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Chapter 1: Introduction 
 
The City of Manassas commissioned 
Commonwealth Architects to compile a 
historic structure report and maintenance 
recommendations for the Annaburg.  
Annaburg has a significant history of 
construction, modification, renovation, and 
alteration, as it now looks to be revitalized 
under the ownership of the City of Manassas.   
 
Annaburg listed on both the Virginia 
Landmarks Register (2021) and its listing on 
the National Register of Historic Places is 
currently under review, as an individual listing.  
 
When establishing a new benchmark for well-
informed future work, it is essential to 
distinguish original from merely old 
conditions whenever possible. During 
generation of this report, Commonwealth 
addressed this central need by utilizing three 
methodologies:  investigation of extant 
documentary materials, clarification of the 
historical narrative and timeline, and 
assessment of present physical conditions.  
We investigated archival holdings and 
examined the property with an eye toward 
both cause and effect of natural aging and 
decay processes. We also worked closely with 
professional engineers to assess existing 
structural, mechanical, and utility systems, and 
provide recommendations for their 
maintenance or replacement.  
 
We commend the City of Manassas for 
sponsoring this research and documentation 
effort.  We are honored to add our support to 
this Manassas’s stewardship of Annaburg, and 
its efforts to rehabilitate the building and 
secure its future. 
 
Executive Summary 
Annaburg, built between 1892 and 1894, is a 
three-story masonry dwelling with a full 

basement and attic situated in the historic city 
of Manassas, Virginia.   
 
The building, constructed of local brick and 
brownstone, was designed for Robert Portner 
(1837-1906) by Washington, D.C.-based 
architect Gustav Friebus (1844-1912). Its 
primary elevation features a large masonry 
terrace, clad in slate tiles, that once connected 
to significant two-story porches which 
wrapped the side elevations (now demolished, 
as were an original porte-cochere and 
semicircular side porch).  Annaburg’s setting, 
now comprised of 3.6 acres of parkland in a 
suburban residential area, once encompassed 
some 2,000 acres and included numerous 
outbuildings. Of these only the gatekeeper’s 
lodge remains, though on a separate parcel.   
 
A significant Classical Revival design, 
Annaburg was used as a private residence 
from 1894 until the early 1920s.  It remained 
vacant from the 1920s until 1964, when it was 
converted to a nursing home.  Annaburg 
received additions on its secondary elevations 
to support nursing activities, and in 1988 was 
connected to an adjacent assisted living 
facility.   When the nursing home closed in 
2007 Annaburg was once again left vacant and 
the property’s 7.4-acre block was divided.  
 
The City of Manassas acquired Annaburg in 
2018 along with the 3.6 acre parcel on which 
it is sited, and has begun a much-needed 
extensive rehabilitation required to return the 
building to active use. 
 
Review of Available Documentation 
Several documents were provided by the City 
of Manassas for review.  The available 
architectural documentation was limited to a 
set of 2008 architectural drawings also 
provided a series of documents produced by 
the City after Annaburg was acquired in 2018.  
The Virginia Department of Historic  
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Resources had in its archives sketch plans of 
the site and the first from 1980, and a series 
of historic photographs of Annaburg, dating 
from 1947 to 2021.  These documents 
provided critical historical background 
information, past observations, information 
on repointing efforts, and architectural repairs 
and reinforcement. 
 
Drawings 
• Site and first floor plan sketches of 

Annaburg, Virginia Department of 
Historic Resources, 1980. 

• Annaburg Manor Nursing Home, 
Renovation Drawings, Architecture 
Incorporated, 2008. 

 
Photographs 

• G.B. Lorraine Scrapbook, Virginia 
Department of Historic Resources, ca. 
1947. 

• Briggs Scrapbook, Virginia 
Department of Historic Resources, ca. 
1955. 

• F. Jones Photograph Collection, 
Virginia Department of Historic 
Resources, 1979. 

• S. Hersch Photograph Collection, 
Virginia Department of Historic 
Resources, 2013. 

 
Reports and Studies 
• Annaburg Manor, Manassas, Va., BETEC, 

Inc., 19 November 2012. 
• Mold Report, Annaburg Manor, Artisan 

Environmental and Engineering, Inc., 13 
March 2013. 

• Mold Inspection, Annaburg Manor, 
Brasfield & Gorrie, LLC, 22 June 2017. 

• Annaburg Manor, “Follow-up Site 
Observations," Manassas, Va., BETEC, 
Inc., 13 July 2017. 

• Hazardous Materials Survey, Annaburg 
Manor, Apex, 6 December 2018. 

• Annaburg Manor Report, John F, Hetzel, 
AIA, Manassas Va., 23 March 2018. 

• Annaburg Park Master Plan, the Berkley 
Group LLC and LPDA Inc., 29 
December 2020. 

• Bid Documents, Roof Replacement and 
Cornice Restoration, Restoration 
Engineering, Inc., Manassas, Va., 20 
December 2019. 

 
Team Organization & Methodology 
The team for this historic structure report 
effort was led by architectural historian Bryan 
Clark Green, PhD.  Green surveyed the 
building, with Patrick Thompson, architect, 
and recorded current conditions, and 
performed documentary research in the 
collections of Preservation Virginia, the 
Virginia Department of Historic Resources, 
the Library of Virginia, and other repositories.   
 
Investigation began on 3 March 2021.  Initial 
efforts focused upon collection of 
documentary evidence, beginning with the 
City of Manassas.  The team collected all of 
the available documents on Annaburg, 
including generations of architectural 
drawings, historic photographs, and previous 
studies and reports. Additional documentary 
and historical items were also collected from 
archives the Virginia Department of Historic 
Resources.  This material was located by the 
HSR research team at the beginning of the 
process, and has been fully incorporated into 
this report.  It has proved to be an invaluable 
resource for understanding previous repair 
and restoration efforts, and has shaped and 
informed our restoration recommendations 
throughout this report.   
 
Following the collection and organization of 
archival materials, team members conducted a 
detailed physical survey of building fabric on 
all floors of the building as well as survey of 
exterior fabric.  The City of Manassas 
generously allowed the team complete access 
to the interior and exterior of the buildings, 
including roofs, and for that, we are grateful.  
A structural analysis was performed by John 
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Mattro, PE, and Kristen Potterton, PE, of 
1200 Architectural Engineers.  A mechanical, 
electrical, and plumbing evaluation was 
performed by Warren Reed of John Dunlap & 
Partners.  Architectural analysis was 
performed by Bryan Green and Patrick 
Thompson of Commonwealth Architects.  
 
The various repair recommendations were 
assembled, discussed, and prioritized into four 
categories that addressed the severity, nature, 
and recommended timeframe for each repair.  
An additional set of immediate 
recommendations was created, to allow the 
City of Manassas to budget for and undertake 
these priority projects as soon as possible.  
These recommendations were then studied by 
our cost estimator, James Akers of Akers Cost 
Group, and from them a series of cost 
estimates were developed.  The cost estimates 
reflect the repair recommendations as a series 
of individual repairs, designed to allow the City 
of Manassas to group these repairs into 
packages that reflect their severity, as well as 
institutional priorities and available funding.  
This format offers the City of Manassas the 
greatest flexibility in designing a financial 
approach to the rehabilitation, and to shape 
and inform the rehabilitation to follow.  To 
accompany the prioritized repairs, the report 
includes a series of detailed descriptions of 
repair techniques for the various repairs 
recommended.  These repair techniques were 
designed in consultation with the Secretary of 
the Interior’s Standards for Rehabilitation and 
historic preservation best practices.  These 
recommendations will assist the City of 
Manassas by providing guidance for repairs of 
all kinds – from minor to major – whether 
they are performed by City of Manassas staff, 
or by outside contractors, and will help insure 
consistency on approach and result.  Finally, 
the repair section contains a maintenance 
schedule, to help to organize periodic 
maintenance and upkeep at a rehabilitated 
Annaburg, to support the physical 

recommendations contained within this 
report.  
 
While the physical investigations were 
underway, Bryan Green assembled a history 
of Annaburg.  The history, which included 
physical and documentary evidence as well as 
extensive analysis of the various repair and 
restoration campaigns, created a detailed 
documentation of the design, construction, 
enlargement, alteration, restoration and repair 
of Annaburg.   
 
After the physical investigation was conducted 
and the repair recommendations were 
assembled, we developed a series of 
interpretive recommendations.  These 
recommendations proposed both physical 
improvements to support both interior and 
exterior interpretation. 
 
Our hope is that this Historic Structures 
Report will support and inform the City of 
Manassas’s long-term commitment to the 
preservation and care of Annaburg.  The 
preservation of historic structures is always a 
challenge, never more so when the structure is 
a complex that was adapted over time to meet 
the changing demands as it began life as a 
residence, later became a nursing home, and 
now looks to a new future with the city of 
Manassas.  The City of Manassas is to be 
commended for its long-term commitment to 
preserving and protecting these historic 
buildings and interpreting them for 
generations of Virginians who have visited the 
buildings and conducted the business of the 
City of Manassas within their walls and on 
their grounds.  We hope that our efforts will 
help to sustain and support the City of 
Manassas’s efforts to preserve and protect 
Annaburg. 
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Chapter 2:  
History 
 
Summary 
Annaburg, built between 1892 and 1894, is a 
three-story masonry dwelling with a full 
basement and attic situated in the historic city 
of Manassas, Virginia.   
 
The building, constructed of local brick and 
brownstone, was designed for Robert Portner 
(1837-1906) by Washington, D.C.-based 
architect Gustav Friebus (1844-1912). Its 
primary elevation features a large masonry 
terrace, clad in slate tiles, that once connected 
to significant two-story porches (now 
demolished) which wrapped the side 
elevations. an original porte-cochere and 
semicircular side porch were also demolished 
and removed).  Entry is through a 
semicircular brownstone portico, topped by a 
second story balcony. Annaburg’s setting, 
now comprised of 3.6 acres of parkland in a 
suburban residential area, once encompassed 
some 2,000 acres and included numerous 
outbuildings. Of these only the gatekeeper’s 
lodge remains, though on a separate parcel.  A 
significant Classical Revival design, Annaburg 
was used as a private residence from 1894 
until the early 1920s.  It remained vacant from 
the 1920s until 1964, when it was converted 
to a nursing home.  Annaburg received 
additions on its secondary elevations to 
support nursing activities, and in 1988 was 
connected to an adjacent assisted living 
facility.   When the nursing home closed in 
2007 Annaburg was once again left vacant, 
and the property’s 7.4-acre block was divided. 
The City of Manassas acquired Annaburg in 
2018 along with the 3.6 acre parcel on which 
it is sited, and has begun a much-needed and 
extensive rehabilitation required to return the 
building to active use. 

