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SUMMARY
Recommendations.
Recommendations . This report is a comprehensive
study of the mansion and carriage house to upgrade
and repair the buildings while preserving their historic
significance. This work includes historic research,
investigation and documentation of existing
conditions, and building code analysis.
In a complementary effort, Kathy Zimmerman of
Wildwood Design has studied the site and its amenities in o rder to provide a Grounds Report and Recommendations.
Silvermont is an important histo ric landmark in Transylvania County.
Completed in 1917, it was the home of one the most
prominent early industrialists of Western North Carolina. It is significant to the industrial development of
the region, in its association to the life and work of
Joseph S. Silversteen, and for its Colonial Revival
Architecture.
Bequeathed to Transylvania County for use as a Recreation Center in 1972, the 8.5 acre property has
been developed with tennis, basketball, and shuffleboard courts, a playground, gardens, and other
community-centered features.
The mansion has been used for various functions in
the past and is currently used as a Community Center
on the first floor and as a Silverstein museum on the
second floor. The third floor is vacant.
Many members of the local community use the facility
and have been active in its care and upkeep.
Community center activities, coordinated through the
Western Carolina Community Association, include
classes, meetings for special interest groups, and a
senior lunch program.
Master Gardeners of Transylvania County have developed an award-winning garden.
A group of
individuals has refurbished the second floor for the
Silvermont Museum, displaying many family artifacts.
From these separate interests, a group was formed in
January 2012 to work toward a unified effort of upgrading and maintaining the property. The group has
become the Silvermont Planning Team, charged with
developing a five-year plan for upgrades and repairs
for the mansion and property, looking toward the 100
year anniversary of the mansion in 2017.
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While the buildings are generally sound, many repairs
and improvements are needed, in addition to regular
maintenance. A maintenance schedule is included in
this report.
Recommendations for the buildings are comprehensive and strategic, with a goal of balancing the
need for repairs and alterations with the historic
significance of Silvermont.
Rehabilitation will
maintain and restore significant historic features and
make alterations to meet current code and functional
requirements.
These recommendations include:
• Exterior. Exterior repairs needed to correct
leaks, replace deteriorated materials, paint wood
surfaces, and make some aesthetic improvements.
• Interior. Interior work upgrades to the mechanical, electrical, and plumbing systems. This
includes providing heating and cooling in the
house where it currently does not exist. A lso,
improvements to all interior finishes.
• Access. A rear addition with a new stair and elevator and a fire sprinkler system, allowing use of
the third floor, access for all to the second floor
Museum and the reopening of the grand central
stair.
• Carriage House.
House Exterior repairs to this building.
• Public Restrooms.
Restrooms Renovation of the public restrooms in the Carriage House.
All work items have been prioritized in order to phase
the proposed work as funds become available over
the next five years, with the most important items
included in the first year. (see page 69) The phases
are designed to have all of the work completed by
May 2017 for a centennial celebration.
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PURPOSE
The purpose of this Preservation Plan was to study the
mansion and carriage house of Silvermont and make
recommendations for the comprehensive rehabilitation
of these important historic landmarks. An outline of the
scope of work is as follows:
1. Background Research. Research of existing materials
and records regarding property, including primary,
secondary, and contemporary sources.
a. Historic documentation including photographs,
drawings, and written material
b. Past studies and reports
2. Building Investigation. Investigation, documentation,
and analysis of existing building conditions.
3. Measured drawings / CAD generated floor plans
a. Physical condition of architectural and structural
materials and identification of deficiencies
b. Identification of historically significant existing and
missing features
c. Type and condition of building systems including
heating, ventilation, air conditioning, electrical,
plumbing, and fire protection
d. Building Code analysis
4. Recommendations.
a. Establish preservation goals and programming
requirements for buildings
b. Establish periods of significance for each building
c. Determine period(s) of interpretation for each
building
d. Past, current, and anticipated uses
e. Conservation and Schematic Design for building
rehabilitation including estimated costs
f. Maintenance plan recommendations
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HISTORIC AND ARCHITECTURAL SIGNIFICANCE
surround eight acres to Transylvania County, and the
house and grounds are used as the county's main
public recreation center.2
The property is eligible for the National Register for
the following three criteria:
A. Associated with the early twentieth century
industrial development of western North Carolina
and the transformation of the region's economy
from one of primarily agrarian to one of a mixed
agricultural and industrial base.

National Register. Listed on the National Register of
Historic Places in 19811, Silvermont is a prominent
landmark in Brevard, North Carolina. Located on East
Main Street, the house is close to the center of
Brevard and the Transylvania County Courthouse. It
was completed in 1917 by Joseph S. Silversteen, a
prominent local industrialist and business man for his
family home. Combining the first part of his name
with the maiden name of his wife, Elizabeth Mount,
the family chose to name the property Silvermont.
The National Register Nomination form states the
significance of the property as follows:
. . . One of the most ambitious private residences
ever erected outside of Asheville in western North
Carolina, Silvermont is a thirty-three room Colonial
Revival mansion with a broad gambrel roof, imposing
portico, and high quality interior millwork. It was
completed in 1917 for Joseph Silversteen
Transylvania County 's leading twentieth century
industrialist. Silversteen (1880-1958) . . . moved to
Transylvania County about 1902 and became a
highly successful entrepreneur. A tanner by trade, he
owned and operated tanning industries, lumber
industries, and was involved in a number of financial
institutions. Until the 1950's Silversteen industries
were the top taxpayers in the county. Silversteen
and his wife, the former Elizabeth Mount, were civic
leaders who contributed time and money to a
number of organizations, schools, and charities. They
had three daughters, two of whom were active in the
business world, and the third was a professional
musician of note. The Silversteens died in the 1950s
and the last of their daughters, Mrs. Doro thy Bjerg,
died in 1972. Mrs. Bjerg left the mansion and its

C. Embodies the form, materials, and details of the
Colonial Revival of early twentieth century
domestic architecture, and is one of the most
ambitious residences of its type ever erected in
Western North Carolina.3
The National Register was established with passage
of the National Historic Preservation Act of 1966 to
protect and recognize historic properties. It is part of
a national program to coordinate and support public
and private efforts to identify, evaluate, and pro tect
our historic and archeological resources. Properties
listed on the Register include districts, sites,
buildings, structures, and objects that are significant
in American history, architecture, archaeology,
engineering, and culture. The National Register is
administered by the National Park Service, which is
part of the U. S. Department of the Interior.
Listing on the National Register is primarily honorary,
though in some cases it provides for consideration
and protection in the public planning process. If state
or federal funds, permits, or grants are utilized for the
project, proposed work must be reviewed by the
State Historic Preservation Office (SHPO). In North
Carolina, this office is part of the Department of
Cultural Resources, Office of Archives and history.
SHPO review of locally funded projects is advised as a
means to protect the historic fabric and character of
the building.

2

1

Southern, Michael T. and Jim Sumner, Silvermont National
Register Nomination , see Appendix A.
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B. Associated with the life and work of Joseph
Simpson Silversteen, Transylvania County's leading
early twentieth century industrialist.

