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EXECUTIVE SUMMARY
A Late-Victorian Home on Peachtree Street
During the late nineteenth and early twentieth centuries, Atlanta’s Peachtree Street was home to the city’s
wealthiest and most influential families. A relative late-comer to the neighborhood, the Rufus M. Rose House
was designed by architect Emil C. Seiz and completed in 1901, and is one of only a few grand homes from the
era remaining. The Rose family would keep the house until 1923. From 1923 through the mid-1940s, the house
served as a private residence, rooming house, and county offices. In 1945, the house was purchased by James
H. Elliot, who used it to house his antique store and museum through 1988.
From 1999 to 2001 the house served as headquarters for the Atlanta Preservation Center, and it was sold at
auction in 2011. The structure was listed on the National Register of Historic Places in 1977 and was
designated a Landmark Building Exterior by City of Atlanta in 1989.
Many interior spaces of the building retain their original configurations; however, some original finishes and
features are damaged or removed. The building exterior is partially intact, and certain features have been
removed or damaged. Key changes to the house include removal of the front porch (c. 1930s); demolition of
the rear porch and sleeping porch (c. 2000s), and ongoing changes to the site and immediate area that have
occurred through the 20th century.
The current Owner engaged Surber Barber Choate + Hertlein Architects to prepare this Conditions
Assessment Report in 2016.

Project Philosophy: A Rehabilitation Approach
Preparing the Rufus M. Rose House for occupancy requires rehabilitation of many existing architectural
features and significant upgrades to all building systems. As a result, treatments proposed in this report adhere
to the Secretary of the Interior’s Standards for Rehabilitation: These standards create a basis for this report
and recommendations included herein. This report focuses on the physical and architectural aspects of the
house.
These Standards define “rehabilitation” as “’the process of returning a property to a state of utility, through
repair and alteration, which makes possible an efficient contemporary use while preserving those portions and
features of the property which are significant to its historical, architectural and cultural values”’ (Standards for
Rehabilitation, 1995). Recommendations should reflect this philosophy, and work should be executed by
artisans and contractors experienced with rehabilitating historic structures requiring local and state review.
This report’s intent is to provide a framework and conceptual budget to help facilitate rehabilitation work at the
Rufus M. Rose House, which allows occupancy for potential uses as outlined in this report. The
recommendations outlined in this report are grouped in clusters of successive priorities in order to provide a
guide for the stabilization, preservation, and rehabilitation of the site and building, and the corresponding
estimate identifies associated costs.

Methodology
During February and March 2016, Thomas F. Little, AIA and Nicholas Purcell, Associate AIA of Surber
Barber Choate + Hertlein Architects (SBCH) conducted two site visits to visually assess existing conditions;
measure and photograph the building and site; and discuss potential treatments. Joining the SBCH team were
Jack Weems, PE, structural engineer and Susan Smith, PE, AIA, cost estimator, of Palacio Collaborative. The
SBCH team then developed architectural floor plans and a prioritized list of proposed treatments that form the
basis of this report. This report also builds upon prior historic and archival research to inform treatment
recommendations.
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ARCHITECTURAL DESCRIPTION AND CONDTIONS ASSESSMENT
Neighborhood
The house is located on the east side of Peachtree Street in an urban area dominated by buildings
serving the Emory University Hospital Midtown campus to the west; near the growing commercial
and residential development of Midtown north of North Avenue; a mixture of surface parking lots,
retail establishments; and new residential and commercial development to the immediate east.
Downtown Atlanta is located several blocks to the south of the site. Ongoing development activity to
the north, east and west has accelerated since 2010.
Immediately adjacent to the site are commercial buildings to the south, currently housing a restaurant
and vacant storefront; along with a vacant mid-rise dormitory building (renovation underway as of
July 2016) and surface parking lot to the north. The surface parking lot extends through the block to
the east, connecting with Courtland Street.
Numerous MARTA bus lines serve the neighborhood, and the site is located between the Civic
Center and North Avenue MARTA rail stations.

Site
The Rufus Rose house sits on a narrow lot and is oriented along an east-west axis, with narrow yards
to the south, west and north and a larger yard to the east. The narrow floor plan grew from the
constraints of the narrow site, often compared to the plan of a typical 19th century townhouse.
Along the primary facade (west) facing Peachtree Street, the front yard is separated from the public
sidewalk by a granite curb. Granite steps with decorative detailing in the Art Nouveau style lead to
the front porch, which is located approximately 36”above the sidewalk. Historic photographs suggest
that modification of the front yard and steps occurred as Peachtree Street grew in width during the
20th century.
An unevenly installed chain link fence spans the full width of the site along Peachtree Street, with a
gate at the northeastern corner of the site. This section of fence has been modified and installed since
2011. A remnant of a cast iron fence remains at the southeastern corner adjacent to the neighboring
structure.
Along the north site boundary, a brick curb separates the site from the adjacent asphalt parking lot,
and chain link fencing continues to the east corner of the site. Partially collapsed or damaged brick
window wells and metal downspouts feeding to below-grade drains (functionality unverified) are
located along the building facade.
The rear (east) yard slopes gradually to the east and surrounded by a chain link fence, with a gate at
the southeast corner. Connected to the house is a partial-height foundation wall, which served to
support the rear porch (demolished since 1999) which also created an exterior entrance to the
basement. There are downspouts that extend from the house to discharge on the yard. A section of
carved granite served as a carriage block at Peachtree Street; it is visible in historic photographs.
Along the south elevation, the yard reduces from an average width of 6’-8” down to almost 12”
between the bay window and adjacent wall. The wall of the adjacent commercial building runs
approximately 64 feet eastward from the sidewalk alongside the south yard. Brick window wells and
downspouts feeding to below-grade drains (condition unverified) are located along the building
facade.
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Exterior Features
The distinctive appearance of the Rufus Rose house includes many features of the Queen Anne style:
An asymmetrical primary facade; bay windows; a variety of window sizes, shapes and types; slate
roofing (now removed); terra cotta, stone, and sheet metal decorative elements; a granite belt course
located at roughly the first floor level; and a porch that extends the full width, which originally
included wood columns and painted balustrade. The Queen Anne style was popular in the United
States from the 1880s through the early 1900s.
While most of these signature decorative features are located on the main facade facing Peachtree
Street, similar flourishes are located along the north and south elevations: The smooth brick with very
tight mortar joints, stone lintels and window sills extend eastward approximately for about one-half of
both north and south elevations. A decorative stucco and wood gable treatment dominates the south
elevation.