                                                            
1 Prince William County, Virginia, Deed Book 33: 557. 

 
Annaburg, Period One: Construction and 
Occupation (1892-1947) 
Annaburg was built as a summer residence for 
Robert Portner, a wealthy German brewer 
and entrepreneur, who had purchased the 
former Christian Mathis estate in 1883.1  
When the existing house grew too small for 
Portner’s family, he embarked on the 
construction of Annaburg. 2 Its architect, 
Gustav Friebus, was a fellow Prussian who 
emigrated to America in 1848 and became a 
prominent practitioner, including serving as 
chief draftsman in the Engineer’s Office for 
the Washington Monument. In addition to 
Annaburg, Friebus designed several 
prominent private residences in Maryland, 
Virginia, and Washington. 
 

 
Figure 2.1 (also figure A3.5): Annaburg, west and south 
elevations, view to northeast, undated. The S. Hersch 
Photograph Collection, Virginia Department of 
Historic Resources. 
 
The dwelling reflects design elements drawn 
from several of Portner’s favorite European 
manor houses. The brownstone used in 
Annaburg’s construction came from the 
nearby Mayfield Brown Stone Quarry, in 
which Portner held an interest, and his wife 
Anna’s family crest is carved into one large 
brownstone slab incorporated into the east 
elevation of the dwelling.  
 

2 Ibid., 34: 397; 34: 412; 35: 113, 440, 592; 36: 56; 37: 
59; 38: 243, 454, 466; 39: 406. 
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Figure 1.2 (also figure A3.6): Annaburg, west and south 
elevations, view to northeast, undated. The S. Hersch 
Photograph Collection, Virginia Department of 
Historic Resources  
 
Locally-made brick comprises the remainder 
of the building’s exterior, which is 
ornamented by both leaded and stained glass 
windows. 3   
 
On the interior, Annaburg’s utilitarian 
basement supported the functions of the 
Porter household. While all physical evidence 
has been removed, logic suggests that the 
kitchen was located in the northwest corner, 
beneath the dining room. The arrangement of 
the basement was substantially altered during 
Annaburg’s conversion for use as a nursing 
home, including the installation of a salon, a 
snack bar, and a pharmacy.   
 
Annaburg’s first floor included a ballroom, 
entertainment room, two parlors, and a water 
closet as well as a large dining room and 
butler’s kitchen. Portner had multiple 
decorative elements imported from Europe, 
including mantels and statuary, for the 
purpose of decorating these public spaces. 4  
The ballroom originally contained three sets 
of paired garden-type doors that opened onto 
the terrace, all since removed. A non-historic 
single-leaf fiberglass door now stands in place 
of the central set, while the openings for the 
two flanking pairs of doors have been infilled 
with new windows.  Otherwise the first floor 

                                                            
3 Evening Star, April 17, 1894. 

retains much of its original plan, with the 
exception of the stair, which was largely 
replaced and enclosed to meet fire protection 
requirements. This included the construction 
of a portion of wall to separate it from the 
rest of the first floor. An existing doorframe 
and transom are new to this location, but 
appear to have been relocated from elsewhere 
in the residence.   
 
Family bedrooms and other private spaces 
were located on the second floor, with 
bedrooms for the Portners and their two 
sons.  The Portners’ bedroom suite likely 
occupied the central room on the south 
elevation, which opened onto the semi-
circular porch.  The central room may have 
functioned as a sitting room, flanked by a 
bedroom on the east and west sides.  The 
third floor contained bedrooms for various 
staff members. 

 
Figure 2.3: Annaburg, second floor balcony, outside the 
Portner’s second floor sitting room.  (President’s 
Office, 246).  View to south.  3 May 2021. 
 

4 Diary of Robert Portner 
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Figure 2.4: Annaburg, second floor.  (President’s 
Office, 246).  View to north.  3 May 2021. 
In addition to its Classical design, Annaburg 
was notable for the fact that it was electrified 
at a time when such utilities were rare. A 
January 11, 1886 article in the Alexandria 
Gazette states that “[A]n electric and gas plant 
supplies the house with light and the whole is 
the handiwork of Mr. Portner’s two sons, who 
are studying electrical engineering and have a 
decided taste and talent for it.”5 A 
powerhouse was among the original 
outbuildings, constructed to support this 
unusual amenity. The home also boasted 
indoor plumbing, as documented in an 1894 
issue of the Gazette. 6  
 
Cool Air at Annaburg 
Portner is known for inventing an air-cooling 
system for his brewery, and there is some 
thought that a similar system was in place at 
Annaburg, but no physical evidence of the 
substantial horizontal and vertical chases that 
would be required for such a system to 
operate were identified during our 
investigations.  A passive system is mentioned 
in the National Register nomination, which 
suggests that a “garden shed” might have 
functioned as an intake for such a system.  
Unfortunately, this structure has been long 
demolished, and the only known photographs 
are from 1979.  If this structure were indeed 
an intake it would indicate a passive system, 
which would require a substantial intake 
                                                            
5 Ibid., September 2, 1895. 

within this structure, as well as a sizeable 
horizontal transfer duct to reach the basement 
of Annaburg, a vertical chase system to 
distribute the air within Annaburg, and 
ventilation in the attic and roof through which 
to discharge warm air.   
 
 

 
Figure 2,5 (also figure A3.19): Annaburg, “garden 
shed,” east elevation, 1979. The F. Jones Photograph 
Collection, Virginia Department of Historic Resources. 

 
Figure 2.6 (also figure A3.20): Annaburg, “garden 
shed,” north elevation, 1979. The F. Jones Photograph 
Collection, Virginia Department of Historic Resources. 
 

6 Ibid., August 8, 1894, p. 3. 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 History 
 30 December 2021 

 Page 2. 4  

 
Figure 2.7 (also figure A3.21): Annaburg, “garden 
shed,” “rear” elevation, 1979. The F. Jones Photograph 
Collection, Virginia Department of Historic Resources. 
 
The three surviving photographs of the 
“garden shed” record a substantial masonry 
structure similar to the Gatekeeper’s Lodge, 
once part of the Annaburg estate but sold off 
as the land was divided.  The “garden shed” 
appears to have been approximately the same 
size, built of the same brick with stone quoin 
detailing and pyramidal roof structure.  It was 
obviously intended to be seen.  The roof is 
not fully visible in the photographs, but 
nowhere is there evidence of a large opening 
for air intake.   

 
Figure 2.9: Former Annaburg Gate Keeper’s Residence, 
Manassas, Va.  This structure is no longer part of the 
Annaburg parcel, and is in private ownership. Photo 25 
July 2021. 
 
If the “garden shed” were the air intake, a 
large horizontal transfer duct would be 
required, below grade, to cool the air and 
direct it to the basement of Annaburg.  There 
is little potential evidence for a large 

horizontal transfer duct.Because of the large 
wings that were added to Annaburg, and with 
the presence of the large paved area behind 
Annaburg, any potential evidence there is not 
accessible.  However, such a transfer would 
require a large opening through the basement 
stone walls; no such openings can be 
observed, and the infilled openings that exist 
were either designed for exterior doors or 
small above-grade windows.   
 
Another possibility is that the air intake 
occurred beneath the terrace on the south side 
of the building.  That space is large, in contact 
with the ground, and could have served as a 
potential source for cool air.   
 

 
Figure 2.10 (also figure 3.85): Annaburg, Basement.  
(Snack Bar 66).  View to south.  Detail of opening in 
south wall to area under terrace.  Post abatement 
photograph. 25 July 2021. 
 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 History 
 30 December 2021 

 Page 2. 5  

 
Figure 2.11: Annaburg, west elevation, north end of 
terrace.  View to east. Post abatement photograph. 
Note infilled masonry opening. Photo 3 May 2021.   

 
Figure 2.12: Annaburg, east elevation, north end of 
terrace.  View to west. Post abatement photograph. 
Note infilled masonry opening. 3 May 2021.   
 

 
Figure 2.13: Annaburg, south elevation, south end of 
terrace.  View to north. Post abatement photograph. 3 
May 2021. 
 
There are large, symmetrically placed (and 
now-infilled) masonry openings on the east 
and west sides of the terrace, and a large 
opening in the masonry into the Annaburg 
basement.  There was also a water source in 

the terrace, terminating in a fountain on the 
south end.  Contemporary newspaper 
accounts during the Portner ownership 
describe indoor plumbing (a water closet on 
the first floor, and two full bathrooms on the 
second and third floors), so the use of water 
to cool air is plausible.  It is possible that the 
water source beneath the terrace might have 
been used to cool the outside air, which was 
brought unto the space through the large 
(presumably louvred) openings in the terrace.  
The cooled air might then have been drawn 
into and through the building using stack 
effect to pull it up and into the building, 
ultimately exiting through the monitor. We 
investigated the possibility of utilizing this 
space under the terrace as a plenum, with 
restored louvres, to dry the basement while 
the building remained in in a mothballed state 
(full HVAC equipment to follow in a later 
phase).  While we ultimately determined that 
the air would be too humid to dry the 
basement, and it remains possible that this 
was the way that Portner directed cool air into 
the residence. 
 
No matter what the source of the cool air, and 
no matter how it entered Annaburg, vertical 
chases were required to move the air upwards 
and distribute it throughout the residence.  
During this investigation, it was not possible 
to identify any substantial vertical chases in 
the building.  All observable chases were local, 
vertical, and cut into the chimney masses at 
the basement level, and were clearly intended 
to convey stovepipes.  
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Figure 2.14 (also figure 3.91): Annaburg, Basement.  
(Snack Bar 67).  View to north. Detail of stone arch on 
north wall. Post abatement photograph. 25 July 2021. 
 
Another possibility for vertical transfer within 
Annaburg would be the stair.  The earliest 
known photographs of the stair are 1979, 
after the original open stairs were replaced 
with an enclosed stair to address fire safety 
concerns for the nursing home.  If the stair 
was used as a vertical chase for cool air, one 
would expect to see a substantial roof monitor 
located above it, so that the stack effect could 
be used to draw cool air up, and push warm 
air out.  Although there is a substantial 
monitor it is centered on the building, while 
the stair is to the northeast of center.  There 
may have been some sort of connection 
between the two that was eliminated when the 
stair was enclosed (which would have been 
expected, from a fire safety perspective), but it 
is not the most efficient, or even customary, 
alignment when a stair is used as a duct.  The 

off-center location of the stair would also 
pose a difficulty in terms of air distribution, as 
it would be difficult to distribute cooled air 
within the floors, unlike the conditions 
presented by a central open stair with a 
monitor located above it. 
 
Another possibility is that there was no special 
source of cool air. The fact that the residence 
was constructed of substantial masonry on a 
broad floor plate, and with substantial 
windows, on a site heavily planted with shade 
trees, suggests the possibility that those 
considerations may have been the source of 
the cool air.  If this is true, the visitor 
descriptions of a cool house would still be 
accurate, as “cool” is a relative condition. It 
need not have been cool by contemporary 
standards, simply cooler than other residences 
in the area, in order to have been singled out 
for such a quality.  
 