3
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Architect. Architectural drawings for the house were
prepared by C. (Charles) Bertram French of New York
City. Five blueprints of interior millwork and window
details remain in the Silvermont collection. These
undated sheets are labeled "C. Bertram French,
Architect, 485 5th Ave., N. Y." A more complete set
that included floor plans were found in the early
2002, but are now lost.
Born in 1876, French applied for membership in the
American Institute of Architects in 1942.
This
application indicates that his professional training
consisted of work as a draftsman for architectural
firms in New Haven and New York between 1893 and
1918. From 1910 to 1918 he was Chief Draftsman for
Hoggson Brothers, a firm that specialized in bank
design. After 1918 he practiced as a partner with
Morgan, French & Company and Niles & French. He

Builder. Records indicate that Silversteen purchased
many of the construction materials for the house
directly. A time book for Silvermont lists the workers
that built the house between1 May 1916 and 1 May
1917. J. M. Kilpatrick and 8-15 workers were paid a
total sum of $7,862. Other records include multiple
invoices for brick f rom D. S. Hildebrand of Brickton,
NC (Henderson County) in April - June of 1916 and
various materials from Miller Supply Company in
Brevard purchased between October and November
1915.
Federal Census research indicates that J. M. Kilpatrick
was James Marshall Kilpatrick, who apparently went
by his middle name and was the contractor for
rebuilding of St. Philip's Episcopal Church in 1925

withdrew his membership in the AIA in 1948 because
he became affiliated with a firm of general contractors
and was apparently no longer a practicing architect.
It is interesting that French was working for Hoggson
Brothers at the same time that he produced the
drawings fo r Silvermont, probably 1915-1916. The
firm was also located at 485 5th Avenue, relatively
close to the Silversteen companies offices in New
York. French must have had the freedom to take on
his own projects while still work ing for Hoggson. A
handwritten receipt for architectural serv ices signed
by French supports a more casual working
relationship. It is not known whether or not French
ever traveled to Brevard and it is also not known how
much influence the Silversteens had on the design of
their own house.

following a fire that destroyed an earlier structure.4
According to Federal Census records, James Marshall
Kilpatrick, a house builder, lived on Whitmire Street in
1910 and 1920. His next door neighbor was his
brother, Robert P. Kilpatrick who was also a builder.
A story entitled "Fine Electrical Equipment for Mr.
Silversteen's Home" published in the Brevard News
April 6, 1917 indicates that the Silversteen's new
house was equipped with ". . . a quite elaborate and
up-to-date system." This included exterior lighting
and automatically controlled lights in all of the
closets.

4

Phillips, Laura A. W. and Deborah Thompson. The Architectural
History of a Mountain County. Raleigh: Marblehead Publishi ng,
1998. p . 202.
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HISTORY OUTLINE
A very brief history of the Silversteen family and Silvermont is outlined as
follows. A long with the National Register nomination, there are other written
histories of Silvermont and its family including The Silversteens and Silvermont 5
and Transylvania, The Architectural History of a Mountain County6 and other
sources. This outlines relies heavily on these sources as well as Federal Census
records.
While all of Silversteen's industries were in Transylvania County, the main offices
were in New York City where many of his investors were located. Family
members from New York and Pennsylvania were among investors and
employees. New York was a second home, although they never owned a house
there.
The Silversteen family, left to
right: Elizabeth, Adelaide,
Miriam, Dorothy, Joseph
Silversteen.
(TPL SF 0095)

Eldest daughter, Miriam, worked closely with her father and was known as a
shrewd businesswoman. Dorothy was very social and retained close ties to
Brevard, although she lived in New York and Florida for much of her adult life.
The youngest daughter was a well-known singer who performed and recorded in
the United States and Europe under the name of Adelaide Van Wey. All three
married, but none had of them had children of their own to continue the family.

1879 May 20. Joseph Simpson Silverstein (later Silversteen) born, Russia to Louis
Lobe and Libby Scheine Silberstein.
(Silberstein was probably changed to Silverstein upon arrival in the US, the
spelling was later changed to Silversteen about 1916. Both spellings appear
after this time in family and business papers.)
1879 August 12. Elizabeth Mount born, Stroudsburg, PA to George Washington and
Mary Garis Mount.
Attended East Stroudsburg Teachers College and MacGibbony College,
Philadelphia, Masters Degree, 1898.
1888 Silverstein immigrates to US with family at age 8, joins established relatives in
Pennsylvania, moves to Stroudsburg in 1890s.
At age 14 works as clerk and apprenticed tannery worker. Attends Woods
College and admitted to Yale Law School, but decides to pursue industry.
1902 August 17. Joseph Silverstein and Elizabeth Mount marry in Manhattan, New
York.
1902 April 14. Silversteins move to Transylvania County and establish the Toxaway
Tanning Company in Toxaway, later to be renamed Rosman.
1904 October 6, daughter Miriam Garis born.
Miriam would later wo rk with her father in the family businesses.
1908 October 22. Daughter Dorothy Jean born.
1910 January 24. Daughter Elizabeth Adelaide born.
1911 March 4. Founds Gloucester Lumber Company encompassing 20,000 acres of
forest purchased from George and Edith Vanderbilt.

5
6

du Toit, Brian M. The Silverteens and Silvermont. Baltimore: Publish America, 2005.
Phillips, Laura A. W. and Deborah Thompson. The Architectural History of a Mountain County. Rali egh: Marblehead Publishing, 1998.
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1911 Establishes the Gloucester Company Store to serve employees as well as the
community.
1912 Rosman Tanning and Extract Company founded.
1913 October10 (date of recorded deed). Silversteens purchase 8 1/2 acres on East
Main Street in Brevard from Richard Stone after a fire destroyed a frame house
on the site.
1916 Transylvania Tanning Company founded in Brevard.
1916 - 1917 Builds Silvermont; designed by C. Bertram French, New York City; J. M
Kilpatrick, Contractor.
1920 Federal Census lists the five family members plus two servants, G race Piercy,
age 28 and James Hemphill, age 26. Servants lived either on the third floor or in
the carriage house.
1926 October 14. Miriam marries Albert Groves Kyle in Brevard.
1930 Federal Census lists the five family members plus a housekeeper and a cook.
1932 July 14 Dorothy marries Thorvald Askel Bjerg in Brevard.
1941 February 14. Adelaide marries Robert Noble Hill III in New York City. Hill was a
pianist and often accompanied Adelaide during concert tours.
1956 November 4. Elizabeth Silversteen dies of a heart attack.
1958 October 18. Joseph Silversteen, age 80 dies of cardiac failure in Asheville, NC.
1965 January 22. Miriam Silversteen Weiss dies in Brevard.
1968 March 18. Adelaide Silversteen Hill dies in Brevard.
1972 February 24.
Dorothy Silversteen Bjerg dies in St. Augustine, Florida.
Silvermont willed to Transylvania County along with funds for its upkeep as
follows:
I give and devise to Transylvania County, North Caro lina the real estate,
improvements, structures, and dwellings known as "Silvermont" located in
Brevard, North Carolina, to be used as a recreation park and community center
for the benefit of the citizens of Transylvania County. It is my desire and wish
that the facilities be adapted to provide accomodations (sic) for gathering of
elderly people and the youth of the community, and that it serve as a center for
art and craft programs and such other useful and educational purposes as the
Board of County Commissioners shall deem appropriate.
1972 Designated by the County as the Silversteen Retirement and Recreation Center.
Occupied by Transylvania County Parks and Recreation
1981 County Commissioners appoint citizens committee to study Silvermont and the
committee recommends demolition, which was protested by concerned
citizens. The Commission voted to save the buildings and to repair the house.
The rear porch was rebuilt and other repairs were made.
Friends of Silvermont established.
1981 July 9. Listed on the National Register of Historic Places
1982 First floor opened to the public.
Mid 1990s Roof replaced
ca. 1999 Chimneys repaired and capped.
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HISTORIC PHOTOGRAPHS
Historic images have been gathered from archives of
the Rowell Bosse North Carolina Room of the
Transylvania County Library (TPL) and NC Department
of Cultural Resources, State Historic Preservation
Office (NC SHPO) files for this study. Most of the
images from the library were o riginally part of the
Silversteen family's collection. While none of these

are dated, they are presented here in rough
chronological order based upon the size of
landscaping elements, apparent ages of the
Silversteen daughters, and other clues such as cars
and dress.