Foundations
Foundation walls are solid brick masonry, loadbearing, with an assumed spread footing (see structural
report). There is a variety of window openings, integrated basement vents brick window wells, and
downspouts discharge to below grade drains. Foundation walls are partially capped by a granite belt
course on the north and south elevations, and the front porch obscures foundation walls at the west
elevation.
Foundation walls appear to be sound, however a number of issues were observed. At the exterior,
mortar joints have eroded by surface drainage from roof and gutter leaks; walls at existing window
wells exhibit damage and drains are likely not functional; and the walls are generally discolored and
dirty, and sections have been painted at the north elevation.
A visual inspection from the basement suggests that perimeter waterproofing, downspout and
foundation drains have partially failed and this has resulted in weakened mortar joints and damage.

Treatment Recommendations
Overall recommendations include:
• Performing a perimeter excavation allowing inspection of foundation walls and facilitate
installation of new waterproofing, foundation drains, and subsurface drains for downspouts and
window wells
• Cleaning of all exterior brick, stone and terracotta materials
• Rehabilitation of brick and stone at the interior and exposed exterior face of foundation walls and
window wells

Exterior Walls
Exterior walls above the main floor are brick veneer with a structural wood stud backup wall with
wood board sheathing. A variety of decorative materials are used on the south, west, and east
elevations, including stone, wood, sheet metal, terracotta, and brick patterning. Gables and dormers
also include sheet metal, stucco, and wood trim and decorative elements.
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Because of ongoing roof drainage problems caused by failed roofing, damaged gutters and flashing,
brick and mortar joints are eroded.
A visual inspection also revealed areas where the brick veneer and other trim is not securely anchored
to the sheathing. Further investigation is required to determine if this is a result of missing or
damaged brick anchors or deteriorated sheathing.

Treatment Recommendations
Overall recommendations include:
• Rehabilitation of all brick, stone and terracotta, including cleaning
• Re-anchoring of detached brick veneer

Windows and Doors
Windows are typically one-over-one double-hung wood windows, painted at exterior and interior,
some with simulated wood graining at the first and second floors. Window conditions vary widely:
Some windows are in generally sound condition while some require wholesale replacement of missing
or rotted wood members; Panes of glass are missing in some locations; hardware is missing; and most
windows are not in operable condition. Some windows have been boarded over with plywood panels
for security or to block elements.
There are a number of decorative leaded glass windows located at the south, west, and north
elevations in varying conditions as shown in photographs.
A detailed physical survey of existing windows, doors and hardware is necessary prior to undertaking
rehabilitation work.

Treatment Recommendations
Overall recommendations include:
• Replacement of damaged or missing wood sash, frame and trim components
• Reglazing of existing windows, including re-use of existing glass and replacement of missing
panes
• Safe storage of damaged leaded-glass windows until funding for restoration is available;
installation of temporary wood sashes in place
• Painting of all windows at exterior; painting at interior as appropriate to not damage existing
painted wood grained surfaces
• Replacement of missing door and window hardware and restoration to operable conditions

Roof
The building was originally covered with slate shingles with sheet metal flashing, integral gutters, and
downspouts. Slate shingles have been removed, areas of damaged roof decking repaired, and a rollasphalt and peel-and-stick roofing membrane has been recently installed (late 2015). This temporary
roofing installation addressed roof leaks and helps direct water away from internal gutters that have
failed.
The 2015 roll roofing and peel and stick installation should be evaluated for use as an underlayment
for the proposed new shingle roof and accessories. Any remaining damaged roof decking or structural
members should be repaired or replaced.
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Treatment Recommendations
Overall recommendations include:
• Installation of a new shingle roof
• Restoration of the historic internal gutter and downspout systems
• Structural repairs
• Downspout installation would include coordination with a subsurface drainage system
• Replacement of inappropriate vinyl soffits and damaged wood boards at soffits is also included