 
 

 
Figure 2.15 (also figure A3.7): Annaburg, South 
(primary) elevation, ca. 1947.  G.B. Lorraine 
Scrapbook, Virginia Department of Historic Resources. 
 
The Portners leave Annaburg 
Following Portner’s death in 1906, the family 
stayed at Annaburg and continued to operate 
the larger acreage as a farm. After his wife 
Anna died in 1912, their children lived at the 
house at intervals for the next several years, 
but by the early 1920s the home was only 
occupied for a few days during the summer. 
In 1924 the family sold the furnishings at 
auction and left Annaburg empty.  The family 
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rarely visited the property after that sale. 
Though it was occasionally used for public 
events, such as the Piedmont Dairy Festival 
from 1930 to 1936, the residence remained 
empty.  In 1947, the Portner heirs sold 
Annaburg and its acreage to developer J.J. 
“Jack” Breeden for $215,000.21. 7   
 
Annaburg, Period Two: 1947-2018 
Jack Breeden retained ownership of Annaburg 
from his purchase in 1947 until he sold it to 
John Kennedy Sills in 1960. 8  During 
Breeden’s ownership, the estate was divided 
and land sold off in small parcels; Annaburg 
itself remained empty and boarded up.  The 
building was in a poor state of preservation, as 
is documented in the ca. 1955 photographs 
below, which depict a building enveloped by 
invasive plantings, windows devoid of glass, 
and many architectural features deteriorating 
and falling from the building. 
 

 
Figure 2.16 (also figure A3.8): Annaburg, South 
(primary) elevation, ca. 1955.  Briggs Scrapbook, 
Virginia Department of Historic Resources. 
 

                                                            
7 Prince William County, Virginia, Deed Book 125: 487. 

 
Figure 2.17 (also figure A3.9): Annaburg, South 
(primary) elevation, ca. 1955.  Briggs Scrapbook, 
Virginia Department of Historic Resources. 
 

 
Figure 2.18 (also figure A3.10): Annaburg, South 
(primary) elevation, ca. 1955.  Briggs Scrapbook, 
Virginia Department of Historic Resources. 
 
In 1960, when Breeden sold the remaining 7.4 
acres to John Kennedy Sills, Annaburg was 
boarded up.  Sills converted Annaburg into a 
nursing home. 
 

8 Ibid., 265: 552. 
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It was Sills who built the three-story wings 
attached to the east and west side elevations, 
and reconfigured the upper floors of 
Annaburg into private apartments.   
 
In 1964, Sills removed the side approaches, 
constructed the new wings, and painted 
everything white.  The new wings housed 
residents of the nursing home, while the 
historic building was used for gathering and 
office space on the first floor, and offices on 
the second and third floors. Staff and 
residents were able to move between 
Annaburg and the new wings through the 
large walkways on the first and second floors.  
While these walkways have since been 
boarded over, their outlines are still visible.  
Photographs from ca. 1947 and ca. 1955 show 
that almost all windows were missing or badly 
damaged; it appears that all existing double 
hung windows are new,  dating to Annaburg’s 
conversion to a nursing home in 1964.  
 
The historic approach was retained. In 
addition to the substantial three story 
additions, a parking area was added to the 
southeastern portion of the forecourt. 
 

 

Figure 2.19 (also figure A1.1): Annaburg, Site, Survey 
Plans, Virginia Landmarks Commission, 1980.  The 
Virginia Department of Historic Resources.  

 

 
Figure 2.20 (also figure A3.12): Annaburg, South 
(primary) elevation, 1979. The F. Jones Photograph 
Collection, Virginia Department of Historic Resources. 
 

 
Figure 2.21 (also figure A3.18): Annaburg, North 
elevation, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 
The basement was converted to include a 
salon, snack bar, pharmacy, and storage.   
 

 

Figure 2.22 (also figure A1.2): Annaburg, First Floor, 
Survey Plans, Virginia Landmarks Commission, 1980.  
The Virginia Department of Historic Resources.  
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Figure 2.23 (also figure A3.25): Annaburg, first floor, 
central portion of lobby (living room 146), view to 
southwest, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 

 
Figure 2.24 (also figure A3.26): Annaburg, first floor, 
central portion of lobby (living room 146), view to 
northwest, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 

 
Figure 2.25 (also figure A3.31): Annaburg, first floor, 
conference room (conference room 140), view to west, 
1979. The F. Jones Photograph Collection, Virginia 
Department of Historic Resources. 
 

 
Figure 2.26 (also figure A3.33): Annaburg, first floor, 
conference room (conference room 140), view to 
northeast, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 
The first floor remained largely unchanged, 
with the large rooms used as gathering spaces 
for residents.  The former dining room became 
a conference room.  Much of the wainscoting 
appears to date to this period, and Portner’s 
Palladian window in the west wall – no longer 
glazed, because of the addition constructed 
behind it – was converted into bookshelves, 
complimented by the construction of a similar 
bookcase in the east wall.   
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Figure 2.27 (also figure A3.30): Annaburg, first floor, 
east portion of lobby (living room 146), view to 
northwest, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 

 
Figure 2.28 (also figure A3.34): Annaburg, first floor, 
stairs (stair 143), view to north, 1979. The F. Jones 
Photograph Collection, Virginia Department of 
Historic Resources. 
 
The only change to the floor plan was the 
addition of a wall, and the reconfiguration of 
the stairs, no doubt required for fire protection 
pursuant to use as a nursing home.  The 
doorframe and transom used to give access to 
the newly enclosed stair were likely moved 
from another location in the building. 
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Figure 2.279 (also figure A3.35): Annaburg, second 
floor, President’s Office (President’s Office, 240), view 
to northeast, 1979. The F. Jones Photograph 
Collection, Virginia Department of Historic Resources. 
 

 
Figure 2.30 (also figure A3.15): Annaburg, South 
(primary) elevation, second floor balcony, 1979. The F. 
Jones Photograph Collection, Virginia Department of 
Historic Resources. 
 
The second and third floors underwent 
significant changes from the Portner 
occupation.  The second floor was converted 
from family bedrooms into private apartments 
for nursing home residents, and the staff and 
servant bedrooms on the third floor became 
staff offices.  Original floor plans for the house 
have not been located so it is difficult to 
determine just how much was altered and how 
many changes were made to these floors, 
though alterations are assumed to be fairly 
significant.  The only room that remained 
relatively unchanged was the Portner’s 
bedroom (now President’s Office, Room 240).   

                                                            
9 Ibid., 1062: 147 

 
When the conversion was completed, Sills 
opened Manassas Manor in 1965.  Sills 
operated Manassas Manor as a nursing home 
until 1979, when he sold Annaburg and its 
remaining land to Prince William Hospital. 9 
 
The property, renamed Annaburg Manor, 
operated until 2005, when the County 
transferred its operations into new facilities. 

 
Figure 2.31 (also figure A3.17): Annaburg, North 
elevation, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources.   
 

 
Figure 2.32 (also figure A3.36): Annaburg, South 
elevation, view to north, photograph dated 2013, 
labeled “before” removal of wings. The date on the 
photograph is incorrect, as the wings were removed in 
2008, according to the demolition drawings. The S. 
Hersch Photograph Collection, Virginia Department of 
Historic Resources. 
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Figure 2.33 (also figure A2.2): Annaburg Manor 
Nursing Home, Renovation Drawings, Architecture 
Incorporated, 2008.  Sheet D2.1, existing conditions, 
original building and wings, first floor.  This sheet 
indicated that the wings are to be demolished. 
 
After the Annaburg portion of the facility was 
closed, the non-historic wings were 
demolished in 2008.  The former window 
openings in the east and west elevations, and 
the window openings to the basement, were 
boarded up with plywood.The building 
remained empty until it and the remaining 
3.65 acres of land was sold to the City of 
Manassas in 2018. 
 

 
Figure 2.34 (also figure A3.37): Annaburg, North 
elevation, view to south, photograph dated 2013, 
labeled “during” removal of wings. The date on the 
photograph is incorrect, as the demolition drawings are 
dated 2008. The S. Hersch Photograph Collection, 
Virginia Department of Historic Resources. 
 
 

 

 
Figure 2.35 (also figure A3.38): Annaburg, South 
elevation, view to north, photograph dated 2013, 
labeled “after” removal of wings. The S. Hersch 
Photograph Collection, Virginia Department of 
Historic Resources. 
 

 
Figure 2.36 (also figure 3.1): Annaburg, South 
Elevation.  3 May 2021. 
 
Upon acquisition, the City of Manassas began 
a series of restoration efforts, including a 
conditions assessment (2018), a site master 
plan (2020), listing on the Virginia Landmarks 
Register / National Register of Historic Places 
(2021 and 2022, respectively), roof 
replacement and masonry repairs (2021), and 
materials abatement (2021). 
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Basement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Locator Plan, Basement: Annaburg Manor Nursing 
Home, Renovation Drawings, Architecture 
Incorporated, 2008.  Sheet A1.1, existing conditions, 
original building, basement 
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Corridor 42 

 
Figure 3.71: Annaburg, Basement.  (Corridor 42).  View 
to east.  Post abatement photograph. 25 July 2021. 

 
Figure 3.72: Annaburg, Basement.  (Corridor 42).  View 
to west.  Post abatement photograph. 25 July 2021. 

 
Figure 3.73: Annaburg, Basement.  (Corridor 42).  View 
to west.  Detail of removed structural material above 
central arch. Post abatement photograph. 25 July 2021. 

 
Figure 3.74: Annaburg, Basement.  (Corridor 42).  View 
to east.  25 July 2021. 
 

 
Figure 3.75: Annaburg, Basement.  (Corridor 42).  View 
to south.  Post abatement photograph. 25 July 2021. 
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Figure 3.76: Annaburg, Basement.  (Corridor 42).  View 
to west of west end of corridor.  Post abatement 
photograph. 25 July 2021. 
 

 
Figure 3.77: Annaburg, Basement.  (Corridor 42).  View 
to east.  Detail of removed structural material above 
central arch. Post abatement photograph. 25 July 2021. 

 
Figure 3.78a: Annaburg, Basement.  (Corridor 21).  
Detail of base of central corridor pier. Pre-abatement 
photograph. Paired infrared photograph. 11 April 2021. 

 
Figure 3.78b: Annaburg, Basement.  (Corridor 21).  
Detail of base of central corridor pier. Pre-abatement 
photograph. Paired infrared photograph. 11 April 2021. 
 
Ceiling:   
None – ACT removed. 
 
Walls:   
In poor condition. Drywall over wood studs, 
used as framing over masonry. Wall covering 
over drywall is damaged. 
 