Exterior Images

Image 1. Unidentified man with a dog on the front por ch. The size of the bushes in dicates that this is probably the earliest
available photo of the house. (TPL NS-0181)
Note the balustrades on the porch r oofs, which are n ow missing or altere d. The shutters appear dark as does the
front door with white trim and dormers. Close inspection of the photo in dicates that all of the window sashes were
white as well. Three of the dormer windows on the third floor appear dark while the one to the right of the portico is
white. The darker windows appear to have a screen with a dark painted frame, as do other windows. The front door
is also dark.
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Image 2. Mrs. Silversteen with daughters, Dorothy, Adelaide, and Miriam (left to right). Ca. 1920 (TPL NS-0206)

Image 3. Front view. (TPL SF-3840)
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Image 4. Plants have been adde d at the foundation of the porch and the two bushes adjacent to the portico have grown
larger than in earlier images. (TPL NS-0254)

Image 5. Front lawn. (TPL SF-0348)
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Image 6. Dorothy with a dog outside sunroom, early
1920s. (TPL SF-0200)

Image 7. Adelaide and Dorothy on the east side of the house,
mid 1920s. Note operable louvere d shutters and half
screens on the windows. Some of the original shutters
are currently stored under the rear porch. (TPL NS0231)

Image 8. Adelaide at the rear of the house. Note
the original rear porch with a sleeping
room on the upper level. (TPL SF-0158)
Harris Architects PLLC
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Image 9. Men installing awnings on the side porch. (TPL SF-0202)

Image 11. Dorothy on the front porch showing the or iginal front
steps, which have been re placed in concrete. (TPL NS0051)

Image 10. Dorothy standin g on the east side of the
house. (TPL NS-0003)
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Image 12. View of the front entrance and gate. The driveway remains in the same
location and configuration, but the gate and two of the stone piers have
been removed to make the driveway wider. (TPL SF-0356)

Image 13. View of rear drive and carriage house.
(TPL NS-0264)
Harris Architects PLLC
March 20, 2013

Image 14. View of rear porch with kitchen. (TPL NS-0251)
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Image 15. The balustrade over the porch has been removed and the front door is now painted white. (TPL N5-0052)

Image 16. The balustrade over the Sunroom on the r ight has been remove d. This picture was probably taken at the same
time as the previous image. (TPL N5-0051)
Harris Architects PLLC
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Image 17. Front view, ca. 1981. (NC SHPO)

Image 18. Rear view, ca. 1981. (NC SHPO)
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Interior Images

Image 19. Miriam Silversteen Kyle on her we ddin g day,
October 14, 1926. (TPL SF-0077)

Image 20. Dorothy Silversteen Bjerg on her wedding day,
July 14, 1932. (TPL SF-0045)

Image 21. Entrance Hall. (TPL HH-225)
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Image 22. Parlor. (TPL HH-226)

Image 23. Living Room. (TPL HH-227)
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Image 24. Dining Room. (TPL HH-228)
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Image 25. Main Stair, 1980s. (NC SHPO)

Image 26. Main Stair, 1980s. (NC SHPO)

Image 27. Dining Room, 1980s. (NC SHPO)

Image 28. Second Floor Hall, 1980s. (NC SHPO)
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CURRENT CONDITIONS
The Silversteen family occupied the house for forty
years and after a period of vacancy it was deeded to
Transylvania County for use as the county's main
recreational center in 1972. Use of the property since
1972 has varied, but it has basically been used as a
community center and the 8.5 acre site now includes
basketball and tennis courts, walking trails, children's
play areas, gardens, parking and other recreational
amenities that are managed by Transylvania Parks and
Recreation. The house is currently used for activities
managed by Western Carolina Community Action
including a senior lunch program, classes and other
activities on the first floor. A museum displaying many
items original to the house and significant to the
Silversteen family is on the second floor. The third
floor is vacant due to building code deficiencies, while
the basement contains mechanical equipment, storage
and offices for the Transylvania Historical Society.
Weekly music jam sessions are organized by the
Friends of Silvermont and the house is also available

to be rented for social functions. The original carriage
house contains public restroom facilities and a
caretaker's apartment.
Despite the changes in the use of the house, the floor
plan has been changed very little from the original
layout. Changes have included demolition of the rear
porch with its original second floor sleeping porch;
enclosure of the main stair at the second floor;
enclosure of the rear stair; removal of a wall between
the original Library and Music Room on the first floor;
and the installation of a toilet room in the original
Butler's Pantry next to the original Dining Room.
Current conditions are documented with floor plans
and photographs taken between December 2012 and
February 2013. Conditions and recommendations for
repairs are described in detail, with the cost of repairs
included in the estimated statement of probable cost.

Exterior

1. North (main) facade. The historic image at right is shown
to compare changes that have been made to the
exterior of the house. The balustrade over the porch has
been remove d and the balustrade over the central
portico has been replaced and does not match the
original design. Steps have also been altered, there
were originally three risers and now there are only two,
and a ramp has been added.
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2. West facade with porte-cochere.

3. Rear portion of the west facade.

4. South (rear) and east facades. The rear porch shown in the historic image below was replace d and the fire escape added
in the 1980s.
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Brick. The exterior walls of the mansion are solid loadbearing brick masonry and were constructed of high
quality materials with few signs of aging or
weathering. The walls vary in thickness from 16 inches
at the first f loor to 8 inches at the attic, typical of
masonry buildings.
No cracks, bulges or other general signs of structural
distress was observed. There are two areas that need
attention. An area of water damage from the built-in
gutter on the south side near the fire escape needs
repointing and another area of brick damaged at the
roof of the rear porch.
The chimneys were repaired and capped off several
years ago and are in good condition.

5. Brick work at the third floor, east facade.

b

a
a

6.

South facade. (a) The darker area of brick above the
landing nee ds repointing due to water damage. This
area extends from the roof down to grade. (b) The soffit
above this area has been pre viously replace d with
inferior wood that is deteriorating and sh ould be
replaced again.
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7. Bricks are missing at the roof of the rear porch and over
the door.
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Roof. The roof consists of two types: composition
shingles on the main sloping roof and a membrane on
the lower flat roofs over the Porches and Sunroom.
Both of these roofs were replaced along with gutters
and downspouts in the mid 1990s.