Other Features
The three remaining brick chimneys are slender, emphasizing their height. Chimneys include corbeled
brick detailing and stone caps. The chimney located at the north elevation is tied back to the roof
structure with a metal rod. Visual inspection from below indicates that mortar joints are eroded and
stone caps are either displaced or damaged. Recommendations include rehabilitation of existing
masonry and installation of metal caps at chimneys.
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Interior Features
The house includes a partially finished basement; a ground floor including formal spaces that were designed for
receiving guests and entertaining; a second floor with bedrooms; and a large unfinished attic space.
The main public entrance to the house occurs through Vestibule 101 into Entrance Hall 102 where visitors are
welcomed by a grand wood staircase with integrated benches. The fireplace in Parlor/Sitting Room 115
includes elaborate wood trim and a ceramic tile surround. Vestibule 101 has a mosaic tile floor and Hall 113 has
wood board flooring, and both spaces have wood paneled wainscot, wallpaper and picture moldings. Ceilings
are plaster over wood lath and exhibit damage from roof leaks.
Other public spaces on the main level include Parlor 103 and Dining Room 104. Both include fireplaces with
ceramic tile surrounds. Dining Room 104 is notable for its extensive wood millwork including an original wood
buffet and china cabinet.
Second floor spaces are accessed from the formal main stair to the west end of Hall 220 and the rear stair to
the east. A narrow stair leads up to the attic from the east end of the hallway. Railings from Hall 201 have been
removed (according to the 1999 GSU report, access to this stair was closed at that time). Walls in the central
hallway include a paneled wainscot; wallpaper above up to a wood picture rail, with plaster above. Ceilings are
painted plaster on wood lath, which exhibits extensive damage due to roof leaks. Floors are approximately 3
½” wide wood floorboards.
Four Bedrooms are located on the second floor, all accessed from the central Hall 210. Bathroom 203 opens
directly to Bedroom 202 and Bath 206 is accessed from the hallway and from Bedroom 209. Each bedroom
has a fireplace with ceramic tile surrounds, as shown in photographs. Access to the rear porch was from a door
located at the east end of Hall 201. As noted in the 1999 GSU report, Sanborn maps indicate that the second
level of the porch was enclosed during the 1910s.
The basement is divided into six rooms, not including space that would have been enclosed by the rear porch
to the east. Finishes and trim are more utilitarian than upper floors: All rooms except for B03 and B04 have
exposed floor joists and subflooring in lieu of plaster ceilings. Room B01 is largely unexcavated; rooms B02
and B03 have concrete floors; and rooms B04 and B06 have remnants of wood tongue and groove flooring.
According to the 1999 GSU student report, the floor of the rear porch was originally wood tongue and groove
flooring over sleepers. An abandoned boiler is located in room B07.
The single large space of the attic is accessed by a narrow, steep stair leading up from the second floor. This
stair was originally enclosed with a wall separating it from the second floor. The attic space is unfinished with a
wood board floor with exposed roof deck and structure. There are a variety of window openings from dormers
and gables located to the south, west, and east.

Flooring
Wood flooring includes a variety of wood species and sizes. Formal spaces located on the main level and
bedrooms have narrow boards of oak or other species with a variety of finishes, while bathrooms, kitchens, and
other service spaces have wider board floors. It is likely that wood floors would have been partially or fully
covered with carpets, rugs, or other coverings during the Rose family period. As shown in photographs, roof
leaks damaged wood flooring in some rooms, and floors removed in others.
Further documentation of wood flooring sizes, species, and finishes should be undertaken prior to
rehabilitation work.

Treatment Recommendations
Overall recommendations include:
•

The repair and refinishing of existing wood flooring
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•

Installation of new wood flooring where removed in spaces 104,109, 110, 202, 203, 206, 209, and 210

Plaster
Recommendations include:
•
•

Repair of existing plaster in all spaces
Preservation and rehabilitation of historic wallpaper

Wood trim and other features
Recommendations include:
• Replacement of missing or damaged wood trim
• Preservation of existing “wood grained” painted surfaces
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JACK WEEMS, PE

4374 BRIARCLIFF ROAD
ATLANTA, GA 30345

April 4, 2016
Surber Barber Choate & Hertlein, Architects
675 Ponce de Leon Ave
Suite 4400
Atlanta, GA 30308
RE: Rufus Rose House
Attn: Tom Little
Gentlemen:
This is a report of an inspection of the referenced house structure. I made the inspection on
Tuesday, February 16, 2016.
DESCRIPTION
The Rufus Rose house is a two story wood framed structure, with an unfinished basement
and attic. The exterior walls are brick veneer over wood framing, with solid brick
foundations walls. The roof is wood framed, with a new temporary roll roofing material over
the original roof material. The basement floor is partial concrete slab, with some areas
having dirt as finish. There is a step-in of the rear walls at the rear where apparently there
was a porch originally, that has been removed. The house was built around the turn of the
20th century.
STRUCTURE
The house is wood framed, with 2”x11 3/4” floor joists at about 16” O.C., and stud walls.
The roof is framed with 2x wood members at various spacing. Some of the floors have what
appears to be T&G boards, and others areas have butt jointed boards. The exterior brick
walls do not appear to be load bearing, except for the basement. Foundations were not
observed, so it is assumed that the brick walls have brick spread footings, which was
common practice in that era.
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CONDITION OF STRUCTURE
ROOF: The roof framing is in fair condition. There are several patches and repair areas, and
some new wood. There is considerable water and insect damage to exterior framing
members. About 30% of the roof framing will have to be replaced. The extent of damage to
the roof decking cannot be assessed until it is removed or partial removed and the under side
at rafters examined. It is estimated that 50% of this decking will have to be replaced.
FLOORS: The floor framing looks good at this time for the most part There will be places
at the perimeter where some members will have to be inspected, and probably either
repaired or replaced.
EXTERIOR BRICK: Many places, especially at windows and door heads, have loose or
broken bricks. These areas should have the damaged bricks placed back to original position,
using a mortar that matches the original as closely as possible. It may be necessary to use
some bricks from less conspicuous locations to replace bricks in prominent locations.
LIVE LOAD CAPACITY: After repairs and reinforcement work is complete, the structure
will have the following approximate live load capacities. These capacities are based on the
assumption that the framing lumber is at least as good as Number 1 Southern Yellow Pine.
Based on visual inspections, this is considered to be a reasonable assumption.
Roof Live Load = 20psf
Floor Live Load = 75psf
The code required live loads are 40psf for residential floors, and 50psf for office floors.
Soil Bearing Capacity is assumed to be 2000psf minimum, based on observations.
Foundation Bearing Capacity = 2000psf (approximately), total load.

