.  In addition, the Quaker Schoolhouse and the William R. Allen School are 
individually listed on the State and National Registers, and the Hoskins House is individually eligible for 
listing in the NJ and National Registers. 
 

  

                                                            
1 Partly taken from the section on Burlington City in Wikipedia. 
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III. THE QUAKER SCHOOLHOUSE 
 

A. Developmental History: 
 
The Quaker Schoolhouse, 231 York 
Street, is a small brick schoolhouse 
dating from 1792.   Purchased and 
restored by the City, this building 
contains many photographs, books, 
and documents relating to the history 
of Burlington.   

In 1779, members of the Friends' 
Meeting in Burlington founded a 
school to ensure that their children received a “proper” education. The school was originally 
conducted by Joseph Clark in a house on Broad Street which was owned by the Meeting. 
Although the house was expanded in 1780 to provide lodging for the schoolmaster, it was not well 
suited for use as a school, and in 1792, the Meeting opted to sell the house and its grounds, using 
the proceeds toward the construction of a purpose-built school.  That same year, the original wood 
1685 Meeting House, which still stood behind the current brick 1784 Meeting House, was 
demolished. Some of the materials were saved and used in the construction of the schoolhouse at 
the corner of York and Penn Streets. While construction was underway, classes were temporarily 
held at 206 High Street, in a building which had previously served as the office of Samuel 
Jennings and the print shop of Isaac Collins. 
 
When completed, the new one-room schoolhouse had 800 square feet of usable space, with a ten-
foot ceiling. In 1794, Dr. John Griscom became schoolmaster, instructing three pupils. During 
his teaching career, he started a reading club for foreign journals. Griscom was regarded as a very 
good teacher, and when he left in 1807, the school was filled.  
 
The Friends' School pioneered racially integrated education in Burlington, counting among its 
students in the 1840's brothers James and Patrick Healy, who went on to become noted African-
American clergymen. 
 
The Schoolhouse is now owned by the City of Burlington, and maintained by the City of 
Burlington Historical Society. It serves as a museum of sorts, containing historical school 
furniture and books, along with yearbooks and historical information from other schools in 
Burlington.2 
 

  

                                                            
2 Historic Burlington Blog, posted 1997 

Figure 8:  The Quaker Schoolhouse on York Street. 
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B. ARCHITECTURAL DESCRIPTION AND ASSESSMENT 

 An assessment of the existing conditions of a variety of character-defining features is provided in 
this section for the Quaker Schoolhouse, along with recommendations for how to address any 
identified deficiencies.  These recommendations then include a “priority.”  Priorities range from 
“immediate” (conditions that should be addressed within the next six months); to “short term” 
(conditions that should be addressed within the next two to five years); to “long term” (conditions 
that will likely need to be addressed within the next ten to twenty years). 

 

1. Overall Description:  The Quaker School House (or Friends School House/ Preparatory 
Meeting School) is a one story, side gable, rectangular plan building with three bays on all 
four sides of the building.  The front and two gable ends each have a door at the center bay.  
The rear elevation does not have a door.  The exterior is brick; the front façade facing York 
Street is set in a Flemish bond, with alternate headers and stretchers.  This façade also has a 
water table about two feet above the ground level.  The other elevations use a common bond, 
with every seventh course being a header course.  Clinker bricks (i.e. bricks that are a dark 
color because they are partially vitrified) are somewhat randomly placed on all four elevations.   

The main entry door (facing York Street), is sheltered by a small gable fronted portico and 
opens onto a stone stoop. The front door is a replacement, six panel door, as are the other 
doors on the building.  The 12 over 12 windows on the front façade appear to be original, and 
are flanked with replacement, operable wood shutters.    There are two 6 over 6 wood 
windows on each of the gable ends that are apparently not original.  The first floor windows 
on the sides and rear appear to be original, 9 over 9 double hung wood windows.   
 
The roof is a cedar shingle roof that was installed by the City of Burlington Historical Society 
within the last 15 years.  The building has three brick chimneys; an interior one just behind 
the left gable peak, another in the left rear corner and the third in the rear right corner. 3    
 
The interior consists of one large room on the main floor and one large room on the upper 
floor.  These rooms have wide board wood floors, with plaster walls and ceilings.   The 
basement consists of two spaces used to house the building’s utilities.  The floor is concrete; 
the exterior walls are rubble masonry; 
interior walls are brick and/or CMU.   

2. Exterior Conditions:   
a. Brick:  The overall condition of the 

exterior brick is good.  The brick 
was cleaned and repointed by the 
City a number of years ago.  There 
are only two, relatively small areas 
(15 sf) on the exterior where there 
is some brick deterioration 

                                                            
3 Gordon, Kate; Principal with McCabe and Associates, Inc.; Property Report for the NJ Historic Preservation Office. 

Figure 9:  Damaged bricks at the Quaker Schoolhouse. 
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apparent (see figure 9). 
 
Priority:  Brick repair, short term.  
 

b. Windows:  The overall condition 
of the windows is fair to good (see 
figure 10).  In general, the 
windows need to be repainted and 
re-glazed.  There are two window 
panes that are broken.  There are 
three windows that have more 
severe damage to the interior 
wood (see figure 17).   
 
Priority:  Replace broken window 
panes, immediate; repair, 
preparation and repainting of 
windows, short term. 

 
c. Doors:  The overall condition of 

the exterior doors is good to poor.  
The main entry door is in good 
condition.  The door facing Penn 
Street is in poor condition (see 
figure 11), with damage at the 
bottom of the door and at the door 
frame. This door is also 
inoperable at this time (it 
is nailed shut). The door 
facing the side yard is in 
fair condition, with some 
damage to the exterior 
wood and to the frame.  

Priority:  Repair of 
damaged doors, 
immediate; preparation 
and repainting of doors, 
short term. 

d. Roof:  The overall 
condition of the roof is good.  There are no reported leaks and no visible damage or 
wear.  Due to copper thefts, the copper downspouts have been removed and 
temporarily replaced with galvanized and PVC downspouts that are not appropriate to 
the period and style of the building (see figure 12).   

Figure 10:  Typical condition of exterior window at the 
Quaker Schoolhouse. 

Figure 11:  Damaged door at entrance on left side of the Quaker 
Schoolhouse. 
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Priority:  Roof repair/ 
replacement, long term.  
Replace downspouts, 
short term. 

e. Shutters:  The overall 
condition of the shutters 
is fair to poor.  Most of 
the windows are missing 
shutters, although shutter 
hardware is apparent.  
The three pairs of 
shutters on the rear of the 
building are all damaged 
(see figure 13).  The two 
pair on the front are in 
fair condition, needing 
repainting.   

Priority:  Shutter repair/ 
replacement, immediate. 

f. Trim:  The overall 
condition of the exterior 
trim is good to fair.  There 
is evidence of peeling 
paint, and there are 
several areas where there 
is some minor rot and 
damage.  All of the exterior woodwork should be repainted.   
 
Priority:  Trim preparation and repainting, short term. 

  

Figure 13:  Damage to shutters at Quaker Schoolhouse. 

Figure 12:  Photo showing downspout replaced with PVC pipe and 
some damage to the fascia/ cornice at the Quaker Schoolhouse. 
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3. Interior Conditions: 

a. Floors:  The overall 
condition of the floors is 
good.  The first and 
second floors have wide 
board pine floors that are 
in good condition.  They 
are random width, and 
only a few locations 
require repair.  The floor 
in the basement is 
concrete and is in good 
condition. 

Priority:  Wood floor 
repair, long term.  

b. Walls:  The overall 
condition of the walls is 
fair.  The plasterwork on 
the first and second floors 
exhibits normal, minor 
stress cracks from age and 
changes in ambient 
temperature and 
humidity.  There is a fair 
amount of peeling paint, 
particularly on the first 
floor.  In addition, there 
are locations where the 
plaster has been water 
damaged, particularly on 
the first floor (see figure 
16).  This does not appear 
to be the result of on-going 
leaking.  There is evidence 
of a painted “black-board” 
on the first floor, behind 
layers of peeling paint (see figure 22).   

Priority:  General plaster repair and repainting, short term; repair to water-damaged 
plaster, immediate.  

Figure 14:  Interior view of the Schoolhouse showing condition of 
plaster and good condition of floors. 

Figure 15:  Photo showing relatively good condition of plaster and 
floors on the second floor of the Quaker Schoolhouse. 

Figure 16:  Plaster damage at chimney on the first floor of the 
Schoolhouse. 
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c. Ceilings:  The overall 
condition of the ceilings 
is good to fair.  The 
ceiling plasterwork on the 
first and second floors 
exhibits normal, minor 
stress cracks from age 
and changes in ambient 
temperature and 
humidity.  There is a fair 
amount of peeling paint, 
particularly on the first 
floor.  In addition, there 
are locations where the 
plaster has been water 
damaged, particularly on 
the first floor (see figure 
16).   

Priority:  General plaster 
repair and repainting, 
short term; repair to 
water-damaged plaster, 
immediate. 

d. Trim:  The overall 
condition of the interior 
trim is good, although 
there are three windows 
that need interior repair 
and repainting.  
 
Priority:  Interior trim 
repair and repainting, 
long term; window 
repair, short term. 
 

e. Other Issues:  There is a sloped access door (bulkhead) to the basement which is 
leaking.  The area beneath the door is wet and the wood steps have deteriorated (see 
figure 18). 

Priority:  Flashing and waterproofing of access door, repair of access stops, 
immediate. 

4. Additional comments:   

Figure17:  Damage to interior of wood windows on the second floor 
of the Schoolhouse. 

Figure 18:  Damage to steps from the bulkhead due to water leaking. 
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a. Exterior fence:  The 
exterior of the property is 
enclosed by a decorative 
steel picket fence.  While 
not original to the 
building, it has been in 
place for decades and is 
not out of keeping with 
the overall character of the 
Historic District.  The 
fence is exhibiting rust 
and peeling paint, and the 
gate no longer functions 
properly. 
 
Priority:  Fence repair and 
repainting, short term. 
 

b. Interior artifacts:  Because 
the building is not fully 
climate or humidity 
controlled, the artifacts 

stored and exhibited are 
likely prone to accelerated 
deterioration.  Items that are particularly valuable or delicate should be stored in a 
location that has appropriate climate control. 

  

Figure 19:  Detail of fence around the Quaker Schoolhouse site. 
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C. STRUCTURAL EVALUATION: 

The Quaker Schoolhouse has had an 
extensive interior and exterior 
restoration, which included structural 
stabilization and the addition of 
structure in the basement to increase 
the load capacity of the first floor. 

The Quaker Schoolhouse is a simple 
structure with multi-wythe brick 
exterior bearing walls and wood joists 
and rafters bearing on the exterior 
walls and supporting the first and 
second floors and the roof.  The main floor is a single room with a span of about 27’.  This span 
has been reduced in the basement by the addition of bearing walls and new posts with wood 
beams.  Some of this work was done as part of the renovation of the building.  These additional 
structural supports permit the first floor to accommodate Assembly functions, including tours of 
the building.  The upper floor does not have the benefit of these additional supports; access and 
occupancy on the upper floor should therefore be strictly limited. 

There is no evidence of structural movement, cracking or failure in the Quaker Schoolhouse.  The 
building appears to be handling the loads for which it was designed, as well as for which it has 
been used over the past decades.   

  

Figure 20:  New bearing wall in basement of Quaker Schoolhouse, 
showing sill plate that has been reinforced. 
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D. BUILDING SYSTEMS EVALUATION:   

The Quaker Schoolhouse:   
 

Existing HVAC System: 
 
This single story building with an attic level is primarily heated by a natural gas fired furnace.  
The unit is manufactured by Rheem and is located in the Basement.  The unit appears to be fairly 
new and is in good working order.  The building has no mechanical ventilation.  The Basement 
and the Attic are not heated.  There is a portable Hampton Bay dehumidifier in the Basement.  
The Mechanical Equipment Room has no combustion air intake louver. 
 
HVAC Recommendations: 
 
If the occupancy of the building is going to change, or if there are plans to install new plumbing 
lines, we recommend that the heating system be upgraded to include heat for the Basement.  
Mechanical ventilation will be required for any new toilets that are installed. 
 
In order to maintain better relative humidity levels during hot and humid summer days, we 
recommend the addition of mechanical cooling and/or mechanical ventilation.  This will improve 
comfort and will assist in the preservation of the artifacts.  The approximate cost of construction 
is $40 to $50 per square foot. 
 
Existing Plumbing and Fire Protection Systems: 
 
The building is not sprinklered. 
 
There is no toilet in the building and there is no domestic water service.  A 1-1/2” natural gas 
service is located in the Basement. 
 
Plumbing and Fire Protection Recommendations: 
 
If the building occupancy is going to change to include full-time occupancy, we recommend the 
addition of HC accessible toilets and a janitor’s closet, and the provision of domestic water service 
and a domestic hot water heater.  If the use of the building (occasional guided tours) remains the 
same, these changes are likely unnecessary. 
 
Existing Electrical System: 
 
The existing electrical service is 240/120 volt, single phase, three wire, with a 200 amp main 
circuit breaker.  The panel is a Murray Arrow-Hart and there are eight (8) spaces available.  It 
appears to be in serviceable condition.  
 
There is track mounted accent lighting present for the main level school room.  No lighting was 
present on the upper level.  No emergency lighting was observed. 
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There is a Silent Knight fire alarm system, with detector coverage on all floors.  There appears to 
be no manual fire alarm activation. 
 
Electrical Recommendations:   
 
Basic lighting should be installed on the upper level, along with code required egress lighting and 
emergency lighting.  Manual fire alarm activation should be provided. 
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E. CODE COMPLIANCE AND HANDICAPPED 

ACCESSIBILITY  

The Quaker Schoolhouse was 
renovated for a specific purpose 
relating to heritage tourism (periodic 
guided tours) and the interpretation of 
the history of Burlington.  The 
following code assessment is made 
assuming that the existing use will 
essentially remain in place.  Since the 
existing conditions of the building 
require only repairs, this report will 
use the Basic and Supplemental Requirements of the NJ Rehabilitation Subcode and the NJ 
Uniform Fire Codes as the guides for required life safety work.  For some issues, the 
International Building Code (IBC) 2009 NJ Edition was used as the reference.   

The Quaker Schoolhouse has been used as a limited access museum (Use Group A3) for many 
years.  This means that the building is normally only open for special events or for guided tours.  
Much of the time the building is empty, which is not an ideal situation.  Typically, it is easier and 
more effective to preserve buildings that are in regular use.   

 
The main level is about 1000 sf and has three potential means of egress (one more than 
necessary).  The second floor only has one means of egress, via a narrow, winding set of stairs.  
The basement is also accessed by one narrow set of wood stairs, although it also has an exterior 
bulkhead access (which is not usable as a means of egress but can be used for loading equipment, 
etc.). 

Identified Issues:  

a. Exit Signs:  There are no marked means of egress.  Although they are obvious, at least one of 
them (not the main entry) should be marked with an illuminated exit sign. 

b. Emergency Lighting:  This should be installed on the interior to provide illumination for 
egress. 

c. Egress Hardware:  All of the doors are equipped with original or reproduction 18th century 
hardware.  At least one of the doors has been bolted shut.  Two doors (the main entry and one 
additional door) should be designated for egress and the hardware adjusted to be made 
acceptable for egress. 

d. Exterior Illumination at means of egress:  This should be provided at both egress doors.     
e. The second floor should not be occupied by the general public unless the stair access is 

improved.  Since this is not likely or desirable from a preservation point of view, it should be 
posted that the general public should not use that space.  In addition, the space should not be 
used for storage, as this would trigger a possible requirement for a sprinkler system. 

f. The basement should also not be open to the general public.  Its use should be restricted to 
the mechanical systems for the building. 