8.

The main roof is gambrel shaped with large scale
architectural shingles in imitation of the original slate.
These are top quality 40 year shingles7 and appear to
be in good condition. Built-in gutters are at each of
the eaves and are lined with copper , which is also
used for the flashings. The gutters that could be
observed were found to be clean, without debris, and
are in good condition.

South side of the main roof.

There is one known area of leakage on the south side
of the west chimney, with water entering the building
over the windows of Bedroom 312. This has had
attention recently, but is still currently leaking.
Dormers. Gabled dormers are equally spaced across
the front and back of the main block of the mansion.
These have shingled roofs, decorative wood trim, and
arched windows. Cedar shingles are on the sides.
Less decorative long shed dormers are on either side
of the rear wing. These also have shingled roofs and
cedar shingles on the walls. All of the cedar shingles
are deteriorating and need to be replaced.
The flat roof areas over the porches were observed to
have some areas of ponding, even after there had not
been rain for 4 to 5 days. Water was observed on the
floor of the porch under the area of ponding on the
northwestern section of the front porch at the same
time.
This area of the porch needs repairs as
described in the section of this report on porches.

9.

Built-in gutter on the west side of the rear wing with the
west shed dormer to the left.
10. North side (front)
of the main roof
lookin g west.
Cedar shingles
on the side of
the dormers are
deteriorated.

7

Personal communication with Rick Pangle, Director of Parks and Recreation, Transylvania County.
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11. Shed dormer over the east side of the rear wing. The cedar shingles on the walls needs to be replaced.

12. Looking n orth from the west shed dormer on the rear wing. 13.
The flat roof area below is over the side porch and the
porte-cochere, which has a large area of pondin g water
despite no rain for several days. Brown staining in the builtin gutter is from leaves, it is not rust.
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Roof over the west side of the front porch. An area of
ponding (see arrow) corresponds t o water observe d on
the floor of the por ch below. The railing is also in need
of repair.
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Porches. A two-story central po rtico supported by
four Corinthian columns is f lanked by one story colonnaded porches that wrap around both sides of the
house. On the west (right) side a section of the porch
extends out over the driveway and on the east side
the porch extends to a semi-circular one-story sunroom. Wood balustrades originally extended around
the entire porch structure at the second floor with another balustrade over the portico at the third floor.
The upper balustrade has been replaced and is in
poor condition and the lower balustrade was removed,
perhaps prior to ownership of Silvermont by the
County.
The original wood floor structure under the portico has
been replaced with a concrete slab and steps; and a
ramp has been added to the side. While this has provided a safe entrance into the house, wood elements
in contact with the concrete are now deteriorated.
Repairs and replacement of portions of the porch are
needed. The column located at the northwestern corner is sinking and leaning, probably due to moisture
damage, and the floor has pulled away from the house
at this corner, requiring structural repairs. The wood
floor needs to be replaced and repairs are needed on
many of the columns and railings. Deterioration extends around the exterior of the Sunroom as well.

14. Front portico at the center of the main facade.

The upper balustrade over the portico was been replaced with wood and plywood that is not a good
replication of the original balustrade and is also in very
poor condition. This needs complete replacement
and should match the original design. It is recommended that fiberglass o r some other long-lasting
composite material be considered for replacement.
A ramp has been added to the front porch and while
serviceable it does not meet current requirements and
could be replaced to be less obtrusive.

15. View of the front (north) porch looking east.

The porte-cochere is used during inclement weather,
especially by the County's transportation service for
the senior lunch program. This is not ideal as there
are steps up to the porch in this location and a recently purchased van is too tall for the structure.
The rear porch was completely replaced in the 1980s
and is in fair condition. Accessible parking for the
property is located at the rear of the house where
there is not an accessible entrance. Installation of a
ramp on the rear porch is recommended, although the
floor height of the porch will also need to be raised to
the height of the door. Handrails are also needed at
the steps.

16. View of the front (north) porch looking west.
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20. Side (west) porch with deteriorated floorin g.

17. Northwest front corner. The column an d plinth block
(base) is leaning and the floorin g is buckling t o the right
of the downspout.

21. Second floor level at portico.

18. Northwest column, interior.

22. View of thir d floor balustrade which has been re place d,
is in poor con dition, and does not match the or iginal
design.

19. Rear porch, which was rebuilt in the 1980s. The
kitchen door to the left has been replaced and
another door to the rear hall under the main stair
has been removed.
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23. Base of pilasters surround the Sunroom.
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Preservation Plan

Doors. The front door is original to the house and is a
classic traditional design with leaded glass side lights
and an arched transom. The exterior may have had a
natural finish originally as it appears dark in the earliest
photos, then becomes white. Hardware has been
replaced with panic hardware and closers. These doors
should be adjusted and fitted for weather stripping as
there are significant gaps around the perimeter.
The rear kitchen door and the door on the west side of
the house from the service hall have been replaced and
are not original. The other exterior doors are from the
original Breakfast Room, Sunroom, and Day Room to
porches and have multiple panes of glass. A ll of these
doors should also be adjusted and fitted for new
weather stripping.

26. East side door to rear Hall 113. The transom is original,
but the door has been replaced.

24. Exterior view of front door.

27. Rear door to Kitchen area. This door has also been
replaced.

25. Interior view of front door.
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Windows and Shutters. The wood double hung
windows are o riginal, with the exception of the lower
sashes in the windows of the sunroom and basement
windows. Most are 6/1 with arched windows in the
main dormers of the third floor. The windows are
generally in good condition, with a few broken panes
at the third floor. All windows should be adjusted for
fit, with ropes replaced where needed. Broken glass
and glass putty should be replaced and all of the
windows repainted.
Only the first floor windows have exterior aluminum
storm windows, which need replacement.
It is
recommended that exterior storm windows be installed
on all of the windows of the house, inclu ding
replacements for the first floor.
Most of the windows on the house originally had
shutters hung on hinges and a few of these are in
storage under the rear porch. These original shutters
are heavy, with operable louvers and were originally
hung on hinges with pintels mounted on the window
frames such as the ones that remain on the first floo r
under the porch. Most, if not all, of the pintels remain.

29. Typical first floor window with replacement shutters set
on original hinges and a storm window.

The shutters that are now on the house, mainly on the
front, are of thinner construction that the original with
some mounted directly on the face of the building.
Many of these replacement shutters are in terrible
condition and are literally falling apart.
A stockpile of original shutters is stored under the rear
porch. All of the missing shutters should be replaced
with original refurbished units or with new replications
hung on hinges.

30. Second floor window with replacement shutter mounted
to the wall. The original pintels remain on the widow
frame.

28. Original shutters in storage.
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The bottom sashes of the Sunroom windows have been
replaced, which is evident when comparing current and
archival photographs, as well as the construction of the
existing sashes. It is recommended that these sash be
properly replaced to match the original appearance of
the windows.

31. Archival photo of Sunroom win dow, with a single light
bottom sash, which also originally had a screen.

32. Current photo of the Sunroom windows, with
replacement sash on the bottom.

Basement windows under the kitchen have also been
replaced, with the wells covered over. These currently
have single sheets of Plexiglas mounted in the window
opening as well as over the window wells, presumably
because water was entering the building. These are
now weathered and cracked and are not in keeping
with the historic character of the building.