Jack Weems, PE

End of Report
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BUILDING SYSTEMS
The building has been disconnected from electrical, water, and sewer service for years, and as a result,
all existing building systems are missing, damaged, or unusable.
An abandoned, obsolete boiler remains in the basement and should be removed. All other air
conditioning and heating equipment has been removed from the house. Ductwork remains on all
floors of the building, and should be removed.
Most electrical equipment has been removed from the house. Any existing electrical wiring and
equipment should be inspected, and upgraded or replaced as required as part of rehabilitation work, to
comply with applicable codes and to ensure that items of historic value are not removed or damaged.
The house does not have a fire-protection sprinkler system, fire or security alarm system, nor portable
fire extinguishers.
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CODE COMPLIANCE AND ACCESSIBILITY
Landmark Museum Building
According to the State of Georgia, a Landmark Museum Building is an “historic building or structure
used as an exhibit of the building or structure itself which exhibits a high degree of architectural
integrity and which is open to the public not fewer than twelve days per year.” Georgia Law further
states “…additional uses, original or ancillary, to the use as a museum shall be permitted within the
same building.” Landmark Museum Buildings must be so designated by the state historic preservation
officer pursuant to rules and regulations adopted by the Board of Natural Resources.
This Georgia law acknowledges the challenges encountered when contemporary building codes are
applied to historic structures by allowing consideration of alternative methods to ensure occupant
safety and avoid compromising features of historic landmarks.
Designated a local landmark exterior by the City of Atlanta since 1989 and listed on the National
Register of Historic Places since 1977, the Rufus Rose House is an ideal candidate for consideration
as a Landmark Museum Building. Designation would authorize enforcement authorities to consider
compliance alternatives for building codes.
While treatment recommendations included in this report are tailored to the building’s official
recognition as a landmark museum building, the general approach and specific details require will
require discussion and review with the Atlanta Urban Design Commission and Georgia’s Historic
Preservation Division prior to submitting plans for approval by authorities.

Life Safety Challenges
Proposed uses for the building include office use on the ground and second floors; limited assembly
use for small groups; limited residential use for an “artist in residence” program; and for opening the
house for tours. All of these are feasible; however, there are specific issues that affect all. Following is
a preliminary accounting of these challenges – once final uses are determined, a full life-safety analysis
and review by code enforcement authorities is required.
Office uses should be acceptable on all levels. If occupancy loads do not exceed 50 persons on either
level, there should be no need to separate the two stairs between the levels.
Small assembly uses (conference rooms) in support of the primary office use and located on the
ground floor and second floor should be acceptable due to the two existing stairs and load-bearing
capacity of the existing floor and wall structure. However, use of the attic for assembly, especially if
the capacity exceeds 50 persons, is more problematic due to the single stair to the attic and potential
capacity of the attic floor and supporting wall structure. Additionally, a large assembly use would also
require a fire-rated separation from other uses, and likely a separated means of egress that exits
directly outdoors.
Use of the attic space for limited residential use is less problematic than and assembly use; however,
there will need to be a fire-rated separation between the other use, and likely a separated means of
egress down to grade.
Key architectural challenges include residential stairways that do not meet contemporary codes; lack
of a fire or smoke detection system; lack of any fire protection system; lack of fire extinguishers; lack
of emergency lighting; and lack of fire separations between floors. The recommendations included in
this report address man of these shortcomings.
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Accessibility
Primary access to the building currently occurs from the west, from Peachtree Street. Historic access
to the basement and main floor was once integrated with the historic porch; however, no at grade
access exists from the rear yard. There exists no accessible entrance for individuals in wheelchairs.
Spaces on the ground and second floors are arranged around a main hall, with a more formal stair
located to the west and a second stair to the east. A stair connects the ground level to the basement at
the east end of the hall, and an open stair with no handrails or guards connects the second floor to the
attic.
Recommendations in this report address major shortcomings, and include:
•
•
•
•

Installation of a powered lift or LULA elevator at the east elevation to provide wheelchair
access to the ground floor and potentially the second floor and attic, housed in a restored
rear porch
The creation of an accessible route from the Peachtree Street sidewalk to the rear yard and
porch
Installation of accessible toilet room facilities
Upgrades to existing stairs, including replacement of missing railings and supplemental
railings as required

