TOWN FARM BUILDING
35 Town Farm Road
Year Constructed:
1837
Year of Renovation/Addition: Unknown
Building Type:
B
Construction Type:
VB
Fire sprinklers:
No
Total Floor Area:
5,000 SF
Floors: Basement, First, Second, and Third
(Third floor unused. Building would need to be
ungraded with a fire sprinkler system or
changed to construction Type VA to allow use of third floor. Other items such as
accessibility and egress would also need to be addressed).
Documents used in this report:
Ipswich River Engineering, Inc. "Report Of Observations And Recommendations From
The Visual Structural Condition Evaluation Of The Westford Town Farm Building" dated
June 23, 2011.
Roof Management Consultants, Inc "Roof Inspection and Evaluation Report" dated
November 14, 2013
GENERAL:
There is definite value in retaining historic structures within the Town and in the case of
the Town Farm building preserving the history associated with it. There are many
questions associated with the structural integrity of the building that will need to be
resolved should the building continue in its current use. Similarly, there are many
challenges; making the building handicapped accessible, providing it with adequate and
safe means of egress, repairing finishes, improving energy efficiency and replacing
plumbing. Also, as a wood structure, integrating a fire sprinkler system into the building
to improve life safety and to preserve the structure.The expense of the repairs is such
that less expensive alternate solutions should be considered. Option 1 would be to gut
the building and construct a new interior structure with interiors to suit the actual needs
of the Recreation Department. This has the advantage of retaining the exterior of the
building and certain interior features to preserve the historic structure.Option 2 would
be to relocate the Recreation Department to an alternate facility or new building.
LIFE SAFETY:
Range in kitchen does not have an exhaust hood. If used for
2
cooking an exhaust hood is required.
HEALTH:
The waste disposal system is antiquated and needs to be
1
replaced with an entirely new septic system incompliance with title V.
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HAZARDOUS MATERIALS:
ADA COMPLIANCE:
3

There are no ADA accessible restrooms in the building. Both men's
and women's rooms need to be constructed.

3

Loose wires run along floor at front of reception desk. These should
be re‐routed and secured.

3

Most doors have knob sets which need to be changed to lever
hardware.

3

There is a 3" high step from copier area to hallway. It will be
difficult to provide a ramp at this location as there is a door into an
office that would be blocked. Currently there is a ramp at the other
end of the hallway that provides access to these rooms. However,
this ramp is uneven, has no handrails and a door swings into the
ramp. Ramp needs to be modified to resolve this problems.

3

There are also a number of locations with high thresholds at doors.
Most exterior doors have high thresholds. Thresholds need to be lowered or ramped.

3

In kitchen area, the sink is not ADA compliant and needs to be
replaced and cabinetry modified.

3

Exterior exist stair is not ADA compliant.
Landing is too small, stairs have nosings and
there are no handrails.
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3

3

3

Remove projecting nosings at steps at front of building. Replace handrails to provide
extensions.

Interior stairs have nosings and low guardrails with no handrails. Taper
front of risers to eliminate lip and add ADA compliant handrails to both
sides of stair. Alternatively a variance could be sought to waive
compliance.

Interior stairs to third floor have only plywood treads. Replace with
hardwood treads and taper risers to achieve a flush condition between
riser and tread. Add handrails to both sides of stair.

SITE:
Small wood sleeper retaining wall is failing and needs to be replaced.
3
EXTERIORS:
2

2

2

2

Windows on original brick building are severely deteriorated which
much exposed wood that requires stripping of paint wood
consolidation and filling, re‐painting and sealant. Most storm
panels are missing. Due to the labor
intensity of repairs, replacement should
be considered with historically sensitive
energy efficient windows.
Basement windows have been blocked. These should be
opened up, masonry inspected and repaired and new
windows added.
Basement windows (5) to rear of west building are badly
deteriorated and require replacement.

Replace windows on west wall of basement.
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Masonry has been sandblasted destroying the original look of the
building and the protective fire skin of the brick. This appears to
be a hard water‐struck brick that continues to be performing well
despite the sand‐blasting. For comparison on the interiors there is
evidence of the original brick that has not been sand‐blasted.
Walls appear to be functioning satisfactorily. No action required
but, it is recommended that should deterioration of the brick
begin to occur additional action will be necessary.
3

Joints between stone blocks of foundation are cracked and
deteriorating. Joints need to be cut out and re‐pointed.

There is evidence that the original building had shutters.
Consideration should be given to replacing these to reflect the
original intent.

3

Crawl space is not properly enclosed to repel animals. Enclose
crawl space with ventilated walls with insect screens. Provide a
barrier between enclosure and grade.

3

Replace deteriorated trim and paint at rear of building.

3

Exterior door to Basement is badly deteriorated and appears to
sit below grade. Re‐grade and pave area at door. Restore door
and frame.

3

There are a few cracks in the
stone foundation of the west
building that need to be cut out
and re‐pointed. Also some open
joints need re‐pointing.
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3

Basement door needs painting.

2

Replacement cornice trim at rear basement
entrance.

3

Re‐construct stone masonry retaining wall
at north‐west corner.

Scrape and re‐paint cornice at entrance canopy.
3

3

Re‐paint steps and ramps at front of building.

3

Re‐point brickwork where some cracking and open joints occur. This
is particularly evident beneath window sills.

If restoration of the building is contemplated consideration should be
given to relocating wiring and conduits that run on the face of the
walls.
General note regarding porches and fire escape:
The third floor of the building, as stated elsewhere in this report, cannot be used unless
the building has a fire protection system. Both interior stairs are not code compliant as
far as direct exiting and enclosure. It is recommended that a new stair and elevator/lift
with enclosure be added to the rear of the building and that the stair in the late 1800's
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addition be enclosed in a one hour fire rated enclosure. In doing so the porch stairs
would not be required for egress and could retain their current appearance, with
repairs. If unused in such a way, the floor openings of the porch should be closed off to
prevent use of the stairs. If the building is sprinklered and the new exterior stair
extended to the third floor one exit would be acceptable provided the floor is used for
office use and not as public space. The following recommendation apply to the
porch/stairs not being used for egress.