Figure 21:  All of the doors at the Quaker Schoolhouse have blue‐
stone stoops, preventing HC access. 
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g. Restrooms:  Typically, a building with this kind of use (museum) would require the 
installation of handicapped accessible restrooms.  However, this would negatively impact the 
character of the main space, or would require tremendous cost for installation in the 
basement or the second floor, also impacting the character of the space.  Since the building is 
only open for guided tours, this is likely not an issue.  However, if the goal is to increase use 
and occupancy of the building, a strategy for installing restrooms will need to be found. 

h. Handicapped Access:  The main level is located several steps above grade.  None of the 
entries are handicapped accessible.  A ramp could relatively easily be constructed at the 
entrance on the right side of the building, which is the least visible from either York or Penn 
Streets.  If access to the second level remains restricted, there is no need to make it accessible, 
which would be structurally and financially infeasible in any case. 
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F. Treatment and Use 
This section will address how the 
Quaker Schoolhouse can best be used 
in the future, and how the important 
“character-defining” features should 
be addressed and preserved. The 
recommendations for the overall 
treatment of the building, as well as 
the treatment of specific features, use 
the Secretary of the Interior’s 
Standards for the Treatment of 
Historic Properties as their starting 
point and guide.  These standards are 
guidelines used by preservationists as a basis for decisions about the best way to address historic 
resources. 

 
The Secretary of the Interior's Standards and Guidelines (often referred to as "The Standards") 
are used in the United States to provide professional qualifications and direction on methods and 
actions when dealing with historic buildings and other historic resources. The "Standards" are 
administered at the national level by the National Park Service under the Department of the 
Interior.  At the state level, they are administered by the Historic Preservation Office in the NJ 
Department of Environmental Protection.   

 
The Standards deal with four types of potential treatment:  Preservation, Rehabilitation, 
Restoration and Reconstruction.  Each potential treatment has somewhat different implications 
and is most appropriate for certain resources under certain conditions.  The different potential 
treatments are described in greater detail below and in the Appendix. 

 
The intention of the 1970’s restoration of the Quaker Schoolhouse was to restore it to its original, 
1790’s appearance and then to use it as a kind of museum or exhibit of Burlington’s history.  This 
restoration was apparently largely successful, while some of the later changes, including interior 
paint finishes, etc., were kept intact.  Given this situation, and barring any major new research 
and restoration effort, the building should be kept in its current configuration.  At this point, the 
appropriate treatment for the Schoolhouse is “Preservation,” which is described on the National 
Park Service’s website in this way:  “… Preservation, places a high premium on the retention of all 
historic fabric through conservation, maintenance and repair. It reflects a building's continuum 
over time, through successive occupancies, and the respectful changes and alterations that are 
made.” 4  “Preservation” is one of four treatments approved by the Secretary of the Interior.  The 
Secretary of the Interior’s Standards for the Treatment of Historic Buildings are listed in greater 
detail in Appendix A.  All new work (repairs, etc.) should meet these standards.   
 

                                                            
4 From the National Park Service Website; “Choosing an Appropriate Treatment for the Historic Building.” 

Figure 22:  Peeling paint at the Quaker Schoolhouse reveals an 
earlier "blackboard." 
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The use of “Preservation” as a treatment means that the building’s character- defining features 
should be preserved through a regular program of maintenance and repair.  These character 
defining features include: 

a. The configuration of the building’s exterior, including: 
i. The overall massing, including the three story main block and the two story rear 

block. 
ii. The existing door and window opening size, location and configuration. 

b. Exterior features, including: 
i. The windows and doors. 

ii. The exterior brickwork. 
iii. Exterior trim. 
iv. Blue-stone stoops. 
v. The cedar shake roof, gutter system and downspouts. 

c. The configuration of the building’s interior, including: 
i. The plan layout, including the existing room, corridor and stair locations and 

configuration. 
ii. Ceiling heights. 

d. Interior features, including: 
i. Interior plaster. 

ii. Stair treads, risers, balusters and handrails. 
iii. Interior doors. 
iv. Interior trim, including door, window and baseboard trim, etc. 
v. The fireplaces and mantles. 

vi. The wood flooring. 
 

It should be noted that it would be helpful for the preservation of the Schoolhouse if the building 
were occupied on a more regular basis since it appears that the building is only opened rarely. 
This lack of regular use not only makes the building appear vacant (which is a detriment for the 
neighborhood) and underutilized, but also means that maintenance is more difficult (buildings 
need regular inspections in order to take care of maintenance and damage in a timely fashion).  
The building is a wonderful historic asset for the City and ought to be opened on a more regular 
basis for tours and presentations, etc.   

It is conceivable that other uses, including office space for not-for-profit entities or meeting space, 
could be found.  However, these new functions would require major reconfiguration of the 
interior space and the installation of new systems to accommodate the new programs.   If a viable 
new function were found, the City would need to balance the benefits of having this structure as a 
museum open for occasional tours against having it more fully occupied. 
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G. Cost Estimate:   

The Quaker Schoolhouse:   

Description Quantity Unit Unit Cost Immediate Short Term Long Term 
Brick Repair 20 sf $25 0 $500 0 
Window Panes 2 LS $100 $200 0 0 
Window Repairs/ 
Repainting 

10 LS $750 0 $7,500 0 

Door: Wood Repair 1 LS $750 $750  0 
Doors:  Painting and 
Repair/ Hardware 
upgrades 

3 LS $1,000 0 $3,000 0 

Roof 1500 sf $50 0 0 $75,000 
Reinstall Downspouts 2 LS $200 $400   
Shutters:  Replace missing 
shutters on first floor 

4 pair LS $900 0 $3,600 0 

Shutters: Repair severely 
damaged 

2 LS $400 0 0 0 

Shutters:  Repaint shutters 8 pair LS $200 0 $1,600 0 
Exterior Trim:   Repair and 
repaint 

300 lf $21 0 $6,300 0 

Floors 1 LS 0 0 0 $5,000 
Plaster repair:  Walls 2,680 sf $20 $1,500 $53,600 0 

Plaster repair:  Ceilings 800 sf $20 $1,000 $16,000 0 
Interior Trim: Painting, 
etc. 

 LS 0 0 0 $5,000 

Bulkhead repair, including 
steps 

1 LS $1,000 $1,000 0 0 

Exterior fence:  Paint/ 
repair 

1 LS $10,000 0 $10,000 0 

HC Access Ramp 1 LS $22,000 $22,000 0 0 
Exit Signs/ Emergency 
Lights 

3 each $500 0 $1,500 0 

Emergency Lighting 3 each $400 0 $1,300 0 
Exterior Lighting 3 each $600 0 $1,800 0 
Lighting on Upper Floor 1 LS $1,500 0 $1,500 0 
HVAC improvements 5000 sf $45 0 0 $225,000 
Sub-total - - - $26,850 $97,200 $235,000 
Contingency/ General 
Conditions, etc. 

- - 15% $4,028 $14,580 $32,250 

Total - - - $30,878 $111,780 $270,250 
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IV. THE HOSKINS HOUSE 

A. Developmental History:  
 
The Hoskins House, located at 202 
High Street, is a good example of a 
late 18th century brick rowhouse from 
the south of New Jersey.  Reflecting 
architectural influences from 
Philadelphia, it has been 
reconstructed on the exterior in the 
Federal style.   
 
The house was originally built in 1796 
or 1797 by John Hoskins, Jr. and 
Joshua Raper Smith.  John Hoskins, 
Jr., a builder and contractor, was the 
son of an early member of Burlington 
government. In 1795, along with other 
local Quakers, he founded 
the Endeavor fire company.  In 1797, 
he contracted to demolish the old 
brick market, and used the bricks to 
build this house. Upon completing 
the house, Hoskins promptly sold it, 
never occupying it himself, but to this 
day it is known as the Hoskins 
House.5  It then had a number of 
subsequent uses, including a store.  
Prior to purchase by the City in 1979 it had been owned by the Jensen family for many years and 
used as a barbershop with an apartment above.  As can be seen in Figure 23, the front of the 
house had been heavily altered to reflect its retail uses.  The City contracted with John Milner and 
Associates in 1983 to restore the house to its presumed original appearance.6   

The restored Federal structure is now used by the City of Burlington Historical Society as a 
“house museum.”  It is furnished with a range of antiques and exhibits, some relating to the 
history of the house and the City of Burlington. There have been several archaeological digs on 
the site as well. 
 

  

                                                            
5 Historic Burlington City Blog, posted 1997 
6 Gordon, Kate; McCabe and Associates, Inc.; Property Report for the NJ Historic Preservation Office. 

Fig. 23:  Hoskins House prior to restoration (photo located in Hoskins 
House). 
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B. ARCHITECTURAL DESCRIPTION AND 

ASSESSMENT  

An assessment of the existing 
conditions of a variety of character-
defining features is provided in this 
section for the Hoskins House, along 
with recommendations for how to 
address any identified deficiencies.  
These recommendations then include 
a “priority.”  Priorities range from 
“immediate” (conditions that should 
be addressed within the next six 
months); to “short term” (conditions 
that should be addressed within the 
next two to five years); to “long term” 
(conditions that will likely need to be 
addressed within the next ten to 
twenty years). 

1. Overall Description:  The Hoskins 
House is a 2 ½ story, three bay, side-gabled brick house with a side hall entrance on the right.  
There is a single arched dormer at the front roof, and one at the rear.  The entrance is 
enhanced with a prominent Federal-style surround with paneled pilasters and a pediment 
broken at the base to accommodate the semi-circular fan light over the door (not original to 
the house, this surround was part of the 1983 restoration).  The door is a replacement, six 
raised panel door.  There is a marble front stoop with decorative steel handrails (also 
replacement).  The first floor windows are replacement, wood, double hung 9 over 6 and the 
second floor has 6 over 6 wood windows.  The single gable fronted dormer at the roof has 
paneled pilasters on either side of the 9 over 6, arched, double hung wood window. 

The house shares a party wall with its neighbor on the left.  The Sanborn maps indicate that 
the right wall was also once a party wall but the building on that lot was demolished.  There is 
now a new brick wall on that side, a planter and a small, brick paved courtyard.   
There is a two story rear wing (see figure 25), also constructed of brick.  This wing is only two 
bays wide, forming a small courtyard at the rear of the 2 ½ story main block.  It has a shed 
roof that slopes toward the interior of the site and an exterior chimney at the rear corner.  Like 
the front of the house, the rear of the house also has double hung, wood windows, primarily 
9 over 6.  There is also a rear shed addition (figure 25), sheathed in clapboard, which contains 
the restroom and janitor’s closet.  The addition is only one story and slopes to the rear.  The 
rear wings have two doors, one of which is not in use, and one which serves as a second 
means of egress.  
 
The main level is configured with a side entry hall leading to the main stairs to the upper 
floors, as well as a corridor to the rear rooms (see figure 26).  There is a second stair to the 
second floor from the rear of this corridor.  The first room on the left is the parlor (figure 35).  

Figure 24:  The Hoskins House on High Street in Burlington, NJ. 
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Directly behind the parlor, and also 
accessed by the hall, is the dining room.  
These two rooms, along with the entry 
hall, comprise the main, 2 ½ story main 
block of the house.  On the first floor, the 
corridor then leads to the kitchen, with a 
corner cooking fireplace.  This room 
occupies the entire width of the two story 
brick wing.  Behind the kitchen are the 
janitor’s closet and restroom, housed in 
the one story wood frame shed addition. 
 
The second floor is configured in a similar 
fashion to the first, except that the front 
room, entered from the stair hall, occupies 
the entire width of the front of the house.  
This is furnished as the primary bedroom.  
Behind this room, and opening off of the 
stair hall, is a smaller bedroom, with a 
window facing to the rear courtyard (figure 
36).  The two story rear wing contains 
another bedroom, located a step or two 
below the level of the second floor of the 
main block. 
 
The third floor has sloped ceilings with 
front a rear dormers.  There are two small 
rooms, currently used for storage. 
  

Figure 25:  Rear of the Hoskins House. 

Figure 26:  Entry Hall and main stairs of the Hoskins House.
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2. Exterior Conditions: 

a. Brick:  The overall condition 
of the exterior brick is good.  
The front façade is apparently 
largely a reconstruction of the 
original configuration and 
appearance.  The building had 
been extensively altered to 
house retail and commercial 
functions.  The side elevation 
of the main block (facing 
Pearl Street), has been 
covered with a new brick wall, 
likely to protect a former 
interior party wall.  This wall 
is in good overall condition.  
There is a low wall that 
creates a planter along the 
side of the house.  Several 
bricks area loose, and the 
entire planter needs to be 
repointed (see figure 41).  In 
addition, this planter may be 
creating a rising damp issue 
(see figure 37; this shows the condition of the interior plaster walls on the first floor).  
New flashing and waterproofing should be added to the face of the exterior wall of the 
house to prevent future damage. 
 
The brick on the two story brick wing is in fair to good condition.  In general, the brick on 
the rear of the house is original.  It was repaired and repointed during the 1980’s 
restoration.  There are some areas that show the need for repointing (50 sf); some of the 
softer brick has spalled and needs to be repaired (50 sf, figure 27).   
 
Priority:  Brick repair, immediate; brick repointing, short term; repairs to the planter, 
immediate; addressing the flashing and waterproofing issues of the planter, immediate. 
 

b. Clapboard:  The overall condition of the clapboard on the rear shed addition is fair.  There 
is some rot and damage apparent (10sf) and the entire surface needs to be prepared and 
repainted (figure 28). 
 
Priority:  Clapboard repair and repainting, immediate. 
 

Figure 27:  Rear of Hoskins House showing damaged brick. 

Figure 28:  Damaged clapboard at rear addition of Hoskins House. 
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c. Windows:  The overall 
condition of the windows is 
fair to good.  In general, the 
windows need to be repainted 
and reglazed.  There are 
several that require more 
detailed repairs to damaged 
sill and frames. 
 
Priority:  Window repair, 
reglazing and repainting, 
immediate. 
 

d. Trim:  The overall condition 
of the exterior trim is poor to 
good.  All needs to be 
prepared and repainted.  
There are five window sills 
located at the rear and side of 
the building that are in 
extremely poor condition and 
that need to be replaced (see 
figure 30).   

Priority:  Sill repair/ 
replacement, immediate; trim 
preparation and repainting, 
short term. 
 

e. Doors:  The overall condition 
of the exterior doors is fair to 
good.  The main entry door is 
in good condition.  The rear 
doors are in worse condition 
(see figure 31), with some 
damage to the door and trim.  
All exterior doors require 
preparation and repainting. 
 
Priority:  Door preparation and repainting, short term.  

 
f. Roof:  The overall condition of the roof is good.  There are no reported leaks and no 

visible damage or wear.   
 
Priority:  Roof repair/ replacement, long term. 

Figure 29:  Image of rear windows and trim in relatively good 
condition. 

Figure 30:  Typical sill at the Hoskins House in poor condition. 

Figure 31:  Rear entry showing trim and door damage, as well as step 
that must be addressed for HC accessibility. 
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g. Shutters:  The overall condition of the shutters 
is fair to poor.  Some of the windows are 
missing shutters, although shutter hardware 
is apparent.  One shutter in the front and 
three in the rear are extremely poor condition 
and need extensive repair or replacement 
(they are not original to the house).  One 
additional shutter is in relatively poor 
condition.  All need repair and repainting. 
 