Additional survey work is necessary to confirm ADA and other code and regulation compliance of
building components as the project develops.
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TREATMENT RECOMMENDATIONS
The following recommendations were developed from visual and limited physical investigations performed
by the SBCH team in early 2016. As a result, these recommendations range from the very general, such as
allowances for miscellaneous structural repairs, to the very specific, where visual inspections have revealed
missing or damaged features, such as installation of wood flooring or roofing repairs. Although additional
investigation is required to fully develop a final, comprehensive scope of work, assumptions have been
made and allowances included to anticipate a complete project, based on prior experience with similar
structures.
These recommendations are also divided into four “priority” levels, a reflection of each items’ contribution
to project goals. This approach also facilitates the development of logical construction phases for budgeting
purposes.
URGENT. Objectives: To arrest ongoing deterioration of the structure and site; improve security; and prepare for future work.
PRIORITY 1. Objectives: To stabilize and preserve the building envelope and site; Occupy the main level.
PRIORITY 2. Objectives: To perform further stabilization, preservation and restoration of the building
envelope and site; Occupy the second level and improve access to the attic.
PRIORITY 3. Objectives: To perform further restoration of historic finishes and building features.
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URGENT. Objectives: Arrest ongoing deterioration of the structure and site; improve security; and prepare
for future work.
a.
b.

c.
d.
e.
f.
g.
h.
i.

Install plywood or polyethylene sheet coverings at second floor openings that are missing glass to
prevent rodent, insect, and bird entry to building.
Secure building and site:
i. Install secure, hinged closure at front entry to facilitate entry required for upcoming work
and to prevent unauthorized access.
ii. Repair existing chain link fencing and gates to provide secure locking to prevent
unauthorized access.
iii. Install “no trespassing” signage.
Remove all trash and other non-historic materials from site.
Remove all trash and stored materials from all levels.
Install temporary electrical service to allow installation of exterior security lighting and allow
implementation of Priority 1 work items.
Perform insect infestation inspection and implement treatment and monitoring protocols as required.
Procure site survey to confirm property lines, locations of any easements that may exist; identify
locations and availability of water, sewer, and electrical services; and to document finished floor
elevations, spot and contour site elevations.
Acquire hazardous materials report and implement abatement work, if required, prior to
implementation of Priority 1 work.
Meet with Atlanta Urban Design Commission to discuss proposed scope of work and work schedule
outlined in this report.
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PRIORITY 1. Objectives: Stabilization and preservation of building envelope and site; Occupancy of the main
level.
a.

DESIGN AND PERMITTING:
i. Engage Architect/Engineer to prepare Construction Documents for Priority 1 work and
develop concepts for future phases of work.
ii. Engage Contractor to update pricing and acquire building permit.

b.

ROOF AND ROOF DRAINAGE:
i. Repair or replace any missing or damaged wood roof decking.
ii. Repair, replace, or sister any missing or damaged roof framing members.
iii. Reinstall and repair existing internal gutter system and downspouts; connect downspouts to
new sub-surface drain system.
iv. Install new roofing and work temporary repairs into new installation to greatest extent
possible.
1. ALTERNATE 1: Slate Roof.
2. ALTERNATE 2: Faux Slate.
3. ALTERNATE 3: Architectural Asphalt Shingle.

c.

STRUCTURAL REPAIRS:
i. Repair damaged floor and ceiling joists at all areas.
ii. Allowance: Miscellaneous structural repairs.

d.

EXTERIOR WALLS AND FOUNDATIONS:
i. Repair brick basement walls damaged by moisture.
ii. Perform exterior excavations at basement walls to allow masonry inspection and repair;
installation of below-grade waterproofing on walls; and installation of foundation and roof
drains.
iii. Rehabilitate, repair, and clean brick veneer above grade, all elevations.
iv. Restore or replicate exterior doors to match historic doors; install secure locking hardware.
v. Restore and re-glaze wood windows; reinstall historic glass where extant and repair/replace
missing or damaged wood components with new to match.
vi. Restore brick window wells at basement level and connect to new drainage system.
vii. Remove and store stairway window for later restoration and install temporary fixed window
infill.
viii. Replace sheet metal closure at bay window, west elevation.
ix. ALTERNATE 1 Rear Porch:
1. Reconstruct historic rear porch and sleeping porch (coordinate with design of
Priority 2 elevator and lift); Provide temporary wheelchair lift at porch location for
access (coordinate reserved parking with adjacent property owner(s))
x. ALTERNATE 2 Rear Porch:
1. Provide temporary door, stair, and landing at rear porch location for emergency
egress from main floor.
2. Provide temporary wheelchair lift at porch location for access (coordinate reserved
parking with adjacent property owner(s))
xi. Repair masonry chimneys (three) and install metal chimney caps.
xii. Replace vinyl soffits with wood.
xiii. Repair exterior wood trim throughout and paint.

July 15, 2016 - Surber Barber Choate + Hertlein Architects

23

Rufus M. Rose House - Conditions Assessment Report

e.

SITE WORK:
i. Front Porch:
1. Remove and salvage existing concrete pavers at front porch
2. Inspect and repair existing porch wall
3. Inspect and repair masonry wall below porch
4. Install waterproofing at interior of existing porch and basement walls
5. Install compacted fill and new reinforced concrete slab; reinstall concrete pavers.
6. Install metal guard rails at porch perimeter and hand rails at stair.
7. Coordinate all work to improve drainage from front porch area.
ii. Provide new accessible concrete walk from Peachtree Street sidewalk to backyard,
coordinate design with installation of wheelchair or LULA elevator installation.
iii. Adjust grade to improve surface drainage at all elevations; reseed existing lawn areas to
discourage erosion.
iv. Install new chain link security fencing and gates.

f.