33. Interior of former Laundry with existing Plexiglas panels
at the windows instead of sashes.
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34. Basement window wells with Plexiglas coverin gs.
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Wood Trim. Along with the wood repairs required on
the Porches, limited areas of wood trim need repair
and replacement. A section of the wood cornice on
the south side of the house (see photo 6) above the
area of brick deterioration needs work and a piece of
cornice is missing on the west side.

Paint. Generally all of the painted surfaces need to be
properly scraped of loose paint and cleaned prior to
repainting. Cracks and open joints need to be sealed
and surfaces repainted with quality paint.
Based upon observation of light and dark painted
surfaces that can seen in the historic images and
investigation of original painted surfaces, it appears
that all of the windows, doors, trim, and porch features
were painted white. Shutters were painted dark green
as well as wooden window sc reens, which are now
missing. A full exterior paint color analysis should be
conducted as part of design wo rk prio r to repainting
and should include porch floors and ceilings, which
were commonly other colors and have not been
investigated.

35. Missing cornice trim, west elevation.

Water Infiltration. In addition to roof issues, water
enters the basement when it rains, usually in the Hall in
front of the rear stair. Wo rk will need to be done to
investigate this problem, as there could be multiple
issues. Possible reasons for this problem include:
• Storm water drainage issues and stoppage; check
gutters and downspouts.
• Under slab floor drains in the basement and area
under the rear porch need to be checked to
ensure they are functioning.
• Water infiltration through the concrete slab, which
may not be water-proofed.
• Water infiltration through basement walls, which
may have failing waterproofing.
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Floor Plans.
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Structure. See Appendix B for an assessment of the
structural condition of the mansion by WNC
Engineering.
The mansion is constructed of poured concrete
foundations, brick masonry exterior bearing walls and
wood framed floors, interior walls, and roof.
Inspection of the structure consisted of visual
observations in limited areas where structural
elements were visible, looking for cracks, bulges, and
other signs of distress to the frame or masonry.
The foundation walls are poured-in-place concrete,
estimated to be about 16 inches thick. Most of the
foundation walls are not visible on the exterior of the
mansion and where it is visible in the basement, some
areas have been parged. The concrete that is visible
is severely honeycombed, which is caused by a lack of
vibration of the wet concrete during construction. This
creates pockets of air in the mix which result in voids
in the concrete and poor distribution of the
aggregate.
While this condition would not be
tolerated in construction today, the walls are
performing as intended without any signs of distress
and no work is required.
Where it is visible, the wood frame appears to be high
quality hemlock or pine and is in very good condition.
There are very few knots, checks or splits and the grain
is tight and close. first floor joists are full sawn 2 inch x
11-1/2 inch members spaced at 16 inches. It is
assumed that the floor framing throughout the
building is the same. The size of framing members in
the attic frame sizes vary based on member use and
are reasonably sized and are in good condition. The
roof is sheathed with tongue and groove boards 6
inches in width, the thickness could not be
determined.

36. Typical poured in place con crete foundation / basement
wall with honeycombing.

37. View of the attic.

There are signs of previous water intrusion in the attic,
but no rot or deterio ration was observed in the
framing. Several areas of original tongue and groove
sheathing have
been previously replaced with
oriented strand board (OSB). No damage or current
leaking is currently evident in the attic.
The third floor exhibits many areas of deteriorated and
cracked plaster due to previous moisture damage and
movement of the structural frame. Most of this
damage is the result of previous roof leaks. Another
cause of plaster cracking is the lack of a conditioned
environment. The ambient air temperature varies
widely from winter to summer causing expansion and
contraction of the plaster and therefore failure and
cracking. Even with the plaster damage, however, the
wall framing appears to be in good condition without
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38. Room with cracke d plaster and water damage.
(Bedroom 313)
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visible signs any signif icant deterioration.
The floors, which would reflect the framing beneath
them, appear to be in good condition. An exception
appears at the junction of the walls between Mr.
Silversteen’s bedroom and the adjoining bath where a
significant depression appears in the flooring. There is
no obvious reason for this deficiency.
Wall, ceiling and floo r coverings on the second floor
prevent any visual examination of framing members,
but they are assumed to be in good condition as there
are no visible signs of failure. An exception a sag in
the ceiling below the floor sag observed on the third
floor above in Mrs. Silversteen’s bedroom. The ceiling
of this room, as well as others throughout the house,
have been covered over with plywood and battens.
As the plywood shows no signs of movement, it was
probably installed to cover plaster damage and it
conforms to the warped framing that is probably
stable.

39. Typical ceilin g that has been replace d with plywood
and battens. (Mrs. Silversteen's Bedroom 212) Some of
the first floor rooms have acoustical tile ceilings.

It is very typical that plaster ceilings in older wood
framed structures crack over time and need to either
be repaired or replaced. This is due to normal
movement of the structure due to vibrations and
changes in temperature.
Wall and ceiling coverings on the first floor prevent
any visual examination of the framing, but it is
assumed to be in good condition. Some unevenness
was observed in the floors of the first floor as well as
throughout the house. This is typical of historic
structures and these may have been uneven for some
time due to normal settling.

40. First floor framing. Crawlspace height varies but is
generally less than 6 inches.

The front section of the house is constructed over a
very shallow crawlspace, with a partial basement
under the rear portion. The crawlspace only has a
clearance of about six inches, makin g it very difficult to
inspect. One access po int is an opening in the Boiler
Room wall looking north. While the jo ists that can be
seen are in good condition, these have been shored
with a 6x6 timber laying directly on the ground.
The close contact of the framing with the ground and
the direct contact of the timber is a concern, although
the area observed was dry and the wood is in good
condition. The crawlspace is vented, which allows for
air circulation.
The structural condition of the front and side porch is
a concern and is discussed in a later section of this
report.
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Interior. Few changes have been made to the floor
plans of Silvermont over the years and many original
features remain. Plan changes include the enclosure
of the main stair at the second floor, enclosure of the
rear stair, and the introduction of two toilet rooms on
the first floor - one in a former clo set under the main
stair and the other in a former butler's pantry.
Original features include:
• Plaster walls
• Hardwood floors, trim and doors
• Mantels, fireboxes, and hearths
• Light fixtures (some pendants
mounted to ceiling fans)
• Push button light switches.
• Door hardware

have

Alterations include:
• Covering of plaster ceilings with plywood or
acoustical tile
• Enclosure of Main Stair at second floor
• Heating and air conditioning equipment
• Fire Alarm System
• Surface mounted wire molding
• Enclosure of rear stair
• Kitchen alterations
• Toilet Room in former closet under the main stair
• Toilet Room in former Butler's Pantry
• Office area in Basement

been
Mechanical, Electrical, and Plumbing Systems.
Appendix C is a full report of the existing systems
with recommendations for improvements by Sims
Group Engineering.