3

3

Porches, floors and stairs need to be scraped and repainted.
One missing baluster needs to be replaced to match existing.

Balusters are heavily coated with paint and in placed are not
vertical and are poorly spaced. Balusters should be removed
and reinforced to meet code loading requirements. Design
should be modified to increase height and to reuse re‐
painted existing balusters.

3

Metal railings at roof need to be painted only if third floor is
not occupied.

2

Steps from porch are loose laid stones that are uneven.
Construct a concrete foundation and re‐set stones to create
even and level treads. Applies to front and side stair.

3

Fire egress stairs that run through porch do not have
guardrails and handrails are uneven. Replace guardrails and
handrails following review with Historic Commission. cover
openings in porch floors to prevent use of stairs.
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As indicated in Roof Management Consultant, Inc's roof report dated November 14,
2013 various roof repairs are required including those for; EPDM roof, lightning rods,
and gutters. The work was estimated at $850.
INTERIORS:

2

2

2

Roof Framing:
Original Building: Due the fire and previous leaks
roof members need to be examined to determine if
there is any latent damage to the structure. This
can be done when plaster is being removed and
replaced as described below.
The sizes of roof members indicate that the
structure is over over‐stressed particularly at time
of heavy snow loading. There is visual evidence of
sagging roof members. Similarly the attic floor joists
appear to be undersized. A full analysis of the roof
framing should be performed and the structure
reinforced to meet current code required roof
loading.
Second floor framing in the late 1800's addition has
been cut to accommodate new plumbing. The work done is structurally un‐sound and it
is recommended that shoring be added to support the floor framing until framing
repairs can be achieved.
Second floor framing is not visible except at very limited locations, and, based upon the
condition and sizes of the framing elsewhere in the building we anticipate that the load‐
bearing capacity is well below code required standards. A detailed structural analysis,
removing ceilings, and wall plaster to exposed concealed conditions should be
undertaken. We anticipate structural improvements will be necessary.

2

Support columns for the first floor framing, in some
cases, bear directly on concrete slabs and as a result
have absorbed water and become punky. Posts
should be replaced with new pressure treated posts
on concrete foundations raised above the floor with
steel separating plates.

2

Floor connections to the posts have been over‐
stressed and, following structural analysis, will
require hangers, reinforcement, additional support
or replacement.
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Similarly joists are tenoned to fit into mortises in floor beams. This further reduces the
floor capacity. A complete assessment of the floors is necessary and repairs and
replacement made to bring capacity to code standards.
2

Foundation have numerous gaps between stone. Re‐point
stone foundation walls.

Large gaps in flooring up to 1/4" wide. Monitor and replace
boards if situation worsens.

3

Plaster ceilings throughout building are uneven, cracked
and in some locations detached from the structure.
Generally, each crack needs to be cut out, bond with
lath verified and crack repaired. If plaster is loose, re‐
secure to structure.

3

Like the ceilings plaster on walls is cracked and has pulled
away from structure. Remove damaged wall plaster for
entire wall surfaces, replace with level 5 finished wallboard
and paint wall.

3

Third floor is basically unfinished. It requires repairs to
walls, beyond that of the other floors including removal of
areas of plaster and re‐anchoring of wood lath, removal of
high thresholds at doors, removal of wallpaper (some
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sections although deteriorated should be considered for retention as a historic record)
and re‐finishing all surfaces. The following photos indicate areas of plaster damage at
sloped ceilings; low guardrail at top of stairs and unfinished walls; ceiling damage;
typical plaster crazing.

Throughout the building are areas requiring repairs that are too numerous to describe in
a report such as this. The following photographs show examples of these.

3

There are interior building defects too numerous to mention individually, but examples
include:
Damaged door frame; exposed ceiling wiring; patched and damaged floor at radiator;;
partitions removed but carpeting not repaired; make‐shift wall repairs; damaged stair
enclosure; broken window sash cords; baseboards missing (from fire); and exposed
carpet padding.

ENERGY & WATER CONSERVATION:
A large number of windows are missing latches on the meeting rails
and windows do not appear to have weather‐stripping. Add latches
and weather‐stripping to windows.
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Some windows do not have storm panels. See notes above for window replacement

MECHANICAL, ELECTRICAL, PLUMBING AND FIRE PROTECTION:
(see individual reports for detailed description).
2

There is no fire sprinkler system for this wood framed building. It is recommended that
one be added.

3

The domestic water supply throughout the building requires frequent repairs and
should be replaced.

3

The waste and vent piping throughout the building requires frequent repairs and should
be replaced.

3

The two hot water re‐circulating pumps in the Basement cannot work as installed and
should be removed.

3

The space housing the gas water heater has no combustion air. Add combustion air
source to space.

3

The water services provides excessive water pressure to the building. A pressure
reducing valve set at 70 PSIG needs to be added.

3

Lighting throughout Building have exceed their life expectancy. Replace lighting
throughout.

2

Switches and receptacles throughout Building have exceed their life expectancy.
Replace switches, receptacles and lighting throughout.
The functioning of the packaged HVAC unit, mounted at grade, can be compromised by
drifting snow. In winter months maintenance is required to remove snow surrounding
unit.

3

Package HVAC unit has exposed ductwork in the crawl space. The ductwork insulation
has been compromised and needs to be repaired.

3

Steel steam piping in Basement needs to be insulated to prevent premature condensing
of steam in pipes.
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