INTERIOR WORK:
i. Remove existing ductwork from all levels.
ii. Remove existing furnace from space B07.
iii. Renovate bathroom 109/108 to create accessible toilet room.
iv. Renovate kitchen 106 to accommodate new breakroom.
v. Repair existing damaged plaster ceilings at first level.
vi. Paint existing painted wood trim (not “wood grained”) and plaster surfaces at first level.
vii. Clean existing “grained” wood moldings, wainscot, and trim at first level.
viii. Clean existing wallpaper at first level.
ix. Clean and repair main (to second stair landing) and rear stairs (from basement to second
floor).
x. Install new wood flooring at Dining Room 104, Dressing Room 110, Bathroom 109
xi. Install carpet in Hallway 113
xii. Install roll vinyl flooring in Butler’s Pantry 105, Kitchen 106
xiii. Clean and refinish existing wood flooring at first level.
xiv. Repair historic floor tiles at vestibule 101.
xv. Restore interior doors and hardware at first floor.
xvi. Restore pocket doors and hardware to operable condition at first floor (two locations).

g.

ELECTRICAL, PLUMBING, HVAC, FIRE PROTECTION:
i. Install complete electrical system, including electrical outlets, and emergency and security
lighting for all areas.
ii. Install new lighting as required for occupancy of main level, including exterior lighting at
front and rear entrances.
iii. Install HVAC system for main and second levels (coordinate required rough-ins with later
work proposed for Attic).
iv. Install thermostat/humidistat equipped ventilation fans for attic and basement.
v. Install insulation above attic and below main level.
vi. Install monitored security and fire alarm system.
vii. Install new plumbing to accommodate new breakroom 106, and renovated Toilet Room 108;
install rough-ins for Toilet Room 206 and proposed attic bath/toilet facility.
viii. Install complete automatic, monitored, sprinkler system for entire structure.
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PRIORITY 2. Objectives: Further stabilization, preservation and restoration of the building envelope and site;
Occupancy of the second level and improves access to the attic.
a.

DESIGN AND PERMITTING:
i. Engage Architect/Engineer/Landscape Designer to prepare Construction Documents for
Priority 2 work and further develop concepts for future phases of work.
ii. Engage Contractor to update pricing and acquire building permit.

b.

EXTERIOR WALLS AND FOUNDATIONS:

c.

SITE WORK:
i. Install updated site signage
ii. Install upgrade landscaping; create exterior gathering area in rear yard.

d.

INTERIOR WORK:
i. Renovate bathroom 206 for accessibility.
ii. Repair damaged plaster ceilings at second floor.
iii. Repair plaster walls at second floor.
iv. Paint existing painted (not “wood grained”) wood trim and plaster surfaces at second level.
v. Restore interior doors and hardware at second floor.
vi. Install new wood flooring where missing.
vii. Replicate historic railing at second floor stair hall.
viii. Install wall at attic stair.
ix. Install new wood treads and risers at attic stair.
x. Install new wood handrails at attic stair.
xi. ALTERNATE 1: Create two residential apartments with shared living, bath, and kitchen
area for “Artists in Residence” program (pending approval by Authorities).
xii. ALTERNATE 2: Install lighting, carpeting, and wall finishes as required to create multipurpose space (occupancy limited to 49 persons or less, pending approval by Authorities).

e.

ELECTRICAL, PLUMBING, HVAC, FIRE PROTECTION
i. Provide LULA elevator access to main, second, and attic levels (note travel limited to 25’
vertical travel)
ii. Install attic level HVAC System.
iii. Install bathroom (with shower) at attic level.

July 15, 2016 - Surber Barber Choate + Hertlein Architects

25

Rufus M. Rose House - Conditions Assessment Report

July 15, 2016 - Surber Barber Choate + Hertlein Architects

26

Rufus M. Rose House - Conditions Assessment Report

PRIORITY 3. Objectives: Further restoration of historic finishes and building features.
a.
b.
c.
d.
e.
f.

Restore historic wood graining.
Restore fireplaces, including period tile.
Reconstruct historic front porch to create an additional exterior gathering space.
Restore and repair built-In cabinetry and other features in spaces 102, 104, and 115.
Install replica or period light fixtures (allow $1000/each in spaces 102, 103,104, 112, and 115)
Restore room 103 fireplace mantle.

Optional Work:
a.
b.
c.
d.

Perform historic paint analysis to allow replication of historic finishes (ideally scheduled prior to start
of Priority 1).
Prepare complete Historic Structures Report (ideally scheduled prior to start of Priority 1).
Rebuild missing chimney.
Restore historic landscaping to extent possible, based on historic photographs and precedents.
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Repair or replace any missing or damaged wood roof
8 decking (Quantity assumes 10%)
Repair, replace or sister any missing or damaged roof
9 framing members
Reinstall and repair existing internal gutter system and
10 downspouts
11 Install new slate roofing
12 Repair damaged floor and ceiling joists
13 Allowance for miscellaneous structural repairs
14 Repair brick basement walls damaged by moisture
Perform exterior excavations at basement walls to allow
masonry inspection and repair; install below-grade
15 waterproofing and foundation drain
Rehabilitate, repair & clean brick veneer above grade, all
16 elevations
Restore or replicate exterior doors; install secure locking
17 hardware
18 Restore and reglaze wood windows
Restore brick window wells at basement level and
19 connect to new drainage system
Remove and store stairway window for later restoration
20 and install temporary fixed window infill
Replace sheet metal closure at bay window, west
21 elevation
Reconstruct historic rear porch and sleeping porch;
22 provide temporary wheelchair lift
23 Repair masonry chimneys and install metal chimney caps
24 Replace vinyl soffits with wood
25 Repair exterior wood trim throughout and paint