Priority:  Shutter repair/ replacement, 
immediate.   

 
h. Other Issues:  The front steps are marble with 

a decorative steel handrail.  These were 
apparently installed during the last major 
renovation.  The steel handrails have rusted 
and the posts have, in many cases, shattered 
or cracked the marble stoops (figure 33).  The 
railings should be repaired and 
reset in a medium (e.g. lead) 
that will allow the steel to 
expand and contract without 
breaking the stone.  The 
marble steps should be 
repaired/ replaced as required. 
 
Priority:  Repair of front steps 
and railing, immediate.  

  Figure 33:  Front steps of Hoskins House damaged by rusted 
handrail. 

Figure 32:  Front elevation showing damaged 
shutters. 
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3. Interior Conditions: 
a. Floor:  The overall condition 

of the floors is good (see 
figure 34).  The first, second 
and third floors have wide 
board pine floors that are in 
good condition.  They are 
random width, and only a few 
locations require repair.  The 
floor in the basement is 
concrete and is in good 
condition. 
 
Priority:  Wood floor repair, 
long term. 

b. Walls:  The overall condition 
of the plaster walls is fair.  
The plasterwork on all three 
floors exhibits normal, minor 
stress cracks from age and 
changes in ambient 
temperature and humidity 
(figures 35-38, etc.).  There is a 
fair amount of peeling paint 
in various locations, due to 
the same causes (age and 
changes in ambient 
temperature and humidity).  
In addition, there are 
locations where the plaster 
has been water damaged, 
particularly on the first floor 
in the entry hall.  This appears 
to be the result of leaking and 
rising damp associated with 
the planter constructed along 
the exterior wall.  Prior to 
plaster repair, the water issues 
associated with the planter 
should be addressed.  The 
basement walls are rubble 
stone (in general) and exhibit some on-going damage in some locations from water 
damage to the mortar joints. 

Figure 34:   Typical condition of the floors in the Hoskins House. 

Figure 35:  Walls and ceiling in front parlor showing only minor 
cracks and peeling. 

Figure 36:  Somewhat more plaster damage in the second bedroom 
on the second floor of the Hoskins House. 
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Priority:  General plaster repair 
and repainting, short term; 
repointing of mortar joints in 
basement, short term; repair to 
damaged plaster in front hall, 
immediate (see fig. 34). 

 

c.    Ceilings:  The overall 
condition of the ceilings is 
good to fair (see figures 35, 36 
and 38).  The ceiling 
plasterwork on the first and 
second floors exhibits normal, 
minor stress cracks from age 
and changes in ambient 
temperature and humidity.  
There is a fair amount of 
peeling paint, particularly on 
the first floor.  In addition, 
there are locations where the 
plaster has been water 
damaged, particularly on the 
upper floors, although it does 
not appear that there are any 
on-going roof leaks.       
 
Priority:  General plaster repair 
and repainting to the ceilings, 
short term. 

d. Trim:  The overall condition of 
the interior trim is good.  At 
some point, there are minor repairs and repainting that should be done. 

Priority:  Interior trim repair and repainting, long term. 
  

Figure 38:  Damaged plaster wall and ceiling in front bedroom on the 
second floor of the Hoskins House. 

Figure 37: Relatively severe plaster damage in the entry hall, first 
floor of the Hoskins House. 
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e. Other Issues:  There is a sloped access 

door to the basement which appears to 
be leaking.  The area beneath the door 
is wet and the wood steps have 
deteriorated. 
 
Priority:  Flashing and waterproofing 
of access door, repair of access steps, 
repointing of basement walls, 
immediate (see figure 39).  

4. Additional comments:   

a. Exterior planter:  As mentioned above, 
the configuration and detailing of this 
planter appears to be problematic.  It 
is likely that water is leaking into the 
basement and the side wall of the 
house.  This issue should be further 
explored; if necessary, new 
flashing and waterproofing 
should be installed 
immediately.   
 
Priority:  Repairs to planter, 
including flashing and 
waterproofing of side wall of 
the Hoskins House, 
immediate. 
 

b. Interior artifacts:  Because the 
building is not fully climate or 
humidity controlled, the 
artifacts stored and exhibited 
on the interior of the building 
are likely to be prone to 
accelerated deterioration.  Any 
upgrade of the building’s 
HVAC system should address 
humidity control as well as 
temperature. 
 
Priority:  Providing humidity 
control, short term. 

Figure 39:  Image of steps to bulkhead, damaged by water 
infiltration. 

Figure 41:  Side planter at the Hoskins House, showing damaged 
brick and condition at side wall of the house. 

Figure 40:  Exterior bulkhead at the Hoskins House requiring repair 
to prevent water infiltration to basement. 
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C. STRUCTURAL EVALUATION:   

Like the Quaker Schoolhouse, the 
Hoskins House has had an extensive 
interior and exterior restoration, which 
included structural stabilization and 
the addition of structure in the 
basement to increase the load capacity 
of the first floor. 

The Hoskins House has a standard 
row house structure, with wood joists 
spanning from party wall to party wall.  
The roof structure of the main block 
spans the opposite way, spanning from the front wall to the rear wall of the main block.  The 
structure of the rear, two story wing spans, like the floors below, from side to side.  The width of 
the main block is 22’; the rear block is 12’.   
 
The first floor framing can be seen from the basement.  About 6’ of the 22’ span is reduced by 
existing bearing walls.  In addition, new framing, beams and columns are apparent in the front-
most portion of the house, as well as sistering of some damaged beams.  These structural repairs 
and reinforcing permit the first floor to accommodate relatively large occupancies.  The second 
and third floors have not been similarly reinforced, so occupancy on those floors should be strictly 
limited. 
 
There is no evidence of structural movement, cracking or failure in the Hoskins House.  The 
building appears to be handling the loads for which it was designed, as well as for which it has 
been used over the past decades.   

  

Figure 42:  Image of structural reinforcing and "sistering" of 
damaged floor joists in the basement of the Hoskins House. 
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D. BUILDING SYSTEMS EVALUATION 

The Hoskins House:    
 
Existing HVAC System: 
 
The building is primarily heated with hydronic finned tube radiators.  A natural gas fired Weil 
McLain Gold CGA boiler generates heating hot water.  The boiler is located in the Basement.  A 
1/25 HP Taco pump circulates water throughout the building.  The heating hot water supply and 
return piping are not insulated.  There is no combustion air intake louver in the Boiler Room.  
The Basement is not provided with mechanical ventilation.  The gas/electric Meter Room is 
conditioned by a portable floor mounted dehumidifier. 
 
Most of the rooms in the upper floors are cooled by split AC units.  Two (2) Fujitsu multi-zone 
condensing units (nominal 2 tons each) are located on grade at the left side of the building.  
These were installed quite recently.  It appears that three (3) exterior rooms, two (2) at the Second 
Floor and one (1) at the Third Floor, are not provided with heat. 
 
HVAC Recommendations: 
 
We recommend that all rooms be provided with hydronic or electric heat.  It is preferred to use 
hydronic heat since the building has a natural gas service.  However, the existing hydronic 
heating system must be upgraded to accommodate additional perimeter finned tube radiators.  
The approximate cost of upgrading the hydronic heating system is fifty thousand dollars 
($50,000.00). 
 
Existing Plumbing and Fire Protection Systems: 
 
The building is not sprinklered. 
 
There is only one private restroom with a floor mounted toilet on the First Floor of the building.  
There is no hand sink in the restroom but there is a very old service sink in an adjacent location.  
The building has a 3/4” city water service which is located in the Basement.  Domestic hot water 
is generated by an electric heater.  The 2 kW water heater is located in the Basement along the 
front of the building. 
 
Plumbing and Fire Protection Recommendations: 
 
If the building is occupied, we recommend renovating the toilet to include a hand sink. 
 
Existing Electrical System: 
 
The existing electrical service is 240/120 volt, single phase, three wire, with a 200 amp main 
circuit breaker.  The service is of the nature anticipated for a residential service.  Markings on the 
panel indicate the vintage to be either 1975 or 1979.  It is in good condition and, due to the nature 



OVERALL CONDITION OF PROPERTIES REPORT Page 35 
City of Burlington Historic Properties September 30, 2013 

 

Clarke Caton Hintz:  Architects, Planners, Landscape Architects, Historic Preservation Consultants 
 

of electrical equipment and its long life expectancy, poses no cause for immediate concern.  The 
panel contains plentiful space for additional circuits as the need may arise. 
 
Fixed lighting is very limited due to the structure’s use as a historic residence/museum. 
 
There is a Gemini security system and Fire-Lite fire alarm system.  Detector coverage does not 
appear complete. 
 
Electrical Recommendations: 
 
Since the building does not have a sprinkler system, it may be prudent to expand smoke/heat 
detector coverage to maximize protection of the structure and its historic contents. 
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E. CODE COMPLIANCE AND HANDICAPPED 

ACCESSIBILITY EVALUATION:  

The Hoskins House was renovated for 
a specific purpose relating to heritage 
tourism (periodic guided tours) and 
the interpretation of the history of 
Burlington.  The following code 
assessment is made assuming that the 
existing use will essentially remain in 
place.  Since the existing conditions of 
the building require only repairs, this 
report will use the Basic and 
Supplemental Requirements of the NJ 
Rehabilitation Subcode and the NJ Uniform Fire Codes as the guides for required life safety work.  
For some issues, the International Building Code (IBC) 2009 NJ Edition was used as the 
reference.   

The Hoskins House has been used as a limited access museum (Use Group A3) for many years.  
This means that the building is normally only open for special events or for guided tours.  Much 
of the time the building is empty, which is not ideal.  Typically, it is easier and more effective to 
preserve buildings that are in regular use.   
 
The first two floors are approximately 1000 sf each, and the third floor is about 700 sf.  The first 
floor has two potential means of egress.  The second floor also two, via the main existing, historic 
stairs and the back stairs.  The third floor has access only from one set of stairs.  The basement is 
also accessed by one narrow set of wood stairs, although it also has an exterior bulkhead access 
(which is not usable as a means of egress but can be used for loading equipment, etc.). 
 
Identified Issues: 

a. Egress Doors:  The rear door on the first floor is bolted shut and not available for egress.  This 
should be made operable.   

b. Exit Signs:  There are no marked means of egress.  Although they are obvious, at least one of 
them (not the main entry) should be marked with an illuminated exit sign. 

c. Emergency Lighting:  This should be installed on the interior to provide illumination for 
egress. 

d. Egress Hardware:  The doors are equipped with original or reproduction 18th century 
hardware.  The rear door has been bolted shut.  Both doors (the main entry and one other 
door) should be designated for egress and the hardware adjusted to be made acceptable for 
egress. 

e. Exterior Illumination at means of egress:  This should be provided at both egress doors.     
f. Occupancy of the second floor:  Per the IBC NJ 2009, certain use groups are permitted to 

have occupancy of a second floor with only one exit.  Unfortunately, a museum use is not one 
of the permitted ones.  However, if the occupancy of the second floor is strictly limited, the 

Figure 43:  Possible location of HC accessible ramp at rear of the 
Hoskins House. 
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local fire official will likely continue to permit limited access to view the exhibits.  This is 
particularly likely if other life safety measures are undertaken.   

g. The access to the third floor is physically constrained by the steep and narrow stairs.  
Technically, per the building codes, occupancy should not be permitted at all.  However, if the 
current policy of not permitting access to the general public is continued, the fire official may 
permit limited access by the Historical Society.  Storage should be strictly limited.   

h. The basement should also not be open to the general public.  Its use should be restricted to 
the mechanical systems for the building. 

i. Restrooms:  There is a restroom in the rear shed addition on the first floor.  However, it is not 
handicapped accessible.  Reconfiguration to make this space accessible should be explored. 

j. Handicapped Access:  The main level is located several steps above grade.  Neither of the 
entries is handicapped accessible.  A ramp could relatively easily be constructed at the rear 
entrance, which is not visible from most public ways.   Handicapped access to the second and 
third floors is not feasible, architecturally or financially.   

.  
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F.  TREATMENT AND USE 
This section will address how the 
Hoskins House can best be used in the 
future, and how its important 
“character-defining” features should 
be addressed. The recommendations 
for the overall treatment of the 
building, as well as the treatment of 
specific features, use the Secretary of 
the Interior’s Standards for the 
Treatment of Historic Properties as 
their starting point and guide.  These 
standards are guidelines used by 
preservationists as a basis for 
decisions about the best way to 
address historic resources. 

 
The Secretary of the Interior's Standards and Guidelines (often referred to as "The Standards") 
are used in the United States to provide professional qualifications and direction on methods and 
actions when dealing with historic buildings and other historic resources. The "Standards" are 
administered at the national level by the National Park Service under the Department of the 
Interior.  At the state level, they are administered by the Historic Preservation Office in the NJ 
Department of Environmental Protection.   
 
The Standards deal with four types of potential treatment:  Preservation, Rehabilitation, 
Restoration and Reconstruction.  Each potential treatment has somewhat different implications 
and is most appropriate for certain resources under certain conditions.  The different potential 
treatments are described in greater detail below and in the Appendix. 

 
Like the Schoolhouse, the intention of the restoration of the Hoskins House was to re-create it to 
its original, 1790’s appearance and to use it as a museum of Burlington’s history.  Presumably, 
the restoration was largely successful, with a fair amount of reconstruction, at least on the front 
façade, as well as interior molding details, some reconfiguration of the floor plan, etc.  In 
addition, some of the later changes to the building were also likely incorporated.  At this point, 
the appropriate treatment for the Hoskins House is “Preservation”.  This is one of the four 
treatments for historic buildings approved by the Secretary of the Interior and is described in this 
way:  “… Preservation, places a high premium on the retention of all historic fabric through 
conservation, maintenance and repair. It reflects a building's continuum over time, through 
successive occupancies, and the respectful changes and alterations that are made.” 7  The 
Secretary of the Interior’s Standards for the Treatment of Historic Buildings are listed in greater 
detail in Appendix A.  All new work (repairs, etc.) should meet these standards.   
 

                                                            
7 From the National Park Service Website; “Choosing an Appropriate Treatment for the Historic Building.” 
 

Figure 44:  Front parlor of the Hoskins House. 
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The use of “Preservation” as a treatment means that the building’s character- defining features 
should be preserved through a regular program of maintenance and repair.  These character 
defining features include: 
 
a. The configuration of the building’s exterior, including: 

i. The overall massing, including the three story main block and the two story rear 
block. 

ii. The existing door and window opening size, location and configuration. 
b. Exterior features, including: 

i. The windows and doors. 
ii. The exterior brickwork. 

iii. Exterior trim 
iv. Marble front steps 

c. The configuration of the building’s interior, including: 
i. The plan layout, including the existing room, corridor and stair locations and 

configuration. 
ii. Ceiling heights. 

d. Interior features, including: 
i. Interior plaster. 

ii. Stair treads, risers, balusters and handrails. 
iii. Interior doors. 
iv. Interior trim, including door, window and baseboard trim, etc. 
v. The fireplaces and mantles. 

vi. The wood flooring. 
 