Floor:   
12” x 12” tile over concrete floor; tile was 
removed during abatement process (June-July 
2021). abo 
 
Windows:   
None 
 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Architectural Analysis: Interior 
 30 December 2021 

  Page 3. 24 

Doors:   
Flush wood doors, doubled single-panel wood 
door to Snack Bar. Steel door at East 
Elevation. 
 
Lighting:   
Fluorescent strip lighting (1x4) – 2 bulbs per 
fixture.  
 
Heating/Cooling:  
Ductless split system at east end of corridor.  
 
Plumbing:   
Sprinkler system and sanitary pipes. 
 
Other:   
5 ½” flat chair rail installed at approximately 
30” from the floor. 
 
Existing Bathrooms Off Corridor 
Ceiling:   
Drywall removed during abatement (June-July 
2021)No fixtures remain.  
 
Walls:   
No fixtures remain. Drywall and wood studs 
removed during abatement (June-July 2021) 
 
Floor:   
12” x 12” tile over concrete; tile was removed 
during abatement process (June-July 2021).. 
 
Other:   
3 ½” chair rail 
 
Dietary Storage 65 

 
Figure 3.79: Annaburg, Basement.  (Dietary Storage 
65).  View to south.  Post abatement photograph. 25 
July 2021. 

 
Figure 3.80: Annaburg, Basement.  (Dietary Storage 
65).  View to south.  Detail over window. Post 
abatement photograph. 25 July 2021. 
 
Ceiling:   
None - Gypsum board with popcorn finish 
removed during abatement process (June-July 
2021). 
 
Walls:   
Drywall on wood stud furring over masonry, 
removed during abatement process (June-July 
2021). 
  
Floor:  
12” x 12” tile over concrete; tile was removed 
during abatement process (June-July 2021). 
 
Windows:   
One (1) window opening filled in with 
masonry, two (2) boarded up with plywood. 
 
Doors:   



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Architectural Analysis: Interior 
 30 December 2021 

  Page 3. 25 

Missing 
 
Lighting:   
Wall-mounted fluorescent strip lighting. 
 
Heating/Cooling:   
Painted rectilinear ducts with 
diffusers/registers. 
 
Plumbing:   
Sprinkler pipe / backflow preventer. 
 
Other:   
Electrical Panel for the building is mounted in 
this room. 
 
Snack Bar 66 
 

 
Figure 3.81: Annaburg, Basement.  (Snack Bar 66).  
View to east.  Post abatement photograph. 25 July 
2021. 

 
Figure 3.82: Annaburg, Basement.  (Snack Bar 66).  
View to east.  Detail of arched opening; note later 
stovepipe chase created in upper right-hand corner of 
stone arch.  Post abatement photograph. 25 July 2021 

 
Figure 3.83: Annaburg, Basement.  (Snack Bar 66).  
View to west.  Post abatement photograph. 25 July 
2021. 
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Figure 3.84: Annaburg, Basement.  (Snack Bar 66).  
View to south.    Post abatement photograph. 25 July 
2021. 
 

 
Figure 3.85: Annaburg, Basement.  (Snack Bar 66).  
View to south.  Detail of opening in south wall to area 
under terrace.  Post abatement photograph. 25 July 
2021. 
 
Ceiling:   
Missing. Remnants of wood crown molding 
remain. 
 

Walls:   
Wall covering / drywall on wood stud furring 
over masonry. Drywall and wood studs 
removed during abatement (June-July 2021) 
 
Floor:   
12” x 12” tile over concrete; tile was removed 
during abatement process (June-July 2021). 
 
Windows:   
None 
 
Door:   
Doubled single-panel wood doors. 45o beaded 
trim at panels along both sides.  
 
Lighting:   
Existing indirect fluorescent fixtures (2x4).  
 
Heating/Cooling:   
Three (3) wall registers connected to 
concealed duct work. 
 
Plumbing:   
Sprinkler piping. 
 
Other: 
None 
 
Snack Bar 67 

 
Figure 3.86: Annaburg, Basement.  (Snack Bar 67).  
View to west.  Post abatement photograph. 25 July 
2021. 
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Figure 3.87: Annaburg, Basement.  (Snack Bar 67).  
View to west.  Detail of window openings infilled with 
CMU. Post abatement photograph. 25 July 2021. 

 
Figure 3.88: Annaburg, Basement.  (Snack Bar 67).  
View to north. Post abatement photograph. 25 July 
2021. 
 

 
Figure 3.89: Annaburg, Basement.  (Snack Bar 67).  
View to north. Detail of door to north. Post abatement 
photograph. 25 July 2021. 
 

 
Figure 3.90: Annaburg, Basement.  (Snack Bar 67).  
View to north. Detail of header over door to north. 
Post abatement photograph. 25 July 2021. 
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Figure 3.91: Annaburg, Basement.  (Snack Bar 67).  
View to north. Detail of stone arch on north wall. Post 
abatement photograph. 25 July 2021. 

 
Figure 3.92: Annaburg, Basement.  (Snack Bar 67).  
View to north. Detail of stone arch on north wall. Note 
later opening created for stovepipe. Post abatement 
photograph. 25 July 2021. 
 
Ceiling:   
Missing. Remnants of wood crown molding 
remain. 
 
Walls:   

Wall covering / drywall on wood stud furring 
over masonry. Drywall and wood studs 
removed during abatement (June-July 2021) 
 
Floor:   
12” x 12” tile over concrete; tile was removed 
during abatement (June-July 2021). 
 
Windows:   
None. 
 
Door:   
Doubled single-panel wood doors. 45o beaded 
trim at panels along both sides.  
 
Lighting:   
Indirect fluorescent fixtures (2x4) . 
 
Heating/Cooling:   
Three (3) wall registers connected to 
concealed duct work. 
 
Plumbing:   
Sprinkler piping. 
 
Other:  
None. 
 
Shop 39 
 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Architectural Analysis: Interior 
 30 December 2021 

  Page 3. 29 

 
Figure 3.93: Annaburg, Basement.  (Shop 39).  View 
into Room 39, view to north. Post abatement 
photograph. 25 July 2021. 
 

 
Figure 3.94: Annaburg, Basement.  (Shop 39).  View to 
north. Post abatement photograph. 25 July 2021. 

Figure 3.95: Annaburg, Basement.  (Shop 39).  View to 
north. Detail of window in north wall. Post abatement 
photograph. 25 July 2021. 

 
Figure 3.96: Annaburg, Basement.  (Shop 39).  View to 
north. Detail of window in north wall. Post abatement 
photograph. 25 July 2021. 
 

 
Figure 3.97: Annaburg, Basement.  (Shop 39).  View to 
north. Detail of north wall. Post abatement 
photograph. 25 July 2021. 
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Figure 3.98: Annaburg, Basement.  (Shop 39).  View to 
west. Post abatement photograph. 25 July 2021. 
 

 
Figure 3.99: Annaburg, Basement.  (Shop 39).  View to 
south. Post abatement photograph. Note later 
stovepipe inserted over arch. 25 July 2021. 
 

 
Figure 3.100: Annaburg, Basement.  (Shop 39).  View 
to east. Post abatement photograph. 25 July 2021. 
 
Ceiling:  
ACT panels removed - only trim remains.  
Framework removed during abatement (June-
July 2021). 
 

Walls:  
Drywall on wood stud furring over masonry. 
Drywall and wood studs removed during 
abatement (June-July 2021) 
 
Floors:   
12” x 12” tiles over concrete; tile removed 
during abatement (June-July 2021).  
 
Windows:   
Wood casement windows  in poor condition.  
 
Doors:   
None (all are missing). 
 
Lighting:   
Indirect fluorescent fixtures (2x4). 
 
Heating/Cooling:   
Through-wall unit at casement window  
 
Plumbing:   
Sprinkler piping. 
 
Other:  
None.  
 
 
Storage 40 
Ceiling:   
ACT ceiling. 
 
Walls:   
Drywall on wood stud furring over masonry.  
 
Floor:   
8” x 8” tile over concrete; tile removed during 
abatement (June-July 2021). 
 
Windows:   
None. 
 
Door:   
None. 
 
Lighting:   
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Incandescent fixture with pull switch.  
 
Heating/Cooling:   
None. 
 
Plumbing:   
Sprinkler head. 
 
Other:  
None. 
 
Storage 41 
Ceiling:   
ACT ceiling – 2x4 grid.  Framework and 
ceiling tiles removed during abatement (June-
July 2021) 
 
Walls:   
Drywall on wood studs furring over masonry.  
 
Floor:   
8” x 8” vinyl tile over concrete tile removed 
during abatement (June-July 2021). 
 
Windows:   
None. 
 
Door:   
None. 
 
Lighting:   
Fluorescent strip. 
 
Heating/Cooling:   
None. 
 
Plumbing:   
Sprinkler head. 
 
Other:  
None. 
 
 
 
 
 

Maintenance 43 
 

 
Figure 3.101: Annaburg, Basement.  (Maintenance 43).  
View to north. Post abatement photograph. 25 July 
2021. 
 

Figure 3.102a: Annaburg, Basement.  (Maintenance 43).  
View to north. Pre-abatement photograph. Paired 
infrared photograph. 11 April 2021. 
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Figure 3.102b: Annaburg, Basement.  Annaburg, 
Basement.  (Maintenance 43).  View to north. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
 
 

 
Figure 3.103: Annaburg, Basement.  (Maintenance 43).  
View to south. Post abatement photograph. 25 July 
2021. 

 
Figure 3.104: Annaburg, Basement.  (Maintenance 43).  
View to southeast. Post abatement photograph. 25 July 
2021. 
 
Ceiling:   
ACT ceiling.  Panels missing. Framework 
removed during abatement (June-July 2021) 
 
Walls:   
Wall covering over drywall on wood stud 
furring over masonry.  Drywall and wood 
studs removed during abatement (June-July 
2021) 
 
Floor:   
12” x 12” tile over concrete tile removed 
during abatement (June-July 2021). 
 
Windows:   
None. 
 
Door:   
None. 
 
Lighting:   
Indirect fluorescent fixture (2x4). 
 
Heating/Cooling:   
Base board radiator / boxed out 
grilles/registers at floor. 
 
Plumbing:   
Sprinkler pipe. 
 
Other:  
None 
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Director of Housekeeping 44 

 
Figure 3.105: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to north. Post abatement 
photograph. 25 July 2021. 

 
Figure 3.106a: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to north. Pre-abatement 
photograph. Paired infrared photograph. 11 April 2021. 

 
Figure 3.106b: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to north. Pre-abatement 
photograph. Paired infrared photograph. 11 April 2021. 
 

 
Figure 3.107: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to north. Note trace of 
former communicating stair providing access to first 
floor. Post abatement photograph. 25 July 2021. 
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Figure 3.108: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to north. Note repair in floor 
framing above former communicating stair providing 
access to first floor. Post abatement photograph. 25 
July 2021. 