1
2
3
4

Install plywood or polyethylene sheet coverings at 2nd
floor openings that are missing glass
Secure building & site
Remove all trash & other non-historic materials from site
Remove all trash and stored materials from all levels
Install electrical service to allow installation of exterior
security lighting and to allow for implementation of Priority
5 1 work items
Perform insect infestation inspection and implement
6 treatment
Acquire hazardous materials report and implement
7 abatement work

CONSTRUCTION

Description

EACH
LS
LS
LS

Unit
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SF
EACH
LF
LS

$175.00
$10,000.00
$15.00
$15,000.00

$25.00

13 SF
477
3
150
1

$500.00

1 LS

$5,000.00

4 EACH

$20.00

7,032 SF

$1,500.00
$750.00

$100.00

234 LF

9 EACH
59 EACH

$50.00
$40.00
$10,000.00
$25,000.00
$50.00

LF
SF
LS
LS
SF

157
3,136
1
1
1,000

$10,000.00

1 LS

10,000

$5.00

$10,000.00

1 LS

1,000

12,000

400
1,000
500
500

Cost

83,478
30,000
2,250
15,000

318

500

20,000

13,500
44,250

140,635

23,439

7,841
125,445
10,000
25,000
50,000

10,000

1,568

Priority 1
Cost
Per Unit
Cost

314 SF

$1,000.00

$12,000.00

$100.00
$1,000.00
$500.00
$500.00

Urgent
Cost
Per Unit

1 LS

1 LS

4
1
1
1

Quantity

Prices reflect Year 2016 dollars. Add escalation at the rate of 4% per year.

Rufus Rose House
Atlanta, Georgia

Palacio Collaborative

Priority 2
Cost
Per Unit
Cost

Priority 3
Cost
Per Unit
Cost

Phase: Preliminary Budget
Date: 5 May 2016
Rev Date:

83,478
30,000
2,250
15,000

318

500

20,000

13,500
44,250

140,635

23,439

7,841
125,445
10,000
25,000
50,000

10,000

1,568

10,000

1,000

12,000

400
1,000
500
500

Cost

Total
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53
54
55

51
52

50

49

43
44
45
46
47
48

42

40
41

37
38
39

34
35
36

32
33

31

30

29

26
27
28

Remove and salvage existing concrete pavers at front
porch
Inspect and repair existing porch wall
Inspect and repair masonry wall below porch
Install waterproofing at interior of existing porch and
basement walls
Install compacted fill and new reinforced concrete slab;
reinstall concrete pavers
Install metal guard rails at porch perimeter and handrails
at stairs
Provide new accessible concrete walk from Peachtree
Street sidewalk to backyard
Adjust grade and reseed lawn
Install new chain link security fencing at side and back
yards
Remove existing ductwork from all levels
Remove existing furnace from space B07
Renovate bathroom 109/108 to create accessible toilet
room
Renovate kitchen 106 to accommodate new breakroom
Repair existing damaged plaster ceilings at first level
Paint existing painted wood trim and plaster surfaces at
first level
Clean existing wallpaper at first level
Clean and repair main (to second stair landing) and rear
stairs (from basement to second floor)
Install new wood flooring at Dining Room 104, Dressing
Room 110, Bathroom 109
Install carpet in Hallway 113
Install roll vinyl flooring in Butler's Pantry 105, Kitchen 106
Clean and refinish existing wood flooring at first level
Repair historic floor tiles at Vestibule 101.
Restore interior doors and hardware at first floor
Restore pocket doors and hardware to operable condition
at first floor
Install complete electrical system, including electrical
outlets and emergency and security lighting for all areas
Install new lighting as required for occupancy of main
level, including exterior lighting at front and rear
Install HVAC system for main and second levels
Install thermostat/humidistat equipped ventilation fans for
attic and basement
Install insulation above attic and below main level
Install monitored security and fire alarm systems

Description

Unit

SF
SY
SF
SF
SF
EACH

$1,200.00
$3.50
$25,000.00

$500.00
$12.00

30 FIX
4,422 SF
1 LS
5,344 SF
1 LS

$5.00

$1,500.00

$18.00
$45.00
$5.00
$5.00
$15.00
$750.00

$10,000.00

$10,000.00
$2,500.00

$100.00
$20,000.00
$15.00

$12.00
$0.25
$500.00

7,808 SF

2 SETS

391
17
341
836
34
12

1 LS

1 LS
1 LS

97 SF
1 LS
600 SF

242 LF
7,808 SF
1 LS

$6.00
$2,500.00

$200.00

38 LF
181 SF
1 LS

$30.00

$5.00
$5.00
$10.00

41 CY

Cost

1,200
18,705
25,000

15,000
53,069

39,042

3,000

7,030
783
1,706
4,182
503
9,000

10,000

10,000
2,500

9,701
20,000
9,000

2,904
1,952
500

1,087
2,500

7,677

1,229

3,903

1,676
808
986

Priority 1
Cost
Per Unit
Cost

$15.00

Urgent
Cost
Per Unit

260 SF

335 SF
162 SF
99 SF

Quantity

Prices reflect Year 2016 dollars. Add escalation at the rate of 4% per year.