It should be noted that it would be helpful for the preservation of the Hoskins House if the 
building could be used on a more regular basis since it appears that the building is infrequently 
opened. This lack of regular use not only makes the house appear vacant (which is a detriment to 
the City’s commercial district) and underutilized, but also means that maintenance is more 
difficult (buildings need regular inspections in order to address maintenance and damage in a 
timely fashion).  The building is a wonderful historic asset for the City and ought to be opened on 
a more regular basis for tours and other presentations.  It is conceivable that other uses, including 
office space for not-for-profit entities or as a residence, could be found.  However, some of these 
new functions would require major reconfiguration of the interior space and the installation of 
new systems to accommodate the new programs.   If a viable new function were found, the City 
would need to balance the benefits of having this structure as a house museum against having it 
more fully occupied. 
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G. Cost Estimate:    
The Hoskins House:   

Description Quantity Unit Unit Cost Immediate Short Term Long Term 
Brick Repair 50 sf $25 $1,250 0 0 
Brick Repointing 500 sf $10 0 $5,000 0 
Planter repair and 
waterproofing 

1 LS $10,000 $10,000 0 0 

Window Repairs  17 LS $750 $12,750 0 0 
Window sill repair, typical 12 LS $150 $1,800 0 0 
Window sill repair, major 5 LS $400 $2,000 0 0 
Clapboard repair and 
repainting 

300 sf $25 $7,500 0 0 

Doors:  Painting and 
Repair/ Hardware 
Upgrade 

2 LS $1,000 0 $2,000 0 

Roof 1400 sf $50 0 0 $70,000 
Shutters:  Repair and 
repaint 

15 LS $400 0 $6,000 0 

Shutters:  Replace 2 LS $900 $1,800 0 0 
Exterior Trim:   Repair and 
repaint 

400 lf $21 $500 $8,400 0 

Floors 1 LS 0 0 0 $5,000 
Plaster repair:  Walls 4000 sf $20 $1,500 $80,000 0 

Plaster repair:  Ceilings 2,900 sf $20 $1,000 $58,000 0 
Interior Trim: Painting, 
etc. 

 LS 0 0 0 $5,000 

Bulkhead and steps repair 1 LS $1,500 $1,500 0 0 
Front Stoop Repair 1 LS $1,500 $1,500 0 0 
HC Access Ramp 1 LS $15,000 $15,000 0 0 
Upgrade HVAC system 1 LS $50,000 0 0 $50,000 
Exit Signs/ Emergency 
Lights 

3 each $500 0 $1,500 0 

Emergency Lighting 3 each $400 0 $1,300 0 
Exterior Lighting 3 each $600 0 $1,800 0 
Lighting on Upper Floor 1 LS $1,500 0 $1,500 0 
Upgrade to smoke 
detection and fire alarm 
system 

1 LS $10,000 0 $10,000 0 

Sub-total - - - $58,100 $175,500 $130,000 
Contingency/ General 
Conditions, etc. 

- - 15% $8,715 $26,325 $19,500 

Total - - - $66,815 $201,825 $149,500 
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IV. LYCEUM HALL 

A. Developmental History:  

Lyceum Hall (Burlington Old City 
Hall), located at 432 High Street, was 
built in 1839 and is the most 
prominent Classical Revival building 
in the City.  Originally constructed as a 
public lecture hall, theater and cultural 
center, it was used from 1851 until 
1991 as the Burlington City Hall.  
Several building and renovation 
campaigns are evident, both on the 
interior and exterior of the building.  
The most important renovation and 
alteration project took place around 
1910 and was designed by architect 
Henry Armitt Brown.  Much of the 
interior character reflects the 
building’s municipal use from this renovation, with typical “pebble-glass” doors, transoms and 
wood trim.  In addition, the exterior of the building was heavily altered, adding the more elaborate 
decorative scheme that we see today.  The recipient of a major grant from the NJ Historic Trust in 
1995, the Lyceum was renovated and once again serves as an arts and culture center for 
Burlington City.   

 
  

Figure 45:  Historic photo of Lyceum Hall (City Hall) prior to its 1910 
renovation.  Photo is from the collection of C. Pierce, City of 
Burlington. 
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B. ARCHITECTURAL DESCRIPTION AND ASSESSMENT 

An assessment of the existing conditions of a variety of character-defining features is provided in 
this section for Lyceum Hall, along with recommendations for how to address any identified 
deficiencies.  These recommendations then include a “priority.”  Priorities range from 
“immediate” (conditions that should be addressed within the next six months); to “short term” 
(conditions that should be addressed within the next two to five years); to “long term” (conditions 
that will likely need to be addressed within the next ten to twenty years). 

 
1. Overall Description:  Lyceum Hall 

(Old City Hall) is a large, two story 
structure of stucco covered brick.  
The façade is dominated by a full-
height projecting, pedimented 
portico with four Ionic columns 
supporting a full entablature. 
Within the entablature, the frieze 
is decorated with projecting 
“bulls-eyes” above each of the 
columns, and there is a dentate 
cornice.  The pediment also has a 
dentate cornice and the 
tympanum is divided by molding 
into three panels.  On the second 
story of the portico, each bay is 
filled by a round arched window 
with a hood molding with a 
keystone.  The two outer bays on 
the ground floor are also filled 
with windows.  These are double 
hung with three vertical lights per 
sash with some ornamental 
grillwork on the upper portion of 
each upper sash.  These windows 
are topped by drip caps with 
keystones.  The center bay is 
dominated by the recessed front 
door which has two leaves 
opening onto a broad stone step.  
There is a cornice over the door 
supported by brackets.  Above is a 
panel with the motto “Don’t Give 
Up The Ship.”  The steps are 
flanked at the sidewalk level by 
lamps on cast iron supports.  

Figure 46:  Lyceum Hall on High Street in Burlington. 

Figure 47:  Main stair of Lyceum Hall. 
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These rest on plinths that are an extension 
of the building’s water table.   
 
The frieze continues on the side walls of 
the front of the building, and the corners 
are supported by square pilasters with 
simple capitals that may be survivors from 
the original Greek Revival façade see 
figures 45 and 46), which had been 
extensively altered during the 1910 
renovation.  Like the columns in the 
portico, there are bulls-eyes in the frieze 
above the pilasters.  The frieze continues 
onto the first bay of the side walls of the 
building.  This first bay is taller and wider 
than the central portion of the building, 
and the roof behind the portico is topped 
by a parapet.  The windows in the side 
wall of the first bay are similar to those on 
the main façade, although they lack the 
hood moldings and drip caps. 
 
Facing the side, the building is divided into three clear sections.   The front part has already 
been described above.  The central portion of the building has a gable roof.   It is two stories 
tall with seven bays of two over two double hung windows on each floor.  These windows 
have stone sills and lintels.  There is an external masonry chimney on the right side wall 
between the third and fourth bays. 
 
The rear portion of the building is again taller and wider than the central block.  It is two 
stories high and three bays deep, with a gabled roof.  There is an iron fire escape leading to 
the central bay of the second floor on the right side.  The windows in this rear portion are also 
double hung, but are 6 over 6.8 
 
The interior of the building is organized with a central corridor on both floors.  On the first 
floor, this corridor leads from the main entry directly to an egress door at the rear and has 
pressed tin ceilings (figure 48).  On either side of the corridor are offices; restrooms; a new 
elevator; an open, monumental stair (figure 47); and a newer, enclosed fire stair (figure 60).  
The second floor is similarly organized, with a central corridor leading from a large, 
ceremonial room at the front (used for art classes) to a large room at the rear (used as a 
performance space).  Again, the rooms on either side are used as offices, storage, restrooms, 
etc.   
 

                                                            
8 Gordon, Kate; Principal with McCabe and Associates, Inc.; Property Report for the NJ Historic Preservation Office. 

Figure 48:  Pressed tin ceiling in first floor corridor of 
Lyceum Hall. 
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The interior appears to have been heavily altered to create Burlington’s municipal offices 
during the 1910 renovation; more recent preservation work has also been completed.  The 
walls and ceilings are a combination of drywall and plaster.  The floors are tongue-and- 
groove (T&G) pine and other woods.  The main stairs are also pine, with a relatively elaborate 
stained wood handrail.  The front room on the second floor has an elaborate plaster cornice, 
but most of the rooms have little trim, except around the doors and windows, and the floor 
base.  Doors to the offices typically have a “pebble” glass panel (see figure 61), with the room 
number embossed on the glass.  The building was extensively renovated in 2003, funded in 
part by an earlier grant from the NJ Historic Trust.  It was at this point that a new municipal 
building was constructed, and Lyceum Hall once again began to be used as an arts and 
performance space. 
 

2. Exterior Conditions:   
 

a. Stucco:  The overall condition of the 
exterior stucco is good.  There is 
some cracking apparent in some 
locations, and there are other areas 
where there is some peeling paint.  
There is one area along the exterior 
chimney where water leakage has 
caused the stucco to delaminate 
from the brick substrate. 
 
Priority:  Stucco patching and 
repair at chimney, immediate; 
overall stucco patching and 
repainting, short term. 
 
  

Figure 49:  Image of cornice showing typical condition of exterior 
trim and minor damage/ discoloration of stucco. 
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b. Brick chimney:  This is damaged 
and leaking at the top, with loose 
bricks and some spalling.   
 
Priority:  Repair and repoint 
chimney, immediate. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Figure 50:  Water damage at brick chimney. 

Figure 51:  Damage at the top of the chimney at Lyceum Hall. 
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c. Windows:  The overall condition 
of the windows is good (figure 
52).  In general, the windows need 
to be repainted and re-glazed.  
There are several (four) that 
require more detailed repairs to 
damaged sill and frames. 
 
Priority:  Window repair, re-
glazing and repainting, short 
term. 
 
 
 
 
 
 
 
 
 
 

d. Trim:  The overall condition of the 
exterior trim is fair good.  All 
needs to be prepared and 
repainted.  There is about ten 
linear feet of fascia and other trim 
that needs to be repaired due to 
rot (see figure 53).   
 
Priority:  Trim repair, immediate; 
trim preparation and repainting, 
short term. 
 

e. Doors:  The overall condition of 
the exterior doors is good.   
 
Priority:  Door preparation and 
repainting, long term. 
  

  
Figure 53:  Damaged exterior trim at Lyceum Hall. 

Figure 52:  Front window at Lyceum Hall showing typical condition 
(repainting and re‐glazing required). 
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f. Roof:  The overall condition of the 
roof is poor to fair.  There is 
reported leaking in a number of 
locations, particularly along the 
edges of the roof.  When 
inspected, a number of open 
seams were visible in the recessed 
gutters (see figure 54).  In 
addition, there was damage visible 
to some of the fiberglass/ asphalt 
shingles (figure 55).   
 
Priority:  Roof repair, immediate.  

3. Interior Conditions:   

a. Floor:  The overall condition of the 
floors is good.  The wood floors on 
the first and second floor are in 
good condition with no issues 
observed.  The floor in the 
basement is concrete and is in 
good condition.  There is some 
damage to VCT (vinyl composition 
floor tile) in the second floor 
kitchen (figure 56). 
 
Priority:  Wood floor repair, long 
term; VCT repair, short term.  

 
  

Figure 56:  Damaged kitchen floor on the second floor of Lyceum 
Hall. 

Figure 55:  Hole in asphalt shingle roof at Lyceum Hall. 

Figure 54:  Leaking seam in recessed gutter showing inappropriate 
repair with asphalt. 
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b. Walls:  The overall condition of 
the walls is good.  The drywall and 
plaster on both levels is in good 
condition.  It was noted during a 
tour of the building that some of 
the plaster had to be recently 
repaired due to on-going roof 
leaks.  Some water leaking is 
evident in the basement; this has 
caused some of the mortar to fail 
in the rubble walls. 
 
Priority:  General plaster repair 
and repainting, long-term.  
Repointing of basement walls, 
short term. 
 

c. Ceilings:  The overall condition of 
the ceilings is good.  The ceiling 
drywall and plaster is in good 
condition.  Some peeling of paint 
was noted, particularly in the large 
front room on the second floor.  
The tin ceilings are in good 
condition.  The ACT (acoustic tile) 
ceilings are in good condition; 
several tiles should be replaced 
where some leaking has occurred.  
 
Priority:  General plaster repair 
and repainting, long term. 
 

d. Trim:  The overall condition of the 
interior trim is good.  At some 
point, there are minor repairs and 
repainting that should be done. 
 
Priority:  Interior trim repair and 
repainting, long term. 

 
  

Figure 57:  Minor damage to basement walls.  Water leaking should 
be resolved when the chimney is capped. 

Figure 58:  Minor peeling paint at decorative cornice in 2nd floor 
front room. 
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C. STRUCTURAL EVALUATION 
 

Lyceum Hall has had an extensive 
interior and exterior restoration, 
which included structural 
stabilization and the addition of 
structure in the basement and the 
first floor to increase the load 
capacity of the building. 

Lyceum Hall is a two story brick 
masonry building with a full 
basement.  Roughly rectangular in 
plan, it is approximately 40 to 44 feet 
wide and 135 feet deep.  The building was apparently constructed over several separate campaigns.  
It is evident that the older portions of the building appear to have been totally reframed during an 
earlier renovation and expansion campaign.   
 
In the older portions of the building (toward the front), the floor joists and roof rafters span in the 
north-south direction (side to side) from the exterior walls to the double-loaded corridor walls that 
run down the center of the building.  At the basement level, the corridor walls are supported by 
wood beams bearing on brick piers.  The framing is unusual in that the joists do not bear on the 
exterior masonry walls, but are carried on wood beams that span between masonry piers that 
project from the masonry walls.  In the basement, these piers are concrete, in the upper floors 
they are brick.  This floor framing has subsequently been reinforced (during the most recent 
renovations) with a new frame wall along the exterior walls, which help to reduce the floor spans 
and reinforce the floor structure.   
 
In the rear addition, the floor joists span from front to back over two lines of interior beams to 
what had been the rear wall of the earlier portion of the building.  The beams supporting the first-
floor joists are triple 3 x 12’s support on brick piers or steel columns.   
  
In the front portion of the building, the roof rafters span side to side, across two lines of beams 
supported on studs.  The studs in turn are supported on two beams in line with the corridor walls 
below.9 
 
The renovation work completed in 2006, which was partly funded by the NJ Historic Trust, 
included extensive structural stabilization and reinforcement.  At that time, the building was 
checked and designed to accommodate its new office and assembly functions.  There is no 
evidence of structural movement, cracking or failure in the Lyceum.  The building appears to be 
handling the loads for which it was designed. 
 

                                                            
9 Ortega, Richard, PE; Structural Report for the HSR completed for Burlington’s Old City Hall; 1997 

Figure 59:  Image of structural reinforcing in the basement of 
Lyceum Hall. 
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D.  BUILDING SYSTEMS EVALUATION 

Lyceum Hall 
 
 Existing HVAC System: 
 
Lyceum Hall is primarily heated, ventilated and cooled by split type residential air-to-air heat 
pumps.  The First Floor is served by four (4) ceiling mounted Air Handling Units manufactured 
by York.  There are three (3) nominal 2-1/2 ton units and one (1) 2 ton unit.  Conditioned air is 
circulated to each occupied room by floor and wall mounted grilles.  The associated condensing 
units are mounted on grade at the back of the building.  It appears that minimal outside air is 
drawn from outside wall louvers and connected to the return ductwork of the AHU’s.  Each unit 
is fitted with a condensate pump.  All AHU’s and CU’s were installed in 2009 and they appear to 
be in good working condition.  A very old Kewanee Type C boiler is abandoned in place in the pit 
of the Basement. 
 
The Theater at the Second Floor is air conditioned by two (2) nominal 5 ton split heat pump units.  
Conditioned air is supplied to the space with very long flexible ductwork and round diffusers.  
The AHU’s are located in the Attic and are sitting on 4”x4” wood beams.  It appears that the bases 
of the units are not anchored to the wood beams.  It also appears that minimal outside air is 
drawn in from a roof mounted gravity ventilator.  The Theater has eight foot high windows at the 
east, south and west exposures.  We were informed by building management personnel that this 
theater holds up to 125 people.  We were also told that during summer occupied hours, the 
installed equipment cannot maintain cooling set-point. 
 
The Lyceum at the Second Floor is air conditioned by two (2) nominal 4 ton split heat pump 
units.  These AHU’s are also located in the Attic and are also floor mounted.  The units appear to 
be in good working condition. 
 
It was not apparent that the Attic is provided with code required natural or mechanical 
ventilation. 
 