 
Figure 3.109: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to west. Post abatement 
photograph. 25 July 2021. 

 
Figure 3.110: Annaburg, Basement.  (Director of 
Housekeeping 44).  View to south. Post abatement 
photograph. 25 July 2021. 
 
Ceiling:   
ACT ceiling and framework removed during 
abatement (June-July 2021). 
 
Walls:   
Wall covering over drywall on wood stud 
furring over masonry. Drywall and wood 
studs removed during abatement (June-July 
2021) 
 
Floor:   
8” x 8” vinyl tile over concrete tile removed 
during abatement (June-July 2021). 
 
Windows:   
Two (2) casement windows in poor condition. 
 
Door:   
None. 
 
Lighting:   
Fluorescent strip fixtures (2x4). 
 
Heating/Cooling:   
Baseboard radiators. 
 
Plumbing:   
Four (4) sprinkler heads. 
 
Other:   
Small crown mold over closet. 
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First Floor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Locator Plan, First Floor: Annaburg Manor Nursing 
Home, Renovation Drawings, Architecture 
Incorporated, 2008.  Sheet A1.1, existing conditions, 
original building, first floor 
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Living Room 146 

 
Figure 3.111: Annaburg, First Floor.  (Living Room 
146 – east end).  View to south. Pre-abatement 
photograph. 3 May 2021. 

 
Figure 3.112: Annaburg, First Floor.  (Living Room 
146 – east end).  View to north. Pre-abatement 
photograph. 3 May 2021. 
 

 
Figure 3.113: Annaburg, First Floor.  (Living Room 
146 – central portion).  View to north. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.114: Annaburg, First Floor.  (Living Room 
146 – central portion).  View to north. Detail of 
mantelpiece. Post-abatement photograph. 25 July 2021. 
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Figure 3.115: Annaburg, First Floor.  (Living Room 
146 – central portion).  View to west. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.116: Annaburg, First Floor.  (Living Room 
146 – central portion).  View to south. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.117: Annaburg, First Floor.  (Living Room 
146 – central portion).  View to east. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.118: Annaburg, First Floor.  (Living Room 
146 – west end).  View to south. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.119: Annaburg, First Floor.  (Living Room 
146 – west end).  View to west. Post-abatement 
photograph. 25 July 2021. 
 

 
Figure 3.120: Annaburg, First Floor.  (Living Room 
146 – west end).  View to northwest. Post-abatement 
photograph. 25 July 2021. 
 
Ceiling:   
Flat plaster ceiling, decorative crown molding 
with decorative leaf and dentil. 
 
Walls:   
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Wall covering over lath & plaster over 
masonry. 10” baseboards, 6” door and 
window trim. 
 
Floor:   
12” x 12” marble tile – finish floor missing on 
east & west wings.  
 
Windows:   
Two (2) 6 over 6 double hung with transom; 
two (2) 7x6 divided lites with arched transom; 
one (1) 6 over 6 double hung with 1 over 1 
double hung side lites and arched transom. 
 
Door:  I 
Interior: 6-panel wood doors; Exterior: 3-
panel steel door with oval vision lite and 
arched transom. 
 
Lighting:   
Three (3) candelabra chandeliers. 
 
Heating/Cooling:   
n/a 
 
Plumbing:   
Sprinkler pipes around room perimeter. 
 
Other:   
Three (3) fireplaces (one double sided) with 
wood mantels. Room divided into three (3) 
areas separated with Corinthian columns and 
decorative soffits. 
 
Corridor 147 
 

Figure 3.121: Annaburg, First Floor.  Corridor 147 – 
west end).  View to west. Post-abatement photograph. 
25 July 2021. 
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Figure 3.122: Annaburg, First Floor.  (Corridor 147 – 
central portion).  View to west. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.123: Annaburg, First Floor.  (Corridor 147 – 
central portion).  View to east. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.124: Annaburg, First Floor.  (Corridor 147 – 
central portion).  View to southeast. Post-abatement 
photograph. 25 July 2021. 
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Figure 3.125: Annaburg, First Floor.  (Corridor 147 – 
central portion).  View to southwest. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.126: Annaburg, First Floor.  (Corridor 147 – 
central portion).  View to west. Post-abatement 
photograph. 25 July 2021. 
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Figure 3.127: Annaburg, First Floor.  (Corridor 147 – 
east portion).  View to east. Pre-abatement photograph. 
3 May 2021. 
 
Ceiling:  
Flat plaster ceiling,  decorative crown molding 
with decorative leaf and dentil. 
 
Walls:  
Wall covering over plaster & lath over 
masonry walls. Decorative plasters spaced 
throughout from floor to bottom of 
decorative crown molding. 10” baseboards, 6” 
trim, except for eastern room, which has 11” 
baseboards of a different profile than 
elsewhere on first floor, and the same 6” door 
and window trim. 
 
Floor:  
12” x 12” marble tile. 
 
Windows:   

Interior casement window (3x3 divided lites 
for both). 
 
Doors:   
6-panel wood doors. 
 
Lighting:  
Three (3) candelabra chandeliers. 
 
Heating/Cooling:  
None. 
 
Plumbing:   
Sprinkler piping along perimeter. 
 
Others:  
None 
 
Conference Room 140 
 

 
Figure 3.128: Annaburg, First Floor.  (Conference 
room -- 140).  View to west. Pre-abatement 
photograph. 3 May 2021. 
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Figure 3.129: Annaburg, First Floor.  (Conference 
room -- 140).  View to south. Pre-abatement 
photograph. 3 May 2021. 
 

 
Figure 3.130: Annaburg, First Floor.  (Conference 
room -- 140).  View to east. Pre-abatement photograph. 
3 May 2021. 

 
Figure 3.131: Annaburg, First Floor.  (Conference 
room -- 140).  View to north. Pre-abatement 
photograph. 3 May 2021. 
 
 
Ceiling:   
Flat plaster ceiling, decorative crown molding 
with dentils. 
 
Walls:   
Plaster with wainscoting (stained). Built-in 
casework along East & West walls. 10” 
baseboards, and 6” door and window trim. 
 
Floors:   
Missing. Subfloor exposed. Appears previous 
finish floor was tile. 
 
Windows:   

6 over 6 double hung windows with transom 
(3 divided lites). Window at west façade 
removed. 
 
Doors:   
6-panel wood doors with transoms. 
 
Lighting:   
Brass chandelier with fluorescent bulbs.  
 
Heating/Cooling:   
Diffusers are boxed in stair ceiling and 
penetrate east wall. 
 
Plumbing:   
Sprinkler pipe along perimeter of room 
adjacent to crown molding. 
 
Other:  
None 
 
Corridor 141 
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Figure 3.132: Annaburg, First Floor.  (Corridor -- 141).  
View to south. Pre-abatement photograph. 3 May 2021. 
 

 
Figure 3.133: Annaburg, First Floor.  (Corridor -- 141).  
View to north. Pre-abatement photograph. 3 May 2021. 
 
Ceiling:  
ACT ceiling below drywall ceiling below 
plaster ceiling (3 ceilings total). 
 
Walls:   
Plaster & lath over masonry.  
 
Floors:   
Blue carpet. 
 
Windows:   
6 over 6 double hung window. 
 
Doors:   
8’-0” high 6-panel door (west) & 7’-0” high 5-
panel door (east). 
 

Lighting:  
Indirect fluorescent fixtures (2x4). 
 
Heating/Cooling:  
Through-wall unit at window. 
 
Plumbing:   
Two (2) sprinkler heads. 
 
Other:   
Large baseboard. 
 
Storage 142 

 
Figure 3.134: Annaburg, First Floor.  (Storage -- 142).  
View to north. Pre-abatement photograph. 3 May 2021. 
 
Ceiling:  
None 
 
Walls:  
Exposed 
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Floors:  
Exposed plywood. 
 
Windows:  
None 
 
Doors:  
6-panel door (bottom two panels removed to 
provide vent for the mechanical unit). 
 
Lighting:  
None 
 
Heating/Cooling:  
Mechanical unit hooked up to heat pump that 
is outside North elevation. 
 
Plumbing:   
n/a 
 
Other:   
Closet filled with ductwork. Mechanical closet 
filled with indoor unit. 
 
Stair 143 
 

 
Figure 3.135: Annaburg, First Floor.  (Stair 143).  View 
to northwest. Post abatement photograph. 25 July 
2021. 
 
Ceiling:   
Flat plaster with decorative crown molding. 
 
Walls:  
Plaster & lath over masonry. 
 
Floor:   
Carpet 
 
Windows:  
6 over 6 double hung with two (2) 4 over 4 
double hung side lite windows with arched 
transom at landing. 
 
Doors:   
Most are missing. Last remaining is a 5-panel 
door. 
 
Lighting:  
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Surface mounted incandescent fixture on 
ceiling under second floor. 
 
Heating/Cooling:   
n/a 
 
Plumbing:   
Sprinkler pipes. 
 
Other:   
None 
 
Toilet 144 
Ceiling:   
ACT 
 
Walls:  
Wall covering over plaster and lath over 
masonry.  
 
Floor:  
Sections of carpet & tile.  
 
Windows:  
6x6 double hung window.  
 
Doors:  
None 
 
Lighting:  
Surface mounted fluorescent tube fixtures.  
 
Heating/Cooling:  
Through-wall unit at exterior window. 
 
Plumbing:  
All fixtures missing. 
 
Other: 
None 
 
 
 
 
 
 

Gift Shop 145 
 

 
Figure 3.136: Annaburg, First Floor.  (Gift Shop 145).  
View to northeast. Post abatement photograph. 25 July 
2021. 

 
Figure 3.137a: Annaburg, First floor.  (Gift Shop 145).  
View to east. As is typical throughout the entire 
building, boarded-over window in the east and west 
elevations (and all of the basement openings) received a 
single layer of plywood, with no insulation. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
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Figure 3.137b: Annaburg, First floor.  (Gift Shop 145).  
View to east. Pre-abatement photograph. Paired 
infrared photograph. 11 April 2021. 
 

 
Figure 3.138: Annaburg, First Floor.  (Gift Shop 145).  
View to northeast. Pre-abatement photograph. 3 May 
2021. 
 

 
Figure 3.139: Annaburg, First Floor.  (Gift Shop 145).  
View to northeast. Post-abatement photograph. 25 July 
2021. 
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Figure 3.140: Annaburg, First Floor.  (Gift Shop 145).  
View to west.  Note location of previous 
communicating stairs to basement. Post-abatement 
photograph. 25 July 2021. 
 
Ceiling:  
Gypsum board. 
 
Walls:  
Wall covering over plaster and lath.  10” 
baseboards, and 6” door and window trim. 
 