41. Main entrance, Hall 101.

42. Main entrance, Hall 101.

Harris Architects PLLC
March 20, 2013

Page 36

Silvermont
Preservation Plan

43. Parlor 102.

44. Parlor 102.

45. Sunroom 103.
Harris Architects PLLC
March 20, 2013

Page 37

Silvermont
Preservation Plan

46. Sunroom 103.
0.

47. Library 104.

48. Library 104.
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49. Living Room 105.

50. Living Room 105.

51. Dining Room 106.
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52. Dining Room 106.

53. Office 107, former Breakfast Room.

54. Office 107, former Breakfast Room.
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55. Toilet 108.

56. Rear Hall 113.

57. Rear Hall 113.
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58. Kitchen 116.

59. Kitchen 116.

60. Kitchen 116.
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61. Main Stair landing.

62. Main Stair landing.

63. Hall 201.
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64. Hall 201.

65. Day Room 202.

66. Day Room 202.
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67. Guest Room 204, now displayed as the
Dining Room.

68. Guest Room 204, now displayed as the
Dining Room.

69. Bath 205.
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70. DAR Room 207.

71. DAR Room 207. Mrs. Silversteen was
actively involve d with the Daughters of
the American Revolution on the local,
state, district, and national levels.

72. Office 208, displayed as Mr.
Silversteen's office.
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73. Office 208, displayed as Mr.
Silversteen's office.

74. Hall 210.

75. Mrs. Silversteen's Bedroom 212,
currently displaye d as the Parlor.
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76. Mrs. Silversteen's Bedroom 212,
currently displaye d as the Parlor.

77. Adelaide's Bedroom 217.

78. Adelaide's Bedroom 217.
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79. Dorothy's Bedroom 218, currently
displaye d with children 's items.

80. Dorothy's Bedroom 218.

81. Bathroom 221.
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82. Miriam's Bedroom 222.

83. Miriam's Bedroom 222.

84. Stair 301.
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86. Game Room 304.

87. Game Room 304.

88. Bedroom 307.
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89. Hall 308.

90. Mr. Silversteen's Bedroom 308.

91. Mr. Silversteen's Bedroom 308.
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92 and 93. Bath 311.

94. Bedroom 312.

95. Bedroom 312.
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96. Bedroom 313.

97. Bedroom 313.

98. Bedroom 314.
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99. Hall 001.

100. Hall 001.

101. Old Laundry 008.
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102. Old Laundry 008.

103. Mechanical 006.
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Carriage House. The Carriage House was built along
with the construction of the house and its design
features are very similar with brick walls and a
grambrel roof with dormers. Even though it is
commonly known as a carriage house, it was probably
actually built as a garage. Brick openings on the
exterior would have originally had large swinging
doors and the upper floor may have been used as
sleeping quarters for servants.
The south end of the lower floor now houses public
toilet rooms while the north end and the upper level
are now a caretaker's apartment. The apartment is in
good condition except for moisture issues on the
ceiling as there is not a fan in the bathroom.
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106. Carriage House, Women.

107. Carriage House, Men .

108. Carriage House, Living Room.
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109. Carriage House, Kitchen.

110. Carriage House, Bath.

111. Carriage House, Bedroom.
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112. Carriage House, Bedroom.

CARRIAGE HOUSE
EXISTING FLOOR PLANS
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HISTORIC PRESERVATION GUIDELINES
The Secretary of the Interior's Standards for the
Treatment of Historic Properties8, (1995) were
developed to provide guidance for alterations to
historic buildings. They are also used as the standard
for projects such as Silvermont when any work is
reviewed by the SHPO and other review agencies.
The intent of the Standards is to assist the long-term
preservation of a property’s significance through the
preservation of historic materials and features. All of
the recommendations presented in this report follow
these Standards, which ensures that the proposed
work preserves the historic and architectural integrity
of the building.
The guidelines include several approaches to histo ric
projects
including
preservation,
rehabilitation,
restoration, and reconstruction. All of these are
defined as follows, however, rehabilitation is the
approach recommended for this project. (It should be
noted that renovation is not considered an acceptable
approach to historic building projects as it implies that
alterations will be made without respect for its histo ric
features.)
While rehabilitation is the approach that will be used
for this project, elements of a rehabilitation project
include both preservation (retention), restoration
(returning an element to its original condition), and
replication (reproduction of an element to match its
original condition).
Preservat ion is defined as the act or pr ocess of
applyin g measures necessary to sustain the existing
form, integrity, and materials of an historic property.
Work, includin g pre liminary measures to prote ct and
stabilize the pr opert y, generally focuses upon the
ongoin g 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, ele ctrical, and
plumbing s ystems and other code-re quire d wor k to
make properties functional is appropriate within a
preservation proje ct.
Rehabilitat ion is defined as the act or pr ocess of
making possible a com patible use for a property
through re pair, alterations, and addit ions while
preserving th ose port ions or features which con vey its
historical, cultural, or architectural values.
Restoration is defined as the act or process of
accurately depicting the form, features, and character of
a propert y as it appeared at a particular per iod of time
by means of the removal of features from other periods

8

in its history and reconstruction of missing features from
the restoration period. The limited and sensitive
upgradin g of mechanical, electrical, and plumbing
systems and other code-require d work to make
properties functional is appropriate within a restoration
project.
Standards for Rehabilitation:
1.

A propert y 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 retaine d and
preserved. The removal of distinctive materials or
alteration of features, spaces, and spatial relationships
that characterize a property will be avoide d.

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 addin g
conjectural features or elements from other histor ic
properties, will not be undertaken.

4.

Changes to a pr operty that have acquire d histor ic
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 histor ic materials will
not be used.

8.

Archeological resour ces will be protecte d 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 h istoric materials, features,
and spatial relationships that characterize the property.
The new work will be differentiated from the old and will
be compatible with the histor ic materials, features, size,
scale and proport ion, and massing to protect the
integrity of the property and its environment.

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

www.cr.nps.gov.
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BUILDING USE
Constructed as a private residence, the mansion is
now used primarily as a Community Center and
Museum which are considered to be Assembly uses,
type 3 according to current building codes. The first
floor community activities are managed by Western
Carolina Community Action for the County and the
second floor Silvermont Museum is managed by a
group of volunteers. The Friends of Silvermont have
weekly music jam sessions and basement office space
is provided to the Transylvania County Historical
Society (a non-profit) by the County. The third floor is
currently unoccupied.
These uses are appropriate for the structure and seem
to work relatively well. The senior lunch program,

administered by WCCA, brings senior citizens to the
building each weekday for lunch, which is prepared
off-site. This pro gram is not considered an adult day
care program at present, but code requirements for
this type of use may need to be considered if the
program is expanded.
Possible uses for the third floor were explored as
allowed by building codes and discussed at length by
the Silvermont Planning Committee. As a specific use
or occupant have not been identified, code analysis
for use of the third floor is based upon continuing the
Assembly use of the lower floors as the best use is a
continuation of similar activities.