HVAC Recommendations: 
 
We recommend that a heating and cooling load calculation based on ASHRAE be performed to 
determine if the installed equipment is adequate or undersized. 
 
Further investigation is in order to determine if Attic and Theater are provided with code required 
ventilation. 
 
We understand that there are still discussions with the previous design engineers and contractor 
to upgrade and improve the HVAC system so that it functions properly.   
 
Existing Plumbing and Fire Protection Systems: 
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The building has a 2” city water service.  The domestic water meter is located in the Basement.  
The building has four (4) toilets total, (1) men’s and (1) women’s public toilet at each floor.  It 
appears that all toilets are ADA compliant.  Domestic hot water is generated by an electric 4.1 kW 
water heater made by Eemax.  The hand sinks were not provided with hot water mixing valves.  It 
was reported during our field visit by the maintenance personnel that the end users are 
complaining that the water out of the faucet in the First Floor Women’s Toilet is too hot.  The 4” 
main sanitary line leaves the Basement towards High Street. 
 
The building (including the Basement and Attic) is fully sprinklered.  A 6” city water fire service 
enters the building in the basement.  A reduced pressure zone principal backflow preventer is at 
the service entrance just upstream of the sprinkler system riser.  The relief port of the backflow 
preventer discharges to a 5 gallon pail.  The pressure gauge on the sprinkler riser read 55 psi at 
the time of our visit.  The fire department Siamese connection is located on the right side of the 
building.  
 
Plumbing and Fire Protection Recommendations: 
 
Investigation is required to determine the cause of excessive hot water temperature in the 
Women’s Toilet in the First Floor. 
 
We recommend a properly designed drainage system be provided for the relief drain port of the 
sprinkler system backflow preventer. 
 
Existing Electrical System: 
 
Electrical service is provided by a GE Spectra Series main distribution panel.  Service is 208/120 
volts, three phase, four wire, 800 amps.  The MDP contains an 800 amp main circuit breaker, 
and it feeds the elevator and three (3) branch circuit panels on each of the first and second floors.  
Each floor has a heating panel and two (2) general lighting and power panels. 
 
The service is new and in good condition, it was apparently installed in 2009 at the same time as 
the HVAC systems.  There is no emergency generator, unit battery packs are used for egress 
lighting.  A manual fire alarm system with limited detector coverage is also present. 
 
Lighting in corridors and public areas is adequate, but in line with the historic nature of the 
space.  Occupied areas have sufficient lighting, predominately fluorescent.  The basement has 
plentiful fluorescent lighting.  The Theater has down lights and track mounted accent lights 
appropriate for the space, although it was not apparent if it is enough for all uses of the room.  
Lighting in the Lyceum Room is accomplished by decorative chandeliers and track mounted 
accent lights.  It is obviously not adequate for the current use, as the tenant has rigged homemade 
trellises to mount additional lighting for the artwork easels. 
 
Electrical Recommendations: 
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It is recommended to install additional permanent lighting as required for the art studio function 
of the Lyceum Room. 
 
Also, the damaged decorative fixtures in front of the building should be repaired. 
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E.  CODE COMPLIANCE & HANDICAPPED 

ACCESSIBILITY EVALUATIONS  

Lyceum Hall was recently renovated and 
restored for a specific group of purposes, 
specifically to house the offices of local arts 
related groups and to host performances and 
classes.   The following code assessment is 
made assuming that the existing use will 
essentially remain in place.  Since the existing 
conditions of the building require only repairs, 
this report will use the Basic and 
Supplemental Requirements of the NJ 
Rehabilitation Subcode and the NJ Uniform 
Fire Codes as the guides for required life 
safety work.  For some issues, the 
International Building Code (IBC) 2009 NJ 
Edition was used as the reference. 
 
Although in some senses Lyceum Hall has 
new uses (offices, gallery and performance 
space for arts organizations), its use group 
classification per building code has not 
changed:  B (office) with certain spaces having 
A (assembly) functions.  The results of the renovation, in terms of code compliance, are obvious 
throughout the building.  These include exit signs; emergency lighting; a new enclosed means of 
egress stair; a fire suppression system (sprinklers); a fire alarm system (sound and strobe); 
exterior illumination of the means of egress; handicapped accessible ramp at the rear; elevator 
providing handicapped access on the interior; handicapped accessible restrooms, etc.  Based on 
how recently the renovation was completed and on our observations, there are no known code 
issues in Lyceum Hall.   

 
 
 
  

Figure 60:  Photo of the fire egress stair that was relatively 
recently installed in Lyceum Hall. 
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F.  TREATMENT AND USE 
This section will address how Lyceum Hall 
can best be used in the future, and how its 
important “character-defining” features should 
be addressed and preserved. The 
recommendations for the overall treatment of 
the building, as well as the treatment of 
specific features, use the Secretary of the 
Interior’s Standards for the Treatment of 
Historic Properties as their starting point and 
guide.  These standards are guidelines used by 
preservationists as a basis for decisions about 
the best way to address historic resources. 

 
The Secretary of the Interior's Standards and 
Guidelines (often referred to as "The 
Standards") are used in the United States to 
provide professional qualifications and 
direction on methods and actions when 
dealing with historic buildings and other 
historic resources. The "Standards" are 
administered at the national level by the 
National Park Service under the Department of the Interior.  At the state level, they are 
administered by the Historic Preservation Office in the NJ Department of Environmental 
Protection.   
 
The Standards deal with four types of potential treatment:  Preservation, Rehabilitation, 
Restoration and Reconstruction.  Each potential treatment has somewhat different implications 
and is most appropriate for certain resources under certain conditions.  The different potential 
treatments are described in greater detail below and in the Appendix. 
 
Lyceum Hall has undergone a major renovation using the “Rehabilitation” standards from the 
Secretary of the Interiors Standards.  At this point, since the major work is complete, the 
building’s character-defining features should be preserved through a regular program of 
maintenance and repair.  Items noted in the Conditions Assessment should be addressed.  All 
work should meet the Secretary of the Interior’s Standards for the Treatment of Historic 
Properties (Preservation), as listed in Appendix A.  The character defining features that should be 
preserved include: 

 
1. The configuration of the building’s exterior, including: 

a. The overall massing of the building which shows the original front block, a middle 
connecting block and the newer, rear block. 

b. The existing door and window opening size, location and configuration. 
2. Exterior features, including: 

a. The windows and doors. 

Figure 61:  Typical "pebble glass" door at Lyceum Hall. 
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b. The exterior detailing including pilasters, moldings, trim, slogan, etc. 
c. Exterior trim (cornice, etc.).  
d. Masonry front steps. 
e. Historic lighting. 

3. The configuration of the building’s interior, including: 
a. The plan layout, including the existing room, corridor and stair locations and 

configuration. 
b. Ceiling heights. 

4. Interior features, including: 
a. Interior plaster, including decorative plaster trim and cornices. 
b. Stair treads, risers, balusters and handrails at the historic, main stair. 
c. Historic interior doors. 
d. Interior trim, including door, window and baseboard trim, etc., where original. 
e. The wood flooring, where extant. 

 
Unlike some of the other buildings in this study, Lyceum Hall is well-utilized with several 
not-for-profit tenants (including Art Pride New Jersey), regular arts classes and programming 
and a building manager. This means that the building is regularly occupied and maintained, 
and that it will continue to be an asset for the City of Burlington. 
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G.  COST ESTIMATES: 
Lyceum Hall:   

Description Quantity Unit Unit Cost Immediate Short Term Long Term 
Stucco Repair at 
Chimney 

20 sf $20 $400 0 0 

Chimney Repair 2 LS $100 $200 0 0 
Stucco Repair/ 
Repainting 

10,400 sf $4 0 $41,600 0 

Window Repairs/ 
Repainting 

54 LS $650 0 $35,100 0 

Doors:  Painting and 
Repair 

4 LS $500 0 $2,000 0 

Roof Flashing Repairs 1 LS $15,000 $15,000 0 0 
Roof Repairs 7000 sf $5 $35,000 0 0 
Exterior Trim:   Repair 
and repaint 

800 lf $21 0 $16,800 0 

Floor Repair 400 sf $4 $1,600 0 0 
Repair to front, historic 
lights. 

2 LS $250 $500 0 0 

Repointing basement 
wall 

25 sf $10 0 $250 0 

Sub-total - - - $52,700 $95,750 0 
Contingency/ General 
Conditions, etc. 

- - 15% $7,905 $14,363 0 

Total - - - $60,605 $110,113 0 
 

Note:  HVAC repairs and upgrades are currently being addressed.  
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VI. CARRIAGE HOUSE 

A. Developmental History:  

The Carriage House, c. 1876, is a part 
of the nineteenth-century home of the 
Woolman family which was 
prominent in West Jersey business 
affairs. The Woolmans amassed a 
large fortune and were able to afford a 
luxurious home. The Carriage House 
was where the family horses and 
coaches were kept while not in use. 
More recently, and likely the reason 
for its remarkable preservation of 
original detail, it was used as a home 
and a shop.  The horse stalls were 
actually used to display goods 
(antiques).  The owner of the building 
did not alter the original 
configuration, preferring to keep the 
features of the storage and stabling 
functions as a backdrop for her goods.  Thus, when purchased by the City, the building was 
remarkably intact.  It is now used by the City of Burlington Historical Society as their 
Headquarters, and had been the City’s Tourism Office and Visitors Center.  The Carriage House 
is occasionally open for views of its authentic interior stables and lofts during special event days.  

 
  

Figure 62:  Carriage House interior prior to restoration, when it was 
used as an antique shop.  The original stable separation walls are 
apparent.  Photo is located in the Carriage House. 
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B.  ARCHITECTURAL DESCRIPTION AND 

ASSESSMENT 

An assessment of the existing 
conditions of a variety of character-
defining features is provided in this 
section for the Carriage House, along 
with recommendations for how to 
address any identified deficiencies.  
These recommendations then include 
a “priority.”  Priorities range from 
“immediate” (conditions that should 
be addressed within the next six months); to “short term” (conditions that should be addressed 
within the next two to five years); to “long term” (conditions that will likely need to be addressed 
within the next ten to twenty years). 

 

1. Overall Description:  The Carriage House is a tall, two story, brick building consisting of a 
central block flanked by shorter side wings.  A deeply corbelled cornice tops the walls; there 
are concealed gutters within a shallow parapet along the top of the brick exterior walls.  The 
brickwork is set in a running bond.  The central block is the tallest and is deeper than it is 
wide.  It has a hipped roof topped with a decorative cupola.  The cupola has a lantern with two 
open pointed arches on each face.  Above this is a pyramidal roof in two sections, with the 
upper section being steeper.  The roof is sheathed with architectural dimensional asphalt 
shingles.  It terminates in a weathervane. The main façade of the central block has a single, 
large bay with a tall pair of sliding, vertical plank doors with decorative stick work and two 
lights in the arched top.  It is sheltered by a deep shed roofed canopy supported on iron 
brackets.  Above this is a smaller hay door (no longer operational because of the canopy), 
made of planked panels within an arched surround.  On each of the side walls in front of the 
wings, there is a window on each floor with an arched top.  The ground floor windows are 2 
over 2, double hung wood sashes, and the upper windows are 8 over 8 light wood frame 
casements.  The windows are flanked by paneled shutters on pintles.  At the rear of the main 
block there are two more 2 over 2 wood sash windows with shutters on the second floor.  
Below this is a shed-roofed frame extension, with a central door flanked by narrow, 2 over 2 
wood sash windows.   

The right wing (when viewed from Smith Lane, the front), has two bays on the ground floor, 
with a window to the left and a door to the right.  The second floor has a single, centered 
window.  The side wall is two bays deep with windows on both floors and an enclosed 
chimney rising from the center of the left wall.  The rear wall is identical to the front wall, 
except that the door is on the right, closest to the main block of the building.  The left wing 
has a door at the ground level and a centered window on the second floor.  The side wall has 
three, small high windows, a configuration that reflects the three interior horse stalls.  The 
door at the rear of this wing is enclosed by a shed roofed frame vestibule that abuts the frame 
extension to the main block.  There is also a window on the second floor of this wing.  All of 

Figure 63:  The Carriage House on Smith's Alley in Burlington, NJ. 
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the windows on the wings, except 
as noted, are 2 over 2 sash with 
paneled shutters on pintles.10 
 
The interior of the Carriage 
House is quite extraordinary.  
Much of the center and left bays 
on both floors are substantially 
original, with the original carriage 
storage space, stables and hay and 
tack storage above.   
 
The first floor of the central block 
was where the carriages entered 
and were stored (figure 66).  The 
floor is wide board planks, the 
walls are generally brick and the 
ceiling is T&G stained and 
varnished wood.  The rear of this 
space opens to several small 
workrooms, located within the 
rear shed addition.  These rooms 
have wood floors and paneled 
wood walls and ceilings.  There is 
a new wood stair to the second 
floor.  The shadow of the original, 
much steeper stair is still 
apparent on the brick wall.    
 
The first floor of the left wing is 
perhaps the most extraordinary 
(figure 65).  It contains the 
original stables, along with 
feeding bins and all of the original 
partitions, drainage covers, etc.  
Most of the beaded board 
paneling, walls, doors, etc., are original.  Only the wood floors have been replaced (they are 
now pressure treated planks).   
 
The first floor of the right wing has been renovated for offices.  There are two main rooms, as 
well as an accessible restroom.  The floors in these rooms are T&G pine.  The walls and 

                                                            
10 Gordon, Kate; Principal with McCabe and Associates, Inc.; Property Report for the NJ Historic Preservation 
Office. 

Figure 64:  Rear of the Carriage House. 

Figure 66:  Carriages stored on the first floor. 

Figure 65:  Original stalls in the Carriage House. 
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ceilings are drywall.  Built-in 
cabinets and shelving have been 
installed.  The space is used for 
offices by the Burlington City 
Historical Society.   
 
The second floor of the central 
block has wood floors, exposed 
wood structure for the ceiling and 
brick walls.  This room is set up 
for meetings and houses a range 
of Burlington artifacts in several 
cases.  The second floor of the left 
wing is finished in a similar 
fashion and is used for storage.  
The second floor of the right wing 
is a single space with an ACT 
ceiling, T&G pine floor and press-
board paneling.  This space 
appears to have been renovated in 
the 1960’s.  

2. Exterior Conditions:   

a. Brick:  The overall condition 
of the exterior brick is fair.  All 
sides of the building exhibit some 
water damage, spalled and damaged 
brick and missing mortar.  Certain 
areas require particular attention, 
including two corners where leaking 
downspouts have damaged and 
discolored the brick (figure 67).  The 
brick over and around the entry door 
to the wing on the right also exhibits 
some damage where a shed roof and 
flashing was removed (figure 68).  
The entire exterior would benefit from 
repointing and repair. 
 
Priority:  Brick repair and repointing, 
short term. 
 

b. Wood Siding:  The overall condition of 
the wood siding on the rear shed 

Figure 67:  Brick damage and staining at the front left corner of the 
Carriage House. 

Figure 68:  Damaged brick and missing mortar over the main entry of 
the Carriage House. 

Figure 69:  Water damage at base of siding at rear 
addition. 
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addition is good to fair.  There 
is some rot and damage 
apparent (10sf) and the entire 
surface needs to be prepared 
and repainted (figure 69).  
The shed roof does not have a 
gutter, which causes water to 
splash at the bottom of the 
addition, causing 
discoloration and rot. 
 
Priority:  Clapboard repair and 
repainting, immediate.  
 

c. Windows:  The overall condition of the windows is poor to fair.  In general, the windows 
need to be repainted and reglazed.  There are several (three) that are no longer operable 
and that require more detailed repairs. 
 