Floor:  
Finish floor missing - appears to have been 
tile due to mastic remnants. 
 
Windows:  
Three (3) windows have been removed – 
plywood placed in opening. 
 
Doors:  
Historic 6-panel door with vision lite at 2 
middle panels and transom. 

 
Lighting:   
Two (2) ceiling fan/light combos. 
 
Heating/Cooling:  
Plenum space with ducts. Two (2) diffusers 
along west wall. 
 
Plumbing:  
Sprinkler piping below ceiling along perimeter 
and center of room. 
 
Other: 
None 
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Second Floor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Locator Plan, Second Floor: Annaburg Manor Nursing 
Home, Renovation Drawings, Architecture 
Incorporated, 2008.  Sheet A1.1, existing conditions, 
original building, second floor.  
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Figure 3.141: Annaburg, Second Floor.  (Stair 242).  
View to southeast. Post-abatement photograph. 25 July 
2021. 
 
Stair 242 
Ceiling:   
Flat plaster, decorative crown molding with 
dentils. 
 
Walls:  
Plaster and lath. 
 
Floor:  
Carpet. 
 
Windows:  
6 over 6 double hung with two (2) 4 over 4 
double hung side lite windows with arched 
transom at landing. 
 
Doors:   
None 
 
Lighting:  
Surface mounted incandescent fixture. 
 
Heating/Cooling:  
Through-wall unit at second/third floor 
landing. 
 
Plumbing:  
Tub and shower head (bathroom). Sprinkler. 
 
Other:  
Missing baseboard at window. 

Office 245 

 
Figure 3.142: Annaburg, Second Floor.  (Office 245).  
View to north. Pre-abatement photograph. 3 May 2021. 
 

 
Figure 3.143: Annaburg, Second Floor.  (Office 245).  
View to east. Pre-abatement photograph. 3 May 2021 
 

 
Figure 3.144: Annaburg, Second Floor.  (Office 245).  
View to south. Pre-abatement photograph. 3 May 2021. 
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Figure 3.145: Annaburg, Second Floor.  (Office 245).  
View to west. Pre-abatement photograph. 3 May 2021. 
 
Ceiling:  
ACT ceiling. 
 
Walls:  
Plaster and lath over masonry. 9” baseboards, 
and 6” door and window trim. 
 
Floor:  
Carpet. 
 
Windows:  
Removed. Openings closed up with plywood. 
 
Doors:  
None. Cased openings – doors removed. 
 
Lighting:  
2x2 fluorescent fixtures. 
 
Heating/Cooling:  
Flex duct connecting to ceiling diffuser. 
 
Plumbing:  
n/a 
 
Other:  
None. 
 
Toilet 
Ceiling:  
ACT ceiling. 
 
Walls:  

Tile to 4’-0” above finish floor. Tile to 6’-0” at 
shower. 
 
Floor:  
Tile. 
 
Windows:  
n/a 
 
Doors:  
None. 
 
Lighting:  
All fixtures removed. 
 
Heating/Cooling:  
n/a 
 
Plumbing:  
All fixtures removed. 
 
Other:  
None.  
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Toilet 244/ Closet 243 

 
Figure 3.146: Annaburg, Second Floor.  (Toilet 244).  
View to northeast. Pre-abatement photograph. 3 May 
2021 
 
Ceiling:  
Plaster. 
 
Walls:  
Subway tile to 4’-0” above finish floor & 6’-0” 
at tub. Wall covering above tile.  
 
Floor:  
Tile. Carpet in closet. 
 
Windows:  
6 over 6 double hung window. 
 
Doors: 
None. Case opening with boarded up transom 
at toilet. Arched opening at closet. 

 
Lighting:  
Round surface-mounted incandescent fixture.  
 
Heating/Cooling:  
Through-wall unit. 
 
Plumbing:  
Tub and showerhead exist. Sink and water 
closet removed. 
 
Other: 
None. 
 
Corridor 247 

 
Figure 3.147: Annaburg, Second Floor.  (Corridor 247).  
View to southeast. Post-abatement photograph. 25 July 
2021 
 

 
Figure 3.148: Annaburg, Second Floor.  (Corridor 247 
– west end).  View to west. Post-abatement 
photograph. 25 July 2021 
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Figure 3.149a: Annaburg, Second floor.  (Corridor 
247).  View to east. As is typical throughout the entire 
building, boarded-over window in the east and west 
elevations (and all of the basement openings) received a 
single layer of plywood, with no insulation. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 

 
Figure 3.149b: Annaburg, Second floor.  (Corridor 
247).  View to east. As is typical throughout the entire 
building, boarded-over window in the east and west 
elevations (and all of the basement openings) received a 
single layer of plywood, with no insulation. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
 
Ceiling:  
ACT ceiling. 
 
Walls:  
Wall covering over plaster. 9” baseboards, and 
6” door and window trim. 
 
Floor:  
Carpet. 

 
Windows:  
None. 
 
Doors:  
Missing - cased opening with transom 
remains. 
 
Lighting:  
2x2 fluorescent light fixtures. 
 
Heating/Cooling:  
n/a 
 
Plumbing:  
Sprinkler above ceiling. 
 
Other:  
None.  
 
Office 249 
 

 
Figure 3.150: Annaburg, Second Floor.  (Office 249).  
View to east. Post-abatement photograph. 25 July 2021 
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Figure 3.151: Annaburg, Second Floor.  (Office 249).  
View to southeast. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.152: Annaburg, Second Floor.  (Office 249).  
View to south. Post-abatement photograph. 25 July 
2021. 
 

 
Figure 3.153: Annaburg, Second Floor.  (Office 249).  
View to south. View of bathroom on west side of 
room. Pre-abatement photograph. 3 May 2021. 
 
Ceiling:  
Flat plaster, decorative crown molding. 
 
Walls:  
Wall covering over plaster and lath over 
masonry. 9” baseboards, and 6” door and 
window trim. 
 
Floor:  
Carpet over wood. 
 
Windows:  
Two (2) 6x6 double hung windows remain at 
south façade. Two (2) windows along east 
facade removed and boarded up. 
 
Doors:  
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Arched openings along west wall of room. 
Cased opening with transom remain without 
doors at corridor entry and toilet entry. 
 
Lighting:  
None. 
 
Heating/Cooling:  
Through-wall unit and diffuser at corridor 
entry door. 
 
Plumbing:  
Sprinkler. 
 
Other:  
None.  
 
President’s Office 246 

 
Figure 3.154: Annaburg, Second Floor.  (President’s 
Office 246).  View to north. Post-abatement 
photograph. 25 July 2021. 

 
Figure 3.155: Annaburg, Second Floor.  (President’s 
Office 246).  View to east. Post-abatement photograph. 
25 July 2021. 
 

 
Figure 3.156: Annaburg, Second Floor.  (President’s 
Office 246).  View to south. Post-abatement 
photograph. 25 July 2021. 
 

 
Figure 3.157: Annaburg, Second Floor.  (President’s 
Office 246).  View to west. Post-abatement 
photograph. 25 July 2021. 
 
Ceiling:  
Flat plaster. 
 
Walls:  
Wall covering over plaster (wall covering 
mimics wainscoting). Large wall base. 9” 
baseboards, and 6” door and window trim. 
 
Floors:  
Carpet over wood floors. 
 
Windows:  
6 over 6 double hung window on each side of 
double doors. 
 
Doors:  
Wood and glass double door - 5/3 divided 
lite. 
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Lighting:  
None. 
 
Heating/Cooling:  
Through-wall unit and diffuser. 
 
Plumbing:  
None. 
 
Other:  
Fireplace with mantle and stone hearth. 
 
HR Office 248 
 

 
Figure 3.158: Annaburg, Second Floor.  (HR Office 
248).  View to east. Post-abatement photograph. 25 
July 2021. 
 

 
Figure 3.159: Annaburg, Second Floor.  (HR Office 
248).  View to north. Post-abatement photograph. 25 
July 2021. 
 

 
Figure 3.160: Annaburg, Second Floor.  (HR Office 
248).  View to northwest. Post-abatement photograph. 
25 July 2021. 
 

 
Figure 3.161: Annaburg, Second Floor.  (HR Office 
248).  View to west. Pre-abatement photograph. 3 May 
2021. 

 
Figure 3.162a: Annaburg, Second floor.  (HR Office 
248).  View to west. Detail of moisture penetration 
through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
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Figure 3.162b: Annaburg, Second floor.  (HR Office 
248).  View to west. Detail of moisture penetration 
through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
 

 
Figure 3.163: Annaburg, Second Floor.  (HR Office 
248).  View to west. Detail of moisture penetration and 
efflorescence. Pre-abatement photograph. 3 May 2021. 

 
Figure 3.164a: Annaburg, Second floor.  (HR Office 
248).  View to west. Detail of moisture penetration 
through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 

 
Figure 3.164b: Annaburg, Second floor.  (HR Office 
248).  View to west. Detail of moisture penetration 
through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 

 
Figure 3.165a: Annaburg, Second floor.  (HR Office 
248).  View to south. Detail of moisture penetration 
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through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 

 
Figure 3.165a: Annaburg, Second floor.  (HR Office 
248).  View to south. Detail of moisture penetration 
through missing and damaged baseboards. Pre-
abatement photograph. Paired infrared photograph. 11 
April 2021. 
 
 
Ceiling:  
Flat plaster ceiling, large decorative crown 
molding. 
 
Walls:  
Plaster and lath over masonry. 9” baseboards, 
and 6” door and window trim. 
 
Floors:  
Carpet over wood floor. 
 
Windows:  
6 over 6 double hung windows with two (2) 
interior shutters. 
 
Doors:   
Missing - cased openings with transoms 
remain. Louvered bi-fold doors into closet. 
 
Lighting:  
None. 
 
Heating/Cooling:  
Through-wall unit and diffuser above entry 
door. 
 

Plumbing:   
Sprinkler. 
 
Other:  
North wall fireplace boarded up.  
 
Toilet 274 
 

 
Figure 3.166: Annaburg, Second Floor.  (Toilet 274).  
View to north. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster.  
 
Walls:  
4”x4” tile to 4’-0” above finish floor; same tile 
to 6’-0” above finish floor at shower. 
 
Floor:  
1”x1” tile. 
 
Windows:  
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None. 
 
Doors:  
Missing – cased opening with boarded up 
transom remains. 
 
Lighting:  
Round surface mounted incandescent fixture. 
 
Heating/Cooling:  
None. Bathroom has a fan. 
 
Plumbing;  
All fixtures removed. Shower stall intact. 
 
Other:   
Built-in shower. 
 
Office 240 

 
Figure 3.167: Annaburg, Second Floor.  (Office 240).  
View to east. Post-abatement photograph. 25 July 2021. 
 