Rufus Rose House
Atlanta, Georgia

Palacio Collaborative

Priority 2
Cost
Per Unit
Cost

Priority 3
Cost
Per Unit
Cost

Phase: Preliminary Budget
Date: 5 May 2016
Rev Date:

1,200
18,705
25,000

15,000
53,069

39,042

3,000

7,030
783
1,706
4,182
503
9,000

10,000

10,000
2,500

9,701
20,000
9,000

2,904
1,952
500

1,087
2,500

7,677

1,229

3,903

1,676
808
986

Cost

Total
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Unit
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72 Restore historic wood graining
73 Restore fireplaces, including period tile
Reconstruct historic front porch to create an additional
74 exterior gathering space
Restore and repair built-in cabinetry and other features in
75 spaces 102, 104 and 115
Install replica or period light fixtures in spaces 102, 103,
76 104, 112 and 115
77 Restore room 103 fireplace mantle
Create 2 residential apartments with shared living, bath
78 and kitchen area for "Artists in Residence" program

58 Install updated site signage
Install upgraded landscaping; create exterior gathering
59 area in rear yard
60 Renovate bathroom 206 for accessibility
61 Repair damaged plaster ceilings at second floor
62 Repair plaster walls at 2nd floor
Paint existing painted wood trim and plaster surfaces at
63 2nd floor
Install new wood flooring at Bedroom 202, Bathroom 203,
Dressing Room 207, Bathroom 206, Bedroom 209, Hall
64 210
65 Replicate historic railing at second floor stair hall
66 Install wall at attic stair
67 Install new wood treads and risers at attic stair
68 Install new wood handrails at attic stair
Provide LULA elevator access to main, second and attic
69 levels
70 Install attic level HVAC system
71 Install bathroom (with shower) at attic level

31,234
$5,000.00

$125,000.00
$12.00
$15,000.00

1 EACH
2,253 SF
1 LS

1 LS

5 EACH
1 EACH

$150,000.00

$1,500.00
$7,500.00

$1,000.00

29 LF

$100,000.00
$2,500.00
$125.00

125,000
27,039
15,000

17,883
3,198
540
1,125
7,842

10,000

25,000
10,000
7,500
3,500

5,000

150,000

7,500
7,500

28,913

41,688

100,000
20,000

Priority 3
Cost
Per Unit
Cost

Phase: Preliminary Budget
Date: 5 May 2016
Rev Date:

334 SF

1 LS
8 EACH

$15.00
$250.00
$6.00
$75.00
$250.00

SF
LF
SF
EACH
LF

1,192
13
90
15
31

$10,000.00

$4.00

0

Priority 2
Cost
Per Unit
Cost

1 LS

Cost

Priority 1
Cost
Per Unit
Cost

$25,000.00
$10,000.00
$15.00
$3,500.00

Urgent
Cost
Per Unit

LS
LS
SF
LS

1
1
500
1

1 LS

Install new plumbing to accommodate new Breakroom
106 and renovated Toilet Room 108; install rough-ins for incl
56 Toilet 206 and proposed attic bath/toilet facility
above
Install complete automatic, monitored sprinkler system for
7,808 SF
57 entire structure

Description

Prices reflect Year 2016 dollars. Add escalation at the rate of 4% per year.

Rufus Rose House
Atlanta, Georgia

Palacio Collaborative

0

150,000

7,500
7,500

28,913

41,688

100,000
20,000

15,000

125,000

17,883
3,198
540
1,125
7,842

10,000

25,000
10,000
7,500
3,500

5,000

31,234

Cost

Total
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15%

15%

Subtotal
Contractor Fee

Subtotal
Design / Market Conditions Contingency
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Unit

Urgent
Cost
Per Unit

$38,294

33,299
4,995

28,956
4,343

$25,400
3,556

Cost

(104,028)

(47,280)
(151,296)

$1,355,532

1,178,724
176,809

1,024,977
153,747

$899,103
125,874

Priority 1
Cost
Per Unit
Cost

NOTE: Architecture/Engineering fees are not included and should be added. They could range from 10% - 15%.

Faux slate ilo real slate
Architectural asphalt shingles ilo real slate
Provide temporary door, stair and landing with wheelchair
lift ilo reconstructing rear porch
Create multi-purpose space at attic ilo residential
apartments
Perform historic paint analysis to allow replication of
historic finishes
Prepare complete Historic Structures Report
Rebuild missing chimney
Restore historic landscaping to extent possible, based on
historic photographs and precedents

ALTERNATES (Prices Include Mark-ups)

TOTAL - CONSTRUCTION COST

14%

Quantity

Subtotal
Contractor General Conditions and Overhead

Description

Prices reflect Year 2016 dollars. Add escalation at the rate of 4% per year.

Rufus Rose House
Atlanta, Georgia

Palacio Collaborative

(75,383)

$389,919

339,060
50,859

294,835
44,225

$258,627
36,208

Priority 2
Cost
Per Unit
Cost

$536,122

466,193
69,929

405,385
60,808

$355,601
49,784

Priority 3
Cost
Per Unit
Cost

Phase: Preliminary Budget
Date: 5 May 2016
Rev Date:

$2,279,102

1,981,828
297,274

1,723,328
258,499

$1,511,691
211,637

Cost

Total
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