Priority:  Window repair, reglazing and repainting, immediate. 
 

d. Trim:  The overall condition of the exterior trim is fair to good.  All needs to be prepared 
and repainted.    
  
Priority:  Trim preparation and repainting, short term. 
 

e. Doors:  The overall condition of the exterior doors is fair to good.  All of the exterior doors 
require repainting.  
 
Priority:  Door preparation 
and repainting, short term. 
 

f. Roof:  The overall condition 
of the roof is poor.  There are 
a number of reported and 
apparent leaks.  In addition, 
the configuration of the roof 
is leading to water dripping 
over the edge of the small 
parapet, causing damage to 
brick in certain areas.  The 
lack of a gutter at the rear 
shed addition is causing 
damage to the wood siding 
below. 
 

Figure 71:  Low‐slope roof portions of the Carriage House are 
particularly poorly detailed, allowing water to drip over the edges 
and damage brick. 

Figure 70:  Image showing damage to window trim and brick, at 
front of Carriage House. 
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Priority:  Roof repair/ replacement, 
immediate. 
 

g. Shutters:  The overall condition of the 
shutters is fair to poor.  Some of the 
windows are missing shutters, 
although shutter hardware is 
apparent.  Several shutters are in 
extremely poor condition and need 
extensive repair or replacement. 
 
Priority:  Shutter repair, immediate; 
shutter replacement, long term. 
 

h. Exterior Grading:  In heavy rains, the 
current exterior grade configuration 
encourages water to enter under the 
front door.   
 
Priority:  Adjust grading and drainage, 
immediate. 
 

i. Window Wells:  The exterior window 
well was covered with wood paneling, 
apparently to prevent water 
infiltration into the basement.  The 
cover has failed.  Plant growth can be 
seen in the well and water is entering 
the basement.  This is also causing 
damage to the basement window.  The 
window well cover should be repaired. 
 
Priority:  Repair of window well cover, immediate. 

  

Figure 72:  Damaged window well which allows water 
infiltration into basement. 
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3. Interior Conditions: 
 
a. Floor:  The overall condition 

of the floors is good, with 
some exceptions.  The first 
floor and second floor offices 
in the right wing have T&G 
flooring, approximately 2” 
wide, which may be of later 
vintage than the rest of the 
building.  Most of this is in 
good condition, except where 
there has been some water 
staining near the front entry 
door.  The remainder of the 
building has wide board pine 
floors that are in good 
condition.  They are random 
width, and only a few 
locations require repair.  The 
board flooring in the stable 
area was replaced at some 
point with new, pressure 
treated plank flooring.  The 
floor in the basement is 
concrete and is in good 
condition, with some 
exceptions where there has 
been some water damage, or 
the concrete floor was never 
installed. 
 
Priority:  Wood floor repair, 
long term, except near the 
main entry, short term; 
concrete floor repair in basement, short term. 
 

  

Figure 73:  Water damage on flooring near main entry to the 
Carriage House. 

Figure 74:  New flooring in the stable area. 

Figure 75:  Flooring and faux paneling on the second floor, over the 
main entry. 
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b. Walls:  The overall condition 
of the walls is fair to good.  
The plaster and drywall in the 
first floor office areas are in 
good condition.  The original 
wood paneling in the first 
floor stable areas is also in 
good condition (figure 77).  
The brick walls in the first 
floor stable area and on the 
second floor of the stable 
areas is in fair condition, with 
some water damage and loose 
bricks apparent, and some 
cracking apparent on the first 
floor.  At some point, the City 
can consider removing the 
1960’s faux paneling in the 
second floor office to assess 
the condition of the walls in 
this area.  There are some 
loose bricks at the interior of 
windows on the second floor 
(figure 76). 

 
Priority:  Repair and 
repainting of drywall and 
plaster in the office areas, 
long term; repair and 
refinishing of wood paneling 
in the stable areas, long term; 
repair of brickwork on the 
first and second floors, 
immediate; renovation of 
second floor office area to 
remove existing faux wood 
paneling, long term. 
 

c.  Ceilings:  The overall condition of the ceilings is fair to good.  The plaster and drywall in 
the first floor office areas are in good condition.  The original wood paneling in the first 
floor stable areas is also in good condition.  The exposed structure and sheathing on the 
second floor is also in generally good condition (figure 78).  At some point, the City can 

Figure 78:  Exposed rafters above the stable area. 

Figure 76:  Loose brick at windows on second floor.  Note window 
sash requiring repair and repainting. 

Figure 77:  Beaded board paneling on the first floor in good 
condition. 
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consider removing the 1960’s acoustic panels in the second floor office to assess the 
condition of the ceiling in this area.  In addition, some of the panels are water stained.  

d.   

e. Priority:  Repair and repainting of drywall and plaster in the office areas, long term; repair 
and refinishing of wood ceilings in the stable areas, long term; repair of ceilings on the 
second floor, long term; renovation of second floor office area to remove existing ACT, 
long term.  

f. Trim:  The overall condition of the interior trim is good.  At some point, there are minor 
repairs and repainting that should be done.  However, the interior of some windows, 
particularly on the second floor, is in poor condition. 
 
Priority:  Interior trim repair and repainting, long term.  
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C. STRUCTURAL ASSESSMENT 

The Carraige House has had 
relatively extensive interior and 
exterior repairs and renovations, 
which included structural 
stabilization and the addition of 
structure in the basement to 
increase the load capacity of the 
main level.   
 
Like most of the other buildings in 
this study, the Carriage House is a 
masonry load-bearing structure with 
wood joists that carry the floor loads.  The central block is about 18’ wide and the two side blocks 
are about 15’ wide.  The wood joists and roof structures span these distances.   
 
There is relatively extensive dry-rot and insect damage evident in the floor framing supporting the 
first floor.  However, this damage does not appear to be recent, and there has been extensive 
sistering of damaged joists and installation of new framing, columns and beams to reduce spans 
and reinforce the structure.  This work has improved the load-bearing capacity of the first level 
significantly.   
 
There is no evidence of structural movement, cracking or failure in the Carriage House.  
However, there is some cracking apparent on the interior walls on the first floor of the central 
block.  These should be repaired and monitored to make sure there is no additional movement.  
Overall, the building appears to be handling the loads for which it was designed. 

 
  

Figure 79:   Sistering and structural reinforcement in the basement 
of the Carriage House. 
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D. BUILDING SYSTEM EVALUATION  

 The Carriage House: 
 
Existing HVAC System: 
 
The main two story portion of the Carriage House is heated and cooled by a natural gas fired 
Rheem furnace with a direct expansion cooling coil which is located in the Basement.  The 
furnace appears to be old and in a state of disrepair.  There is a large hole at the bottom of the 4” 
diameter flue as it enters the brick chimney.  The combustion/ventilation air opening of the 
Mechanical Equipment Room in the Basement has no louver.  The discharge air plenum of the 
unit is not insulated and is sweating.  The supply ducts in the Basement are not insulated.  There 
is considerable air leakage at the unit discharge plenum.  There is no mechanical ventilation in 
the main building.  The toilet has a ceiling mounted combination light and fan.  The exhaust fan 
is very noisy.  The old Horse Stall area has no heating and no mechanical ventilation. 
 
HVAC Recommendations: 
 
If the building’s use becomes more intensive, we recommend that the entire building be provided 
with a new HVAC system.  The approximate cost of construction is $40 to $50 per square foot. 
 
Existing Plumbing and Fire Protection Systems: 
 
The building is not sprinklered. 
 
The building has a 3/4” city water and 1-1/4” natural gas service in the Basement.  The toilet has 
one (1) floor mounted toilet and one (1) sink.  The toilet is not ADA compliant.  An electric 
domestic water mounted heater inside a cabinet above the sink generates domestic hot water. 
 
Plumbing and Fire Protection System Recommendations: 
 
It should be confirmed that the restroom is ADA compliant. 
 
Existing Electrical System: 
 
The existing electrical service is a “Push-Matic” 240/120 volt, single phase, three wire, with a 100 
amp main circuit breaker.  It is residential in configuration.  There is only one open space visible, 
although the schedule indicates there may be existing spares available. 
 
Fixed lighting is very limited in nature.  The carriage garage area does have track mounted 
lighting.  However the office spaces, which have been fitted with hung ceilings, have no overhead 
lighting. 
 
Electrical Recommendations: 
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Since the service is only 100 amps, and the panel is of the “Push-Matic” style, an upgrade should 
be planned to accommodate any large scale renovations, such as the addition of new air 
conditioning. 
 
Consideration could be given to additional lighting, particularly in the less historically sensitive 
areas.  Life safety issues, including egress lighting and fire alarm system, should be studied 
further and improved/installed. 
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E. CODE COMPLIANCE & HANDICAPPED 

ACCESSIBILITY EVALUATION  

The Carriage House has had a number 
of renovations and upgrades so that it 
can be used for specific, heritage 
tourism functions, specifically office 
space for the Historical Society and 
guided tours.   The following code 
assessment is made assuming that the 
existing use will essentially remain in 
place.  Since the existing conditions of 
the building require only repairs, this 
report will use the Basic and 
Supplemental Requirements of the NJ Rehabilitation Subcode and the NJ Uniform Fire Codes as 
the guides for required life safety work.  For some issues, the International Building Code (IBC) 
2009 NJ Edition was used as the reference. 
 
The Carriage House has been used as a limited access museum for many years, as well as offices 
for the Burlington City Historical Society.  This means that the building is normally only open for 
special events or for guided tours, with limited occupancy by the Society.  If the building can be 
characterized as having a B (business/ office) use, the code issues in the building are greatly 
simplified.  This ought to be discussed with the local fire official.  

The main level is about 1,700 sf and has three (possibly four) potential means of egress (only two 
are required).  The sliding doors where the carriages once entered cannot be considered an exit.  
The second floor is about the same size as the first, and has two means of egress, neither of 
which is enclosed.   The basement is accessed by one narrow set of wooden stairs. 

 
Identified Issues:   

a. Exit Signs:  There are no marked means of egress.  Although some egress doors are 
obvious, they should be marked with illuminated exit signs.  Egress signs should also be 
placed in appropriate locations on the second floor. 

b. Emergency Lighting:  This should be installed on the interior to provide illumination for 
egress. 

c. Egress Hardware:  All of the doors are equipped with original or reproduction 18th 
century hardware.  At least one of the doors has been bolted shut.  Two doors (the main 
entry and one other door) should be designated for egress and the hardware adjusted to 
be made acceptable for egress. 

d. Exterior Illumination at means of egress:  This should be provided at both egress doors.     
e. If the building is considered to have a business/ office use, the second floor can be 

occupied by up to 29 people, and the fact that the stairs to the second floor are not 
enclosed with fire rated assemblies is not an issue.  This should be clarified with the local 
fire official.  In any case, the second floor should not be occupied by the general public 
unless the stair access is improved and at least one stair enclosed.  Since this is not likely, 

Figure 80:  Access stair that was constructed to connect the stable 
level and the upper level of the Carriage House. 
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it should be posted that the general public should not use that space.  In addition, the use 
of the second floor for storage should be limited, as this would trigger a possible 
requirement for a sprinkler system. 

f. The basement should also not be open to the general public.  Its use should be restricted 
to the housing of the mechanical systems for the building. 

g. Restrooms:  This building has a single, handicapped accessible, unisex restroom.  Per 
code, this is not sufficient for its use groups.  However, given the limited use of the 
building it is sufficient in practice. 

h. Handicapped Access:  The main level is located essentially at grade.  If access to the 
second level remains restricted, there is no need to make it accessible, which would be 
structurally and financially infeasible in any case. 
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F. Treatment and Use  
This section will address how the Carriage House can best be used in the future, and how its 
important “character-defining” features should be addressed and preserved. The 
recommendations for the overall treatment of the building, as well as the treatment of specific 
features, use the Secretary of the Interior’s Standards for the Treatment of Historic Properties as 
their starting point and guide.  These standards are guidelines used by preservationists as a basis 
for decisions about the best way to address historic resources. 
 
The Secretary of the Interior's Standards and Guidelines (often referred to as "The Standards") 
are used in the United States to provide professional qualifications and direction on methods and 
actions when dealing with historic buildings and other historic resources. The "Standards" are 
administered at the national level by the National Park Service under the Department of the 
Interior.  At the state level, they are administered by the Historic Preservation Office in the NJ 
Department of Environmental Protection.   
 
The Standards deal with four types of potential treatment:  Preservation, Rehabilitation, 
Restoration and Reconstruction.  Each potential treatment has somewhat different implications 
and is most appropriate for certain resources under certain conditions.  The different potential 
treatments are described in greater detail below and in the Appendix. 
 
Like the Schoolhouse and the Hoskins House, the intention of the restoration of the Carriage 
House was to restore it to its original appearance, while providing exhibit space and office space 
for the Historical Society.  This was largely successful, with much of the stable, barn and carriage 
areas beautifully preserved.  In addition, some of the later changes to the building were also likely 
incorporated.  At this point, the appropriate treatment for the Carriage House is “Preservation”:  
“… Preservation, places a high premium on the retention of all historic fabric through 
conservation, maintenance and repair. It reflects a building's continuum over time, through 
successive occupancies, and the respectful changes and alterations that are made.” 11  This means 
that the building’s character-defining features should be preserved through a regular program of 
maintenance and repair.  All repair work, etc., should meet the requirements of the Secretary of 
the Interior’s Standards for the Treatment of Historic Properties, as listed in Appendix A.  The 
many remarkable character-defining features that should be preserved include: 

 
1. The configuration of the building’s exterior, including: 

a. The overall massing, including the clear division of three blocks and the frame 
addition at the rear. 

                                                            
11 From the National Park Service Website; “Choosing an Appropriate Treatment for the Historic Building.” 
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b. The existing door and 
window opening size, 
location and 
configuration, including 
the sliding doors for 
carriage entry. 

2. Exterior features, including: 
a. The windows and doors. 
b. The exterior brickwork. 
c. Exterior trim 
d. The rear frame addition. 

3. The configuration of the 
building’s interior, including: 
a. The plan layout, including 

the existing room and 
stair locations and 
configuration. 

b. Ceiling heights. 
4. Interior features, including: 

a. All of the stable features, 
including stable dividers, 
feeders, floor drains, etc. 

b. Interior plaster. 
c. Interior wall and ceiling 

paneling (except where 
not original). 

d. Exposed brickwork and 
wood structure. 

e. Stair treads, risers, 
balusters and handrails, 
where original. 

f. Interior doors. 
g. Interior trim, including door, window and baseboard trim, etc. 
h. The wood flooring. 

 
It should be noted that it would be helpful for the preservation of the Carriage House if it could 
be opened on a more regular basis since it appears that the building is only opened rarely. This 
not only makes it appear vacant (which is a detriment for City’s commercial district) and 
underutilized, but also means that maintenance is more difficult (buildings need regular 
inspections to make to take care of maintenance and damage).  The building is a wonderful 
historic asset for the City and ought to be opened on a more regular basis. 

 
 
  

Figure 81:  Paneling and stable details in the Carriage House. 
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G.  COST ESTIMATE: 
The Carriage House:   

Description Quantity Unit Unit Cost Immediate Short Term Long Term 
Brick Repair 200 sf $20 $4,000 $400 0 
Brick Repointing 3,200 sf $10 0 $32,000 0 
Window Repairs 18 LS $750 $6,750 $6,750 0 
Doors:  Painting and 
Repair 

5 LS $600 0 $3,000 0 

Roof replacement (flat) 600 sf $10 $6,000 0 0 
New gutters, 
downspouts 

1 LS $5,000 $5,000 0 0 

Exterior Trim:   Repair 
and repaint 

100 lf $21 0 $2,100 0 

Floors 1 LS 0 0 0 $5,000 
Interior Trim: Painting, 
etc. 