BUILDING CODE ASSESSMENT
General. Standard building codes such as the current
2012 North Carolina Building Code are written for new
construction and applying the requirement of the code
to the existing conditions of historic buildings would
require significant alterations that would negatively
impact the building's historic character. Fortunately
there are two sets of code provisions that help to
maintain existing conditions.
Chapter 34 - Existing Buildings of the NC Building
Code utilizes a scoring system that balances
acceptance of certain existing conditions with the
introduction of safety features such as f ire alarm and
suppression systems. Another code, the 2009 NC
Rehabilitation Code provides an alternative approach
that categorizes the type of work that is being done,
also often allowing many existing conditions to
remain.
It should be noted that both of these existing building
codes refer to the NC Building Code for some
requirements and that they cannot be intertwined.
The final analysis must be based on one or the other,
not both. Chapter 34 was used for this analysis, as the
Rehabilitation code is more stringent for Assembly
use.
This code analysis is based upon the following:
• Use of the entire building including the third floor.
• Important historic elements will be retained or
restored, including removing the enclosure at the
second floor of the main stair.
• Most existing conditions will remain with unrated
doors and partitions.
Harris Architects PLLC
March 20, 2013

Page 62

•
•

Existing rear stair does not meet code and cannot
be used for exiting due to its width and winders.
No separation of f loors or uses, and entire
building is one fire compartment; if third floo r is
not used for assembly, it will be considered a nonseparated mixed use.

Basic code information about the building is provided,
followed by a discussion of the scoring system used to
balance
non-conforming
items
with
other
requirements to make the building safe.
Building Use. Code review was based upon the
current uses of the first (Community Center) and
second floor (Museum) which are both considered
Assembly, category 3. (A-3) §303 The third floor is
vacant and a new use has not been determined, so
this level was reviewed for Assembly use as well, which
generally have the most stringent requirements and
would probably be applicable for other uses as well.
Construction Type. Type 3B: Exterior walls of noncombustible masonry; interior floor and roof structures
of wood construction.
Building Area and Height: Silvermont is a three story
building with a basement, with a height of about 33
feet and the following gross square footage:
Basement 1,784 SF (gross, includes walls)
First
3,766 SF
Second
3,468 SF
Third
2,925 SF
Total
11,943 SF (10,159 SF on floors 1-3)
Silvermont
Preservation Plan

Allowable height for A-3 buildings of type 3B
construction is 55 feet or 2 stories, with an allo wable
square footage of 9,500 SF. (SF) §503 Due to open
space around the perimeter, the area can be increased
to 16,225 SF. This means that the existing building
exceeds the code by one story, but the existing area is
less than allowed.
Occupant load: Calculated based upon the type of
use, the number of occupants in each area affects the
capacity of exits, the requirements for plumbing
fixtures, and the design of the mechanical system.
Maximum floor area allowances for Assembly use
without fixed seats includes 7 net square feet (sf) per
person for areas with moveable chairs, 5 net sf for
standing space, and 15 net sf for areas with tables and
chairs (or furniture for museum areas.)
Other
incidental areas are calculated as to their use, kitchens
are 200 gross sf per person and offices are 100 gross
sf per person.
The following assumptions about occupancy have
been made:
Basement: Incidental use with less than 49 occupants.
First Floor: 262 people
• Hall 101 (lobby) @ 5 net sf/person = 95
• Parlor 102 & Library 104 @ 7 net sf/person = 119
• Living Room 105 & Dining Room 106 @ 15 net
sf/person = 43
• Sunroom (Office) @ 100 sf/person = 3
• Kitchen@ 200 sf/person = 2
Second Floor: 125 people
• Display areas@ 15 net sf/person =125
Third Floor:
• Display areas@ 15 net sf/person =116
• OR offices @ 100 sf/person = 29 people
Analysis and Requirements.
Stairways. A minimum of two remote exit ways are
required from each level when the occupant load is
greater than 49 people.
• One exit is allowable from the basement
• Two exits required from the upper floors; one new
enclosed stair meeting code requirements for new
construction and having a smoke proof enclosure.
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Doorways: Existing exit doors on the first f loor are
greater than needed from the upper three floors by
about 200%.
Egress Lighting: Means of egress lighting requires
artif icial lighting with an intensity of not less than one
foot candle at the floor, connected to an emergency
electrical sy stem so that illumination will be continued
in the event power is lost.
Exist signs: Illuminated exit signs are required
Mechanical. Systems will either serve just one story or
a central boiler system without ductwork will be used.
Fire Alarms. Complete automatic fire alarm system in
the entire building with emergency voice/alarm system
with pull stations.
Sprinklers.
Fully automatic fire sprinkler system
required throughout the building with standpipes.
Accessibility. The building shall be fully accessible to
persons with physical disabilities. All county owned
buildings must be accessible on all levels and
accessible routes shall coincide with or be located in
the same area as the general circulation path. 60% of
the public entrances are required to be accessible.
Public spaces must all meet accessibility standards
including doors, restrooms, and the elevator.
Plumbing. Fixtures must be provided in accordance
with the NC Building Code, based upon the
occupancy load.
Basement: Single toilet room in office area to
remain.
First - Third Floors: 2 toilets and 2 sinks for men and
4 toilets and 2 sinks for women are required. Six
toilet rooms are included in the design, with a total
of 4 designed to be accessible. Although the total
required can be accommodated within the mansion,
the toilets in the Carriage House can also be used as
they are located within 200 feet.
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PROPOSED REHABILITATION
Proposed plans and a statement of probable cost are
presented for a complete rehabilitation of the mansion
and carriage house that would upgrade and improve
both buildings.
Mansion.
Repairs.
Work is needed on deteriorated and
weathered surfaces and for cyclical maintenance as
described in the section of this report on existing
conditions. All work should be undertaken to retain as
much original building fabric as possible. Where
original elements are missing o r need repair, they
should be replaced to match original materials and
details.

Carriage House:
The interior of the Carriage House has been fully
renovated and it is anticipated that its current uses will
remain. The interior of the apartment is in good
condition and only needs limited repair of the ceiling,
which is a general maintenance issue.
The public restrooms, however, are in fair condition
and a complete renovation to include new fixtures,
partitions, and finishes is recommended as a mid-term
need.
The exterior needs a new roof, replacement of wood
shingles on the dormers and exterior painting as well.

Alterations: Changes to the building are illustrated on
proposed floor plans.
These include alterations
required by code to meet accessibility standards and
to make the building safe including a new exit stair,
entrance ramps, elevator, and fire suppression system.
Previous alterations, such as the enclosure of the main
stair are to be removed to restore the mansion's
original design.
Upgraded and new mechanical systems will provide
heat and cooling to all areas of the building along with
updated electrical service as required for additional
lighting and mechanical loads including the elevator.
These should be installed to hide as much equipment,
piping, and wiring as possible in walls and other
building cavities.
Items are listed in the Statement of Probable Cost in
priority order and include:
•
•
•
•

•
•
•
•

exterior repair work including painting
accessible ramps at the front and rear entrances
rear addition with elevator and stair serving the
first through third floors
improved rear entrance with improved circulation
at the first floor that meets accessibility
requirements
upgraded mechanical, electrical, plumbing,
communication, and fire alarm systems
fire sprinkler system
interior repairs and improvements; finishes
accessible toilets at each floor
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STATEMENT OF PROBABLE COSTS
Based upon current market information, a statement of probable costs follows. Pricing information is based
upon data collected by Harris Architects. Sims Group Consulting Engineers provided costs for building systems..
These costs do not include asbestos abatement, interior furnishings, equipment or exhibits. Costs do include
overhead and profit.