 
Figure 3.168: Annaburg, Second Floor.  (Office 240).  
View to northwest. Post-abatement photograph. 25 
July 2021. 
 

 
Figure 3.169: Annaburg, Second Floor.  (Office 240).  
View to north. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.170: Annaburg, Second Floor.  (Office 240).  
View to northeast. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.171: Annaburg, Second Floor.  (Office 240).  
View to east. Post-abatement photograph. 25 July 2021. 
 
Ceiling: 
Flat plaster, large decorative crown molding. 
 
Walls:  
Plaster and lath over masonry. 9” baseboards, 
and 6” door and window trim. 
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Floors:  
Carpet over wood floors. 
 
Windows:  
West windows removed and boarded up. 
North windows 6 over 6 double hung. 
 
Doors:  
Missing – cased openings with transom 
windows remain. 
 
Lighting:  
2x2 fluorescent fixture. No lighting in main 
room. 
 
Heating/Cooling:  
Through-wall unit and diffuser at entry above 
ACT ceiling. 
 
Plumbing:  
Sprinkler pipes. 
 
Other: 
None.  
 
Toilet 273 
 

 
Figure 3.172: Annaburg, Second Floor.  (Toilet 273).  
View to southeast. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Gypsum board. 
 
Walls:  
6”x6” tile mounted to 4’-0” at sink & 6’-0” at 
shower. Wall covering over drywall. 
 
Floors:  
1”x1” tile. 
 
Windows:  
n/a 
 
Doors:  
 
Lighting:  
Ceiling- (surface) mounted incandescent 
fixture. 
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Heating/Cooling:  
n/a 
 
Plumbing:  
n/a 
 
Other: 
None. 
 
Closet 
Ceiling:  
Gypsum board. 
 
Walls:  
Drywall over furring/wood slats. 
 
Floor:  
Exposed subfloor. 
 
Windows:  
Transom window. 
 
Doors:  
None. 
 
Heating/Cooling:  
n/a 
 
Plumbing:  
n/a 
 
Other: 
None.  
 
Office 241 

 

Figure 3.173: Annaburg, Second Floor.  (Office 241).  
View to north. Post-abatement photograph. 25 July 
2021. 
 

 
Figure 3.174: Annaburg, Second Floor.  (Office 241).  
View to south. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.175: Annaburg, Second Floor.  (Office 241).  
View to west. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster.  
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Walls:  
Plaster and lath. 9” baseboards, and 6” door 
and window trim. 
 
Floors:  
Carpet. 
 
Windows:  
Two (2) 6 over 6 double hung.  
 
Doors:  
Missing – cased opening with transom. 
 
Lighting: 
 
 
None. 
 
Heating/Cooling:  
Through-wall unit . 
 
Plumbing:   
Sprinkler pipe along east wall of room. 
 
Other:  
None. 
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Third Floor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Locator Plan, Third Floor: Annaburg Manor Nursing 
Home, Renovation Drawings, Architecture 
Incorporated, 2008.  Sheet A1.1, existing conditions, 
original building, third floor. 
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Stair 344 

 
Figure 3.176: Annaburg, Third Floor.  (Stair 344 – 
stairs to third floor).  View to north. Post-abatement 
photograph. 25 July 2021. 
 
 

 
Figure 3.177: Annaburg, Third Floor.  (Stair 344 – 
stairs to third floor).  View to south. Post-abatement 
photograph. 25 July 2021. 
 
Ceiling:  
Plaster. 
 

Walls: 
Plaster and lath over masonry. Large 
baseboard. 
 
Floors:  
Carpet over wood floor. 
 
Windows:  
Three (3) 6 over 6 double hung windows. 
 
Doors:  
Missing. 
 
Lighting:  
Surface mounted incandescent fixture 
(centered). 
 
Heating/Cooling:  
Through-wall unit. 
 
Plumbing:  
Sprinkler pipe. 
 
Other: 
None.  
 
Closet 347/348 [Stair to attic] 
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Figure 3.178: Annaburg, Third Floor.  (Closet 347/348 
– stairs to attic).  View to north. Pre-abatement 
photograph. 3 May 2021 
 

 
Figure 3.179: Annaburg, Third Floor.  (Closet 347/348 
– stairs to attic).  View to north. Pre-abatement 
photograph. 3 May 2021. 
 
Ceiling:  
Exposed rafters throughout attic/ceiling. 
 
Walls:  
Plaster. 
 
Floor:  
Wood treads and wood floor. 
 
 
Office 345 

 
Figure 3.180: Annaburg, Third Floor.  (Office 345).  
View to east. Post-abatement photograph. 25 July 2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster at exterior walls. Drywall adjacent to 
Office 349.  7 ½” baseboards, and 4” door 
and window trim. 
 
Floors:  
Vinyl tile at Room 345. 
 
Window:  
6 over 6 double hung window at dormer. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
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Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
Room 345 has a bathroom with tile floors but 
all fixtures have been removed. 
 
Other: 
None.  
 
Office 349 

 
Figure 3.181: Annaburg, Third Floor.  (Office 349).  
View to west. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.182: Annaburg, Third Floor.  (Office 349).  
View to south. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.183: Annaburg, Third Floor.  (Office 349).  
View to east. Post-abatement photograph. 25 July 2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster at exterior walls. Drywall adjacent to 
Office 349. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
Floor missing.  
 
Window:  
Three (3) 6 over 6 double hung.  
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
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Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
n/a 
 
Other: 
None.  
 
Corridor 346 

 
Figure 3.184: Annaburg, Third Floor.  (Corridor 346).  
View to north. Pre-abatement photograph. 3 May 2021. 
 
Ceiling:  
Flat plaster over wood joists. 
 
Walls:  
Striped wall covering over plaster walls. 8 ½” 
baseboards, and 5 ½” door and window trim. 
 
Floor:  

Carpet over hardwood.  
 
Windows:  
None. 
 
Doors:  
Missing – cased openings with transoms 
remain. 
 
Lighting:  
Surface mounted fluorescent strip fixtures. 
 
Heating/Cooling:  
Ductwork in attic above ceiling. Diffuser to 
heat/cool. 
 
Plumbing:  
Sprinkler piping above ceiling. 
 
Other: 
None. 
 
Corridor 352 
 

 
Figure 3.185: Annaburg, Third Floor.  (Corridor 352).  
View to west. Post-abatement photograph. 25 July 
2021. 
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Figure 3.186: Annaburg, Third Floor.  (Corridor 352).  
View to east. Post-abatement photograph. 25 July 2021. 
 
Ceiling:  
Flat plaster over wood joists. 
 
Walls:  
Striped wall covering over plaster walls. 8 ½” 
baseboards, and 5 ½” door and window trim. 
 
Floor:  
Carpet over hardwood.  
 
Windows:  
None. 
 
Doors:  
Missing – cased openings with transoms 
remain. 
 
Lighting:  
Surface mounted fluorescent strip fixtures. 
 
Heating/Cooling:  
Ductwork in attic above ceiling. Diffuser to 
heat/cool. 
 
Plumbing:  
Sprinkler piping above ceiling. 
 
Other: 
None.  
 
 
Office 350 

 
Figure 3.187: Annaburg, Third Floor.  (Office 350).  
View to east. Post-abatement photograph. 25 July 2021. 

 
Figure 3.188: Annaburg, Third Floor.  (Office 350).  
View to southwest. Post-abatement photograph. 25 
July 2021. 
 

 
Figure 3.189: Annaburg, Third Floor.  (Office 350).  
View to west. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
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Plaster at exterior walls. Drywall adjacent to 
Office 349. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
No finished floor at Room 350. 
 
Window:  
6 over 6 double hung window at dormer. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
 
Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:   
n/a 
 
Other: 
None. 
 
 
Office 353 

 
Figure 3.190: Annaburg, Third Floor.  (Office 353).  
View to north. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.191: Annaburg, Third Floor.  (Office 353).  
View to east. Post-abatement photograph. 25 July 2021. 
 

 
Figure 3.192: Annaburg, Third Floor.  (Office 353).  
View to south. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.193: Annaburg, Third Floor.  (Office 353).  
View to east. Detail of water damage to floorboards. 
Post-abatement photograph. 25 July 2021. 
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Figure 3.194: Annaburg, Third Floor.  (Office 353).  
View to west. Detail of water damage to floorboards. 
Post-abatement photograph. 25 July 2021. 
 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
Carpet over hardwood. 
 
Window:  
Three (3) 6 over 6 double hung windows. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
 
Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
  
Plumbing:  
n/a 
 
Other: 
None.  
 

HR Office 356 

 
Figure 3.195: Annaburg, Third Floor.  (HR Office 356).  
View to northwest. Post-abatement photograph. 25 
July 2021. 

 
Figure 3.196: Annaburg, Third Floor.  (HR Office 356).  
View to northeast. Post-abatement photograph. 25 July 
2021. 
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Figure 3.197: Annaburg, Third Floor.  (HR Office 356).  
View to east. Post-abatement photograph. 25 July 2021. 

 
Figure 3.198: Annaburg, Third Floor.  (HR Office 356).  
View to west. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster. 7 ½” baseboards, and 4” door and 
window trim. 

 
Floors: 
Carpet over hardwood. 
 
Window:  
6 over 6 double hung window at dormer. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
 
Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
n/a 
 
Other: 
None.  
 
Conference Room 358  

 
Figure 3.199: Annaburg, Third Floor.  (Conference 
Room 358).  View to west. Post-abatement 
photograph. 25 July 2021. 
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Figure 3.200: Annaburg, Third Floor.  (Conference 
Room 358).  View to east. Post-abatement photograph. 
25 July 2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
12”x12” vinyl tile.  
 
Window:  
Two (2) 6 over 6 double hung.  
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
 
Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
n/a 
 
Other:  
Exit sign between double hung windows - 
door appears to be plastered over. 
 
 
Office 340 

 
Figure 3.201: Annaburg, Third Floor.  (Office 340).  
View to east. Post-abatement photograph. 25 July 2021. 
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Figure 3.202: Annaburg, Third Floor.  (Office 340).  
View to southeast. Post-abatement photograph. 25 July 
2021. 
 
 

 
Figure 3.203: Annaburg, Third Floor.  (Office 340).  
View to west. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
Carpet over hardwood. 
 
Window:  
6 over 6 double hung window at dormer. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
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Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
n/a 
  
Other: 
None.  
 
 
Office 341

 
Figure 3.204: Annaburg, Third Floor.  (Office 341).  
View to north. Post-abatement photograph. 25 July 
2021. 

 
Figure 3.205: Annaburg, Third Floor.  (Office 341).  
View to east. Post-abatement photograph. 25 July 2021. 
 

 
Figure 3.206: Annaburg, Third Floor.  (Office 341).  
View to south. Post-abatement photograph. 25 July 
2021. 
 
Ceiling:  
Plaster and lath on ceiling joists. 
 