1 LS 0 0 0 $5,000 

Window Well Repair 1 LS $400 $400 0 0 
Clean up and repointing 
in basement 

1 LS $2,500 0 $2,500 0 

HVAC 3,400 sf $45 0 0 $153,000 
Exit Signs/ Emergency 
Lights 

5 each $500 0 $2,500 0 

Emergency Lighting 6 each $400 0 $2,400 0 
Exterior Lighting 4 each $600 0 $2,400 0 
Lighting on Upper Floor 1 LS $2,500 0 $2,500 0 
Upgrade to smoke 
detection and fire alarm 
system 

1 LS $15,000 0 $15,000 0 

Sub-total - - - $22,150 $71,550 $163,000 
Contingency/ General 
Conditions, etc. 

- - 15% $3,323 $10,733 $24,450 

Total - - - $25,473 $82,283 $187,450 
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VII. THE WILLIAM R. ALLEN SCHOOL 

A. Developmental History:  

The William R. Allen School is one of 
the only African American school 
buildings remaining in the City of 
Burlington and is a crucial reminder 
of this part of New Jersey’s history; the 
building also has tremendous 
potential for re-use.    Constructed in 
1900 with later additions in 1914 and 
1924, it received a grant in 2000 from 
the NJ Historic Trust to stabilize and 
restore the exterior of the building.  
The William R. Allen School was 
Burlington City's third school built for 
the education of black children, and 
now stands as the City's only artifact 
of that period of educational segregation. 

 
The Quaker founders of Burlington were acutely aware of the need for education, and established 
a school in 1792. Leaders within the local black community shared the Quakers' belief that 
education was an important part of social equality. Public education in the City started in 1805, 
and the first segregated classes for black children were held in the home of a black woman in 
1812. A small wood-frame building was constructed on Wood Street and housed the black school 
at the end of the Civil War, but was too small to adequately serve the student population. 

 
Although the Quakers had long been known for their egalitarian view of race, a Quaker 
businessman's act of generosity in 1868 actually furthered segregation. He and another local 
businessman donated a parcel of land on East Federal Street for the construction of a schoolhouse 
for black children. The large wood-frame Federal Street School, completed in 1870, was the only 
City school not funded by the trust fund overseen by the Board of Island Managers, instead 
drawing its support from a special school tax.  The school was also the subject of an 1884 action 
by the New Jersey Supreme Court, which ruled that the four children of a local black man, 
Reverend Jeremiah H. Pierce, must be admitted to the City's white schools under the New Jersey 
School Law of 1881. Throughout the late 1800's, a few black students did attend white schools in 
the City, but most were still sent to the Federal Street School, on the grounds that it was located in 
their neighborhood. By 1894, newspapers reported that there were once again no black students 
in the City's white schools. 

 
Plans for a new two-classroom brick building were made in 1899, and the new school was 
finished in 1900. It was named for William R. Allen, a strongly Unionist mayor of the City during 
the Civil War and well-known local businessman. In 1914, a third classroom was added to 
accommodate a growing student body. Over the next ten years, the Great Migration brought many 

Figure 82:  West Elevation of the William R. Allen School.  This is part 
of the original building, c. 1910. 
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black families to Burlington from southern states, and the school could no longer house all the 
children. In 1923, a room in the basement of the Bethel A.M.E. Church on Pearl Street was rented 
and used as a fourth classroom, and in 1924, an addition doubled the size of the Allen School. 

 
Enrollment continued to grow, and in 1934, the City relocated white students from the nearby 
James Fenimore Cooper School and distributed the black students between the two facilities. In 
1940, the New Jersey State Constitution forbade segregation in schools, but the City's practice of 
enrolling children in schools in their own neighborhoods meant that most black children still 
attended the Cooper and Allen schools, and that white children attended the schools located near 
their homes. The 1954 Supreme Court decision in Brown v. Board of Education led to an attempt 
at city-wide integration, but the Allen School remained all-black until it was closed in the 1960's.12 

 
In 1997 The City of Burlington received two grants for the renovation of the Allen School:  A 
$400,000 Small Cities Block Grant, and a $354,260 Historic Restoration Grant. In 2001, the City 
of Burlington received two additional grants:  A $400,000 Special Legislative grant and a 
$200,010 NJ Historic Trust Grant. The Small Cities and Special Legislative grants were based on 
the use of the Allen School as a home for Heureka’s disease prevention, health promotion and 
senior day care activities. 
 
In 2003 the City used the last of the grant funding resulting in a complete restoration of the 
building shell, construction of an exterior ramp for ADA access, and reconstruction of the main 
corridor floor. The interior work, including all mechanical and electrical systems, still remains to 
be done. The City of Burlington then proceeded with negotiations to use the site as an “Adult Day 
Care Center.”  However, these negotiations broke down and the building currently remains 
vacant.   

  

                                                            
12 Historic Burlington Blog, entered 2000 
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B. ARCHITECTURAL DESCRIPTION AND ASSESSMENT  

An assessment of the existing conditions of a variety of character-defining features is provided in 
this section for the William R. Allen School, along with recommendations for how to address any 
identified deficiencies.  These recommendations then include a “priority.”  Priorities range from 
“immediate” (conditions that should be addressed within the next six months); to “short term” 
(conditions that should be addressed within the next two to five years); to “long term” (conditions 
that will likely need to be addressed within the next ten to twenty years). 

1. Overall Description:  The William 
R. Allen School is a relatively 
typical early 20th century colonial 
revival brick schoolhouse common 
in urban areas of New Jersey.  The 
original section of the school (the 
section to the right of the main 
entry) replaced an earlier (1870) 
wood frame schoolhouse built on 
land donated to the City for the 
sole use of educating African-American children.  The building is a unified block with gable 
roofs with an extended appendage to the rear which contains two classrooms.  The main 
block is one story, approximately 126’ by 58’.  The original building was constructed in 1900, 
with a classroom addition in 1914 (at the rear of the original building).  A major expansion 
doubled the size of the building in 1924 (to the left and rear of the original structure).  In 
general, the building has brick exterior walls, a rubble stone foundation, standing seam metal 
roof and wood, double-hung windows.  There is a basement with partial windows allowing 
light to enter.   

The façade along Mitchell Avenue consists of a central gabled entrance.   The double front 
doors have wood panels.  The entrance has a wood surround with Doric pilasters and 
entablature.  The entrance doors are flanked with double hung windows on either side and a 
small window above.  The front façade is almost symmetrical, with a single window, three 
grouped windows and then a single window flanking either side of the main entry.  There are 
small windows close to the ground that allow light into the basement. 
 
The right façade is also symmetrical, with a gable end.  The center of this elevation has three 
grouped windows, flanked by one window on each side.  Centered above the windows is a 
brownstone plaque which reads “William R. Allen School.”  Above the plaque, centered in the 
gable, is a round window surrounded by brick headers.  This portion of the building 
apparently reflects the earliest construction.  The left façade, facing a City park, is similar to 
the right façade, although it doesn’t have a plaque and the window in the gable is square. 
 
The rear of the building has several wings that extend into the rear lot.  These reflect various 
building campaigns and are similar in configuration to the other elevations, although not 
symmetrical.  A pressure-treated wood ramp and deck were constructed to provide 
handicapped accessibility.   

Figure 83:  Front of the William R. Allen School on Mitchell Avenue 
in Burlington, NJ.  The original building is to the right. 
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The building has a relatively new 
standing seam metal roof, along 
with round metal downspouts and 
half-round gutters. 
 
The building is accessed from 
Mitchell Avenue’s main entrance 
that leads to a set of steps to the 
main floor.  There is a central, 
double-loaded corridor leading to 
classrooms in both directions.  
The symmetrical plan has two 

classrooms flanking the main 
entry.  The corridor then ends at 
two more classrooms forming the 
ends of the building.  The rear of 
the building also has two 
classrooms, as well as two stairs 
leading to the exterior and to the 
lower level, and two sets of 
restrooms.  There is a small office, 
accessed by a narrow stair in the 
front entry, above the main entry.  
This was likely the principal’s 
office.   
 
The lower level has one large 
central space, likely used as 
cafeteria/ auditorium/ gymnasium.  It has a relatively low ceiling, with small windows.  There 
are several other rooms on three sides of this space, which served as a kitchen, storage, office 
and utility spaces.  The floor is concrete and the walls and ceiling are plaster.   
 
The building generally has simple appointments, with two-inch T&G wood flooring (oak and 
maple), plaster walls and ceilings, and simple painted wood trim.  Door openings sometimes 
have more elaborate “colonial” trim, and have multi-lite transoms.  The restrooms have rustic 
ceramic tile floors, and plaster walls and ceilings.   

  

Figure 84:  Rear of the William R. Allen School. 

Figure 85:  Front entry vestibule of the William R. Allen School. 
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2. Exterior Conditions:   
a. Brick:  The overall 

condition of the exterior 
brick is good, with minor 
areas of spalling and 
damage (50 sf total, figure 
86).  The building 
appears to have been 
completely cleaned and 
repointed as part of the 
exterior stabilization 
funded in part by the NJ 
Historic Trust. 
 
Priority:  Brick repair, 
short term; brick 
repointing, long term. 
 

b. Wood Decking and 
Ramps:  The wood 
decking and ramps are in 
good overall condition 
(figure 90).  This work 
was also completed as part of 
work funded by the NJ Historic 
Trust. 
 
Priority:  Wood deck repairs, long 
term.  
 

c. Windows:  The overall condition 
of the windows is good.   
 
Priority:  Window repair, 
reglazing and repainting, long 
term. 
 

d. Trim:  The overall condition of 
the exterior trim is fair to good.  
Some needs to be repainted.  
There are minor repairs to door 
trim, particularly at the front 
entry (figure 87).   
 

Figure 86:  Image of brick damage at the William R. Allen School. 

Figure 87:  Damage to wood trim at front door. 

Figure 88:  Most of the exterior doors at the Allen School 
have been vandalized and damaged. 
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Priority:  Trim repair at 
front entry, short term; 
Trim preparation and 
repainting, long term. 
 

e. Doors:  The overall 
condition of the exterior 
doors is poor.  Most of 
the exterior doors have 
been damaged by 
vandalism, with broken 
glass, damaged wood and 
damaged hardware 
(figure 88). 
 
Priority:  Door repair, 
preparation and 
repainting, immediate. 
 

f. Roof:  The overall 
condition of the roof is 
good.  There are no 
reported leaks and no 
visible damage or wear. 
On the other hand, most 
of the downspouts are 
damaged and several 
pieces are missing. 
 
Priority:  Downspout repair/ replacement, immediate; roof repair/ replacement, long 
term. 
 

g. Plant growth:  Ivy has started to grow on parts of the exterior, and small, “weed” trees 
are now growing at several locations close to the building, in particular between the 
handicapped ramp and the rear of the school.  In order to prevent damage to the 
exterior masonry and the ramp, all of this plant growth should be removed (see figure 
90). 
 
Priority:  Ivy and tree removal, immediate. 

  

Figure 90:  Trees growing between HC ramp and the school building. 

Figure 89:  Several of the downspouts have been damage or are 
missing. 
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3. Interior Conditions:   
a. Floors:  The overall 

condition of the floors 
varies from poor to good.  
There are places where 
water infiltration has 
severely damaged the 
floors, causing buckling 
and rot (figure 91).  In 
general the tile and 
concrete floors are in fair 
to good condition. 
 
Priority:  Depends on long 
term use. 
 

b. Walls:  The overall 
condition of the walls is 
poor to fair.  There is 
extensive water damage, 
cracked plaster and 
peeling paint (figures 92 
and 93).  
  
Priority:  Depends on long 
term use.  Plaster should 
be tested for presence of 
asbestos. 
 

c. Ceilings:  The overall 
condition of the ceilings is 
poor to fair.  There is 
extensive water damage, 
cracked plaster and 
peeling paint (see figures 
92 and 93).   
 
Priority:  Depends on long 
term use.  Plaster should 
be tested for presence of 
asbestos. 
 

d. Trim:  The overall 
condition of the interior 
trim is fair.  Some areas Figure 93:  Classroom with collapsed ceiling. 

Figure 91:  Floor and plaster conditions at the William R. Allen 
School. 

Figure 92:  Classroom in relatively good condition. 
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the trim has been 
damaged or removed. 
 
Priority:  Depends on 
long term use. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  

Figure 94:  View of large room in basement of the William R. Allen 
School. 

Figure 95:  Main corridor of the first floor of the William R. Allen 
School. 
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C. STRUCTURAL EVALUATION: 

All of the City-owned, historic 
structures addressed in this report 
have seen extensive renovations.  Four 
(the Quaker Schoolhouse, the Hoskins 
House, Lyceum Hall and the Carriage 
House) have had both exterior and 
interior renovations, which included 
structural stabilization.  Only the 
William R. Allen School has not yet 
had a major interior renovation, 
although exterior stabilization, along 
with some interior stabilization has 
occurred.   

Like the other buildings in this study, the William R. Allen School also has a masonry bearing 
wall on the exterior, with bearing walls on the interior and some steel columns and beams.  The 
floors, ceiling and roof are supported by a wood frame structure, much of which is concealed.  
The corridor walls, aligning with lines of round steel columns and beams in the lower level, act as 
bearing walls, supporting the wood floor and ceiling joists.  Some structural repair and 
reinforcement was completed when the exterior of the building was stabilized after receiving 
funds from the NJ Historic Trust in 2000.  Work included the construction of new CMU 
(concrete masonry unit) bearing walls between the corridor and one classroom, and one of the 
stairs and the same classroom.   
 
Now that water infiltration has been stopped, there is no evidence of continued deterioration, 
structural movement, cracking or failure in the William R. Allen School.  The building appears to 
be handling the loads for which it was designed.  When the building is renovated for a new use, 
the structural capacity of the building will need to be thoroughly checked.  However, a number of 
potential uses, including residential, have lower required bearing capacity than the original 
educational use.   
 

Figure 96:  Repaired bearing wall at the William R. Allen School. 
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D. BUILDING SYSTEMS EVALUATION BUILDING SYSTEMS EVALUATION 

 The William R. Allen School: 
 
Existing HVAC System: 
 
The building is currently unoccupied and the interior is in a state of disrepair.  The existing 
heating systems are not operational and they appear to have been neglected for a long period of 
time.  The heating system consists of a Smith steam boiler and perimeter cast iron radiators.  At 
the time of our field visit, the Boiler Room was flooded with water.  There is no mechanical 
ventilation in the building. 
 
HVAC Recommendations: 
 
If the building will be occupied, an all-new HVAC system is in order.  Depending on the type of 
occupancy, we estimate that the new HVAC system will cost from $40 to $50 per square foot. 
 
Existing Plumbing and Fire Protection Systems: 
 
The building is not sprinklered. 
 
There used to be a 2” natural gas and 2” city water service in the Basement.  The abandoned 
Men’s Room has three (3) urinals, one (1) shower stall, two (2) toilets and one (1) service sink.  
The abandoned Women’s Room has five (5) toilets, two (2) lavatories and one (1) shower stall.  
The Basement has a kitchen with a three compartment sink, grease interceptor, and a gas fired 
stove and domestic water heater. 
 
Plumbing and Fire Protection System Recommendations: 
 
If the building will be occupied, the toilets will require complete renovation and new city water, 
gas and sanitary services will be required.  Depending on the proposed new use of the building, it 
is possible that a new sprinkler system should be installed.  In addition, all required detection and 
fire alarm systems will need to be installed.   
 
Existing Electrical System: 
 
The existing abandoned electrical service consists of a Square D 200 amp disconnect switch and a 
Bulldog “Push-Matic” panel in poor condition.  Most of the school does not have functional light 
fixtures, however there are some fluorescents in the basement in poor condition. 
 