qty

unit

EXTERIOR
General roof repairs

1

LS

8,000

8,000

8,000

Storm water mitigation

1

LS

5,000

5,000

5,000

Repair/replace wood trim at eaves
& dormers

1

LS

5,000

5,000

5,000

Replace wood shingles at dormers

349

SF

20

6,980

6,980

Windows - general repairs
Construction aids - lift, scaffold,
protection
Repair front & side porch
repair structure
replace wood floor

70

EA

100

7,000

7,000

1

EA

15,000

15,000

15,000

300
1,226

SF
SF

20
20

6,000
24,520

6,000
24,520

replace / repair columns
repair railing
replace balustrade @ portico
(3rd floor)
Paint exterior
Repair doors, adjust, weatherstrip

22
152

EA
LF

500
75

11,000
11,400

11,000
11,400

51

LF

250

12,750

12,750

1
5

LS
EA

25,000
550

25,000
2,750

25,000
2,750

Rear porch repairs & install ramp
Replace front ramp to meet code
Storm windows

1
1
70

LS
EA
EA

2,000
1,500
250

2,000
1,500
17,500

2,000
1,500
17,500

Windows replace @ basement
Basement window wells - repair

5
4

EA
EA

250
600

1,250
2,400

1,250
2,400

Replace shutters
Masonry repair (spot repointin g)
Replace membrane roof over
porches
Windows -6 sashes replace @
Sunroom

28
300

PR
SF

450
10

12,600
3,000

12,600
3,000

2,253

SF

5

11,265

6

EA

1,500

9,000

9,000

Replace balustrade @ porch (2n d
floor)

224

LF

250

56,000

56,000

1,784

SF

15

26,760

26,760

BASEMENT
General repairs and finishes
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unit $

subtotal

WORK PRIORITY
B
C
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A

D

Notes

As funds are probably not available for the entire rehabilitation project, the work has been prioritized in order to
phase the work. This is reflected on the statement of probable cost in the columns numbered 1 through 4; with
items under column one being of the highest priority. The priority of work has been established through work
with the Silvermont Planning Team. Exterior work is of the highest priority as it protects the interior of the
building. It should be noted that dividing the work listed in the middle levels of priority into smaller projects is
problematic as many of the work items need to follow a progression. For instance, installation of mechanical and
electrical systems needs to come before plaster repair and painting.

2

1
11,265
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3,766

SF

20

75,320

75,320

1

LS

30,000

30,000

30,000

Mechanical - Upgrade existing hot
water system, 1st & 2nd

1

LS

70,000

70,000

70,000

3

Mechanical - heat pump, 1st & 2nd
2nd - Remove rear stair, add toilet
Electrical, Lighting, & Data, 1st

1
1
1

LS
LS
SF

88,000
20,000
28,000

88,000
20,000
28,000

88,000
20,000
28,000

3

Electrical, Lighting, & Data, 2nd
Fire Protection System (Sprinklers)
& update Fire Alarm (entire
buildin g)

1

LS

12,000

12,000

12,000

11,943

SF

12

143,316

143,316

1,793

SF

55

98,615

98,615

1

LS

250,000

250,000

250,000

1

LS

25,000

25,000

25,000

1

LS

33,000

33,000

33,000

1

LS

20,000

20,000

20,000

1

LS

30,000

30,000

30,000

CARRIAGE HOUSE
Repair shingles at dormers
Roof
Exterior Upgrades and painting

60
960
1

SF
SF
LS

20
5
6,000

1,200
4,800
6,000

Renovate Public Toilets

286

SF

THIRD FLOOR
Rehabilitation
Rear addition for stair & elevator;
new entrance area (includes
elevator)
Mechanical - extend hot water
system to 3rd floor
Mechanical - heat pump, 3rd
Plumbing, 3rd
Electrical, Lighting, & Data, 3rd

Contingen cy

A

D

1,200
4,800
6,000

75

21,450

subtotal

$1,240,376

$180,650

$466,636

$44,715

$548,375

25%

310,094

45,163

116,659

11,179

137,094

$1,550,470

$225,813

$583,295

$ 55,894

$685,469

124,038

18,065

46,664

4,472

54,838

$1,674,508

$243,878

$629,959

$60,365

$740,306

TOTAL CONSTRUCTION
Architectural & Engineerin g Fees

subtotal

Notes

unit

FIRST & SECOND FLOORS
1st - General repairs and finishes
1st - Upgrade exist toilets, remove
stair, add one toilet

unit $

WORK PRIORITY
B
C

qty

8%

PROJECT TOTAL

21,450

Abbreviations: LS = lump sum; EA = each; SF = square foot
Notes:
1. Not required if rear addition is built as new construction will cover problem area.
2. Includes repairs to all roof areas; temporary repairs to membrane roof.
3. These costs include replacement and upgrades of the existing systems as well as heat & air conditioning in the
Sunroom and 2nd floor. In lieu of new systems, heat pumps could be added to these areas without the hot
water heat. This is estimated at $45,000.
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MAINTENANCE SCHEDULE

1.0
1.1

BUILDING
ELEMENT
Roofs
Roof areas generally

1.2

Flashing & built-in
gutters

1.3

Asphalt roofs

1.4

Membrane roofs

2.0
2.1

Drainage
Gutters &
Downspouts

2.2

Gutters &
Downspouts

2.3

Gutters &
Downspouts

2.4

Below groun d
drainage

3.0
3.1

External walls
External walls
generally

3.2

Ventilation

3.3

Windows

3.4

Doors and windows

3.5

Foliage and large
trees close to walls
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MAINTENANCE
TASK

FREQUENCY

J

F

M

A

M

MONTH
J J A

S

O

N



Inspect roof areas
from the ground and
accessible high
points.
Inspect con dition up
close

• after stormy
weather
• annually
twice per year





Inspect con dition up
close
Inspect con dition up
close

twice per year





twice per year





Inspect from the
ground and
accessible high
points.
Clear debris and
ensure drains are
clear.
Inspect for cracks
and leaks. Repair or
replace any cracked
sections.
Inspect and clear of
debris.

• after stormy
weather
• annually
twice per year





twice per year





twice per year





Inspect external
walls from the
ground and
accessible high
points.
Ensure that
ventilation grilles
and louvers are free
from obstruction.
Inspect win dows.

• after stormy
weather
• annually



twice per year



Check operation of
hinges, bolts, and
locks; and lubricate
as necessary. Check
security of locks.
Check trees and
large shrubs. Report
any dead branches
and signs of ill
health, or root
damage to the
buildin g or belowground drainage.

twice per year
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twice per year

annually

D
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4.0

Interior

4.1

Interior spaces

4.2

Interior structure
and materials

4.3

Interior structure
and materials

5.0
5.1

Building services
Heating system

5.2

Water system

5.3

Fire Protection

Harris Architects PLLC
March 20, 2013

Inspect roof voids
and internal spaces,
particularly below
gutters for damage.
Inspect internal
structure and report
on any signs of
structural movement
or of damp, fungal
growth and dry rot.
Inspect for termites
and vermin. Treat as
needed.

after stormy
weather



annually



annually



Service the heating
system and update
the service schedule.

annually



Ensure that all
expose d water
tanks, water pipes
and heating pipes
are protected
against frost.
Service fire
extinguishers and
test Fire Alarm
System.

annually



annually
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