Electrical Recommendations: 
 
In terms of the electrical system, any future use of the building should be considered a total “gut” 
and complete fit-out as required to accommodate whatever the new use may be. 
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E. CODE COMPLIANCE & HANDICAPPED 

ACCESSIBILITY EVALUATION  

The first four buildings being assessed 
are (nominally) occupied and in use.  
They were renovated for specific 
purposes relating to heritage tourism 
and the interpretation of the history of 
Burlington.  Their code assessments 
are made assuming that the existing 
uses will essentially remain in place.  
The discussion of the William R. Allen 
School looks at the implications of 
various potential new uses and will 

therefore have a different discussion.  
That being said, the codes used for any 
assessment of a new use will include 
the Basic and Supplemental 
Requirements of the NJ Rehabilitation 
Subcode and the NJ Uniform Fire 
Codes as the guides for required life 
safety work.  For some issues, the 
International Building Code (IBC) 
2009 NJ Edition was used as the 
reference.   

The code review for the William R. 
Allen School is quite different from 
that of the other buildings.  In its 
current configuration, it is not 
habitable.  In order to permit 
occupancy, even for its original, 
educational use, significant renovation 
work will need to be completed, which 
includes many life safety issues.  That 
being said, the building is structurally 
stable and generally water-tight.  The 
most recent exterior restoration/ 
building envelope stabilization project 
also provided handicapped accessibility to the first floor.  Since the building footprint is about 
7,500 sf (the basement has almost the same square footage), if the basement were to be occupied, 
the building is large enough to require the installation of an elevator to provide handicapped 
accessibility to the basement.   
 

Figure 98:  Existing egress stairs that connect the basement and first 
floors to the exterior. 

Figure 97:  The HC access ramp constructed at the rear of the 
William R. Allen School. 
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On the other hand, the building is relatively small and is free standing, with no other structures 
nearby.  It has sufficient means of egress (three for the first floor and two for the basement) and 
opportunities to provide fire rated enclosures for the two stairs to the basement.   This simplifies 
certain code conditions and means that there is a wide range of potential uses for the building 
that won’t require special or unusually expensive code considerations.  These potential uses 
include educational, office, residential, etc.  Each of these uses is well suited to the building, and 
each has its own particular code requirements.  
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F. Treatment and Use 
 

This section will address how the William R. Allen School can best be used in the future, and how 
its important “character-defining” features should be addressed and preserved. The 
recommendations for the overall treatment of the building, as well as the treatment of specific 
features, use the Secretary of the Interior’s Standards for the Treatment of Historic Properties as 
their starting point and guide.  These standards are guidelines used by preservationists as a basis 
for decisions about the best way to address historic resources. 
 
The Secretary of the Interior's Standards and Guidelines (often referred to as "The Standards") 
are used in the United States to provide professional qualifications and direction on methods and 
actions when dealing with historic buildings and other historic resources. The "Standards" are 
administered at the national level by the National Park Service under the Department of the 
Interior.  At the state level, they are administered by the Historic Preservation Office in the NJ 
Department of Environmental Protection.   
 
The Standards deal with four types of potential treatment:  Preservation, Rehabilitation, 
Restoration and Reconstruction.  Each potential treatment has somewhat different implications 
and is most appropriate for certain resources under certain conditions.  The different potential 
treatments are described in greater detail below and in the Appendix. 
 
The William R. Allen School still requires major work, particularly on the interior.  Because this 
will require major repairs and, in some cases, replacement of interior finishes and features, and 
because the likely new use for the building will not be educational, the proposed treatment for the 
building is “Rehabilitation.”  This is another of the treatments for historic buildings 
recommended by the Secretary of the Interior.  It is described in this way:  “Rehabilitation … 
emphasizes the retention and repair of historic materials, but more latitude is provided for 
replacement because it is assumed the property is more deteriorated prior to work. (Both the 
Preservation and Rehabilitation standards focus attention on the preservation of those materials, 
features, finishes, spaces, and spatial relationships that, together, give a property its historic 
character.)”13  
 
All rehabilitation work in the School should meet the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (see Appendix A).  The School’s important character defining 
features include: 
 
 

                                                            
13 From the National Park Service Website; “Choosing an Appropriate Treatment for the Historic Building.” 
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a. The configuration of the 

building’s exterior, including: 
i. The overall massing 

of the building which 
shows the original 
front block, a middle 
connecting block and 
the newer, rear block. 

ii. The existing door and 
window opening size, 
location and 
configuration. 

b. Exterior features, including: 
i. The windows and 

doors. 
ii. The exterior 

brickwork. 
iii. Exterior trim (cornice, 

door surrounds, etc.). 
iv. Masonry front steps. 
v. The standing seam 

metal roof, gutters 
and downspouts. 

c. The configuration of the 
building’s interior, including: 

i. The plan layout, 
including the existing room, corridor and stair locations and configuration. 

ii. Ceiling heights. 
d. Interior features, including: 

i. Interior plaster if possible 
ii. Stair treads, risers, balusters and handrails at the stairs. 

iii. Historic interior doors. 
iv. Interior trim, including door, window and baseboard trim, etc., where original. 
v. The wood flooring, where possible. 

 
It is extremely important for a new use for the William R. Allen School to be found as quickly as 
possible.  Although the exterior of the building has been stabilized, the building continues to have 
maintenance and vandalism issues.  Until there is a regular use, the building will continue to be 
in danger of continued deterioration.  Luckily, the configuration of the building makes it 
eminently appropriate for a wide range of new uses.  As mentioned in the Code Compliance 
Evaluation section of this report, educational, commercial/ office and residential uses would all be 
appropriate for the configuration and character of the William R. Allen School.  Private uses (i.e. 
uses not owned by the City or a not-for-profit) may conflict with the easement that the NJ Historic 

Figure 99:  Trim and molding details in the William R. Allen School. 
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Trust holds for the next few years on the building.  This constraint, however, should not delay the 
City’s prompt search for appropriate new uses for the building. 
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G. COST ESTIMATES: 
The William R. Allen School 

Description Quantity Unit Unit Cost Immediate Short Term Long Term 
Brick Repair 50 sf $20 0 $1000 0 
Doors:  Painting and 
Repair 

4 LS $1,200 $4,800 0 0 

New downspouts 1 LS $1,000 $1,000 0 0 
Exterior Trim:   Repair 
and repaint 

100 lf $21 0 $2,100 0 

Sub-total - - - $22,150 $69,050 $163,000 
Contingency/ General 
Conditions, etc. 

- - 15% $3,323 $10,358 $24,450 

Total - - - $25,473 $79,408 $187,450 
 

Estimate for overall renovation of the building for a new use:  

The building footprint is 7,500 sf, approximately 15,000 sf total. 

Range of rehabilitation costs:  $125 to $200 per square foot, or $1,875,000 to $3,000,000, 
depending on the proposed use or uses. 
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APPENDIX A:   The Secretary of the Interior’s Standards for the Treatment 

of Historic Properties 
 
 
Preservation:   
 
Preservation is defined as the act or process of applying measures necessary to sustain the existing form, 
integrity, and materials of an historic property. Work, including preliminary measures to protect and 
stabilize the property, generally focuses upon the ongoing maintenance and repair of historic materials 
and features rather than extensive replacement and new construction. New exterior additions are not 
within the scope of this treatment; however, the limited and sensitive upgrading of mechanical, electrical, 
and plumbing systems and other code-required work to make properties functional is appropriate within 
a preservation project. 
 
Standards for Preservation:   
1. A property will be used as it was historically, or be given a new use that maximizes the retention of 

distinctive materials, features, spaces, and spatial relationships. Where a treatment and use have not 
been identified, a property will be protected and, if necessary, stabilized until additional work may be 
undertaken.  

2. The historic character of a property will be retained and preserved. The replacement of intact or 
repairable historic materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided.  

3. Each property will be recognized as a physical record of its time, place, and use. Work needed to 
stabilize, consolidate, and conserve existing historic materials and features will be physically and 
visually compatible, identifiable upon close inspection, and properly documented for future research.  

4. Changes to a property that have acquired historic significance in their own right will be retained and 
preserved. 

5. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship 
that characterize a property will be preserved.  

6. The existing condition of historic features will be evaluated to determine the appropriate level of 
intervention needed. Where the severity of deterioration requires repair or limited replacement of a 
distinctive feature, the new material will match the old in composition, design, color, and texture.  

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used.  

8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken.  
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Rehabilitation:   
 
Rehabilitation is defined as the act or process of making possible a compatible use for a property through 
repair, alterations, and additions while preserving those portions or features which convey its historical, 
cultural, or architectural values. 
 
Standards for Rehabilitation:   
1. A property will be used as it was historically or be given a new use that requires minimal change to its 

distinctive materials, features, spaces, and spatial relationships.  
2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a property will be 
avoided.  

3. Each property will be recognized as a physical record of its time, place, and use. Changes that create a 
false sense of historical development, such as adding conjectural features or elements from other 
historic properties, will not be undertaken.  

4. Changes to a property that have acquired historic significance in their own right will be retained and 
preserved.  

5. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship 
that characterize a property will be preserved.  

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature will match the old in design, color, 
texture, and, where possible, materials. Replacement of missing features will be substantiated by 
documentary and physical evidence.  

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used.  

8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken.  

9. New additions, exterior alterations, or related new construction will not destroy historic materials, 
features, and spatial relationships that characterize the property. The new work shall be differentiated 
from the old and will be compatible with the historic materials, features, size, scale and proportion, 
and massing to protect the integrity of the property and its environment.  

10. New additions and adjacent or related new construction will be undertaken in such a manner that, if 
removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired.  

  



OVERALL CONDITION OF PROPERTIES REPORT Page 92 
City of Burlington Historic Properties September 30, 2013 

 

Clarke Caton Hintz:  Architects, Planners, Landscape Architects, Historic Preservation Consultants 
 

 
APPENDIX B:   Request for Proposal   
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APPENDIX C:   Team Resumes 
 
 
 
 



Clarke Caton Hintz
Architecture   |   Planning   |   Landscape Architecture

In his more than 20 years with Clarke Caton Hintz, John Hatch has 
managed the design and construction of an array of architecturally sig-
nifi cant buildings.  These include the restoration of Morven, the former 
governor’s mansion in Princeton, the Roebling Complex Re-develop-
ment, and the restoration of the Hunterdon County Courthouse. In 
addition to his historic work, he has managed a large number of school 
projects and studies, and a wide variety of other projects, including a 
number of College and University projects, several senior citizen hous-
ing projects, the Somerset Ballpark, and commercial and civic projects. 
All of his projects address issues of context, civic life and sustainability.  
In addition to his design work, John has written and lectured about such 
topics as historic preservation, sustainability and urban redevelopment.
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Webb Memorial Chapel 
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Tunis Cooper Historic Site
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Trenton Public Library
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Mill Hill Historic District
Trenton, NJ

Ocean City Historic Preservation 
Commission
Ocean City, NJ
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Preservation Commission
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ELECTRICAL ENGINEER  
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Lighting 
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Regulated Power 
Supplies 
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PROFESSIONAL LICENSES AND CERTIFICATES 
 

Licensed Professional Engineer 
  New Jersey  1994 
  Pennsylvania  2003 
  Delaware  2004 
 
 
EDUCATION 
 

1988, Bachelor of Science, Electrical Engineering 
Carnegie Mellon University 

 
 
AFFILIATIONS 
 
 National Fire Protection Association (NFPA) 
 
 
EXPERIENCE 
 
 20 Years, Kelter & Gilligo 
 

Mr. Tindall is a Principal of Kelter & Gilligo.  He joined the firm as an 
engineer in training in 1988. 
 
His project experience includes both new construction and renovation work 
for educational, corporate, health care, laboratory, and industrial facilities.  He 
performs and oversees field surveys, systems design, layouts, construction 
administration, and project closeouts. 
 
Mr. Tindall is also in charge of design production for the Electrical 
Department and implementing quality control measures.  His areas of design 
expertise are power distribution, lighting, UPS, regulated power supplies, and 
building life safety and fire alarm systems. 
 

KELTER & GILLIGO consulting engineers 



N. MARC LORUSSO 
PRINCIPAL 

 
MECHANICAL ENGINEER / LEED AP  

 
 
Mechanical Systems 
 
Building 
Management 
Systems 
 
Life Cycle 
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Cost Analysis 
 
Commissioning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
EDUCATION 
 

1988 - 1992 Thomas Edison State College 
1978 - 1982 New Jersey Institute of Technology 
1974 - 1978 Kean College of New Jersey 

 
ACCREDITATIONS 
 
 LEED Accredited Professional 
 
AFFILIATIONS 
 
 American Society of Heating, Refrigerating, and Air-Conditioning Engineers 

(ASHRAE) 
 U.S. Green Building Council (USGBC) 
 International Code Council (ICC) 
 
EXPERIENCE 
 
 27 Years, Kelter & Gilligo 
   5 Years, Other Firms 
 
 Mr. Lorusso is a Principal of Kelter of Gilligo and has been at the forefront of the firm’s 

design efforts since 1981.  He was promoted to Mechanical Department Head in 1987 
while the Firm was a branch office of Kallen and Lemelson of New York and has served 
in that capacity ever since.  He also serves as Project Manager or Project Mechanical 
Engineer on the Firm's major commissions. 

 
 Mr. Lorusso is a Leadership in Energy and Environmental Design (LEED) accredited 

professional.  LEED was developed by the U.S. Green Building Council (USGBC) to 
establish national standards for the design of high-performance, sustainable buildings.  
He is a member of the USGBC, which is the nation's foremost coalition of leaders in the 
building industry promoting buildings that are environmentally responsible, profitable, 
and healthy places to live and work. 

 
 Mr. Lorusso will oversee a project from proposal stage through commissioning, with 

special attention to early planning and conceptual design.  He will follow the design 
through construction and start-up.  His strengths are HVAC systems evaluation and 
selection, life cycle and energy cost analysis, systems start-up and troubleshooting.  

 
 Areas of design expertise include laboratory and GMP production facilities, educational 

buildings, health care, corporate offices and central plants.  His special abilities include 
automatic temperature control, building management systems, water, and air balancing 
procedures.   

KELTER & GILLIGO consulting engineers 



ROLANDO SANIDAD 
ASSOCIATE PRINCIPAL 

 
MECHANICAL ENGINEER  

 
 
HVAC Systems 
 
Building 
Management 
Systems 
 
Building Load 
Calculations 
 
Construction 
Administration 
 
Due Diligence 
Surveys & Reports 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
EDUCATION 
 

1982, Bachelor of Science, Civil Engineering 

Manuel L. Quezon University 
 
1986, Certificate in HVAC Systems and Equipment 
New York University 

 
 
AFFILIATIONS 
 
 American Society of Heating, Refrigerating, and Air-Conditioning 

Engineers (ASHRAE) 
 
 
EXPERIENCE 
 
 14 years, Kelter & Gilligo 

 11 years, Other Firms 
 
 Mr. Sanidad serves as Project Manager and Lead Mechanical Project 

Engineer for Kelter & Gilligo.  He leads the project design team from 
design development to construction.  He performs project inter-discipline 
coordination.  He develops project mechanical specifications and 
sequence of operations for project mechanical systems and equipment.  
Mr. Sanidad conducts site surveys for renovation projects, attends 
construction meetings, performs field observations during project 
construction, and prepares punch list items.  He also oversees the 
department’s production and quality control. 

 
 Areas of design expertise include educational, healthcare, and laboratory 

facilities, corporate offices, supermarkets, parking garages, and multiple 
housing dwellings. 

KELTER & GILLIGO consulting engineers 