Walls:  
Plaster. 7 ½” baseboards, and 4” door and 
window trim. 
 
Floors:  
Carpet over hardwood. 
 
Window:  
Three (3) 6 over 6 double hung windows. 
 
Doors:  
Missing – cased opening with transom 
remains. 
 
Lighting:  
Surface mounted fluorescent strip.  
 
Heating/Cooling:  
Through-wall unit and ceiling diffusers.  
 
Plumbing:  
None. 
 
Other: 
None. 
 
 
Toilet 343 does not exist 
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Bathroom removed – carpet over tile floors. 
Tile at walls removed.  
 
 
Closets 342/351/354/355/357 
Walls:  
Plaster. 
 
Floor:  
Matched condition of floor outside closet. 
 
Windows:  
None.  
 
Doors:  
Missing - cased openings remain. 
 
Lighting:   
None. 
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Chapter Four:  
Existing Conditions 
Structural Analysis 
 
1200 Architectural Engineers (1200AE), 
PLLC was asked to review and document the 
existing structure and conditions as part of the 
Historic Structures Report effort for the 
Annaburg Mansion (Figure 4.1) in Manassas, 
Virginia. 1200AE visited the site with 
Commonwealth Architects June 27, 2021 to 
observe and document the existing structure.  
 
The primary structure consists of perimeter 
and interior stone masonry walls which 
support concrete and steel framed floors and 
a wood framed attic and roof system. 
 
BASEMENT 
 
Existing Conditions 
The existing basement consists of perimeter 
and interior stone masonry walls. The 
basement floor has been altered by the 
addition of a concrete slab on grade. 
 
The basement space appears to have ongoing 
moisture issues, with saturation visible on the 
slab and stone masonry. In some areas, the 
concrete slab has been cut away to limit 
moisture in the walls but is still set against the 
stone walls in others. The existing stone 
masonry is exhibiting finish and mortar loss 
(Figure 4.2), likely as a result of water 
infiltration in the basement space.  
 
Past mechanical work has created large 
penetrations throughout the basement space, 
including partial removal of a wall and 
penetrations over door openings (Figure 3). 
These penetrations and openings do not 
appear to have been properly supported by a 
beam or similarly designed structure to 
support the remaining wall and floor systems 
above. 

 
Figure 4.1: Annaburg Mansion, west elevation. 
 

 
Figure 4.2: Mortar loss in perimeter wall, with concrete 
slab set directly against wall. 

 
Figure 4.3: Typical penetrations over opening. 
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FIRST FLOOR FRAMING 
 
Existing Conditions 
The existing first floor framing is exposed for 
observation from below and from above in 
one part of the building. The floor 
construction consists of flat concrete slabs 
spanning between I-shaped iron beams 
(Figure 4.4) which span to bear on the 
perimeter and interior stone masonry walls. 
Where able to be measured, the beams were 
measured as 7” deep, with a flange width of 3-
3/4”, the thinnest portion of the flange 
measuring 0.31” thick, and beams are spaced 
at approximately 4’-8”. The concrete slab was 
measured at 7” thick. Framing generally 
appears to run east-west, although an area at 
the southeast corner of the structure spans 
north-south. The concrete slabs were 
observed to have iron ties which were 
originally intended to act as tensile elements in 
the concrete slab. The floor structure 
supports a wood sleeper system with tile 
finishes, with the total depth of the floor 
package, from bottom of beam to finish floor, 
measuring approximately 10” thick.  
 
At the east side of the structure, there are 
multiple areas of 2x infill framing. One of 
these is likely a former stair providing access 
from the first floor level to the basement 
space (Figure 4.5). 
 
Generally the floor structure appears in good 
condition, although there are areas of 
disrepair. Some superficial corrosion is visible 
on the exposed underside of the beams and 
lintels at openings (Figure 4.6). Additionally, 
there are localized spalls or section loss where 
alteration have been made to the basement 
walls below (Figure 4.7). One room at the first 
floor level was observed to be currently used 
for storage. 
 

 
Figure 4.4: Iron beams with flat concrete slab and 
wood sleepers. 
 

 
Figure 4.5: Area of infill framing at former stair. 
 

 
Figure 4.6: Superficial corrosion on lintel. 
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SECOND FLOOR FRAMING 
 
Existing Conditions 
The second floor framing is not exposed for 
observation and no specific conditions were 
noted. It is assumed that the floor 
construction is similar to the first floor, with 
flat concrete slabs and iron beams spanning to 
bear on perimeter and interior masonry walls. 
Interior bearing walls transition to brick 
masonry above the first floor level. 
 
THIRD FLOOR FRAMING 
 
Existing Conditions 
The third floor framing is not exposed for 
observation and no specific conditions were 
noted. It is assumed that the floor 
construction is similar to the first floor, with 
flat concrete slabs and iron beams spanning to 
bear on perimeter and interior masonry walls. 
In one area, the floor structure is visible from 
below. At this location, the top of a former 
interior terra cotta partition wall is exposed 
for observation (Figure 4.8). 
 

 
Figure 4.7: Iron tie in flat concrete slab. 
 

 
Figure 4.8: Remnant of terra cotta interior wall exposed 
below. 
 
ATTIC FLOOR FRAMING 
 
Existing Conditions 
The attic framing consists of wood framing 
spanning to exterior and interior masonry 
walls. Floor joists were measured to be 
approximately 2” x 7-3/4” spaced at 16” on 
center. The central part of the floor system is 
covered with wood plank sheathing in some 
areas but is not fully sheathed (Figure 9). In 
addition to not being fully sheathed, at some 
locations, including the east gable, the attic 
level framing does not support any ceiling 
finishes, appearing to act primarily as a lateral 
tie. Where the attic framing supports ceiling 
below, the ceiling was observed to be plaster 
on metal lath.  
 
Framing generally appears to be in good 
condition, except for one area in the center of 
the attic, visible at the top of the attic stair. In 
this area, floorboards and attic joists were 
observed to be deteriorated, possibly as a 
result of water infiltration (Figure 4.10).  
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Figure 4.9: Attic framing with interior bearing wall 
condition visible. 
 

 
Figure 4.10: Area of floorboard and joist deterioration. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ROOF FRAMING 
 
Existing Conditions 
The roof framing consists of wood rafters and 
beams spanning to bear on perimeter masonry 
walls and interior posts. Roof rafters measure 
from 2” x 8” to 2” x 9-1/2” -9-3/4” spaced at 
20” on center (Figure 4.11). Hips and valleys 
were observed to consist of either 3” x 9-3/4” 
or (2) 2” x 11-3/4” beams. At the front (west) 
gable end wall, rafters are supported against 
thrust by a 2” x 8” collar tie placed at 
approximately 57” below the ridge board 
(Figure 4.12). At other gable roof areas, the 
attic level framing acts as a tie.  
 
At the center of the roof, a flat roof area is 
characterized by rafters spanning to two post-
supported beams. These posts extend to bear 
on distribution beams at the attic floor 
framing level. 
 
Generally, roof framing members appear to 
be in good condition with localized areas of 
deterioration, likely as a result of past water 
infiltration. At the time of 1200AE’s site visit, 
the roofing had recently been replaced and it 
is assumed there are no active leaks. Locally, 
some framing at the flat roof had been 
replaced at the time of this work (Figure 4.13), 
possibly due to observed deterioration in 
these framing members. 
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Figure 4.11: Typical Roof framing, with rafters and 
valleys visible. 
 

 
Figure 4.12: Collar ties at west gable end wall. 
 

 
Figure 4.13: Area of replacement framing at flat roof. 
 
 
 
 

EXTERIOR 
 
Existing Conditions 
The exterior of the structure is characterized 
by brick masonry with stone features, 
including lintels, a stone portico and terrace 
on the west elevation, and the remnants of a 
porte cochere on the north elevation.  
 
The west entry terrace consists of masonry 
walls with stone facing. From the basement, 
one portion of the main wall has a large 
mechanical penetration without a lintel, which 
allowed for some observation below the 
terrace level (Figure 4.14). It appears that the 
terrace is framed similarly to the primary floor 
levels with flat concrete slabs spanning 
between I-shaped beams. Beams span east-
west to bear on the perimeter wall of the main 
structure and the west wall of the terrace. 
Below the semi-circular portico, stone 
masonry piers are visible. The piers appear to 
have been augmented with the addition of a 
secondary brick masonry pier. Generally, the 
beams visible from the basement space appear 
to exhibit superficial signs of corrosion due to 
moisture.  
 
The terrace finishes are large flagstones, 
which appear to be overlaid on an original 
finish level. The perimeter terrace walls were 
observed to be rotating outwards (Figure 
4.15) and the stone has been lost at the area of 
the walls closest to the main house structure. 
The top of the terrace walls are characterized 
by a cast iron perimeter fence. The fence is 
loose in some areas and has corroded at areas 
of embedment into the stone. It appears that 
the perimeter walls likely supported a stone 
balustrade at some point and pin locations for 
the stone are still visible.  
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Figure 4.14: Underside of terrace with altered 
intermediate pier visible.  
 

Figure 4.15: Rotating terrace perimeter walls, with 
shifting stones visible. 
 

 
Figure 4.16: Abandoned pin location at perimeter 
terrace wall. 
 
 

The semi-circular portico is framed with a flat 
concrete slab and I-shaped beams spanning 
between the main wall of the structure and 
the perimeter of the portico (Figure 4.17). 
Beams were measured to have a beam flange 
of 4”, with secondary members at the edges 
of the portico supported by a beam with a 
2.5” flange (likely a channel shape). At the 
west end, the beams extend to bear on the 
stone lintels characterizing the edge of the 
portico. The stone lintels measure 
approximately 8” deep by 12” wide. Two of 
the stones beams exhibit cracks extending 
through the full width of the stone (Figure 
4.18). 
 
The upper level of the portico appears to 
similarly have been characterized by a stone 
balustrade, with past pin locations and cutouts 
in the remaining stonework visible (Figure 
4.19). 
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Figure 4.17: Underside of portico roof, showing 
framing. 
 

 
Figure 4.18: Crack in stone at front (west) entry 
portico.  
 

 
Figure 4.19: Evidence of past stone balustrade. 
 
The south elevation of the structure has been 
altered with the addition of a concrete 

areaway stair providing basement access. This 
areaway has some evidence of moisture issues, 
with biological growth present on the exposed 
stonework (Figure 4.20). Railings exhibit 
surface corrosion. Basement, first, and second 
floor level openings on this elevation have 
been enclosed. 
 
The east elevation has been altered with the 
enclosure of a first floor level opening. Some 
surface staining and biological growth is 
present along the stonework at the base of the 
wall. 
 
The north elevation has been altered with the 
alteration of openings and removal of a stone 
structure, likely a porte cochere, as noted 
above. Openings at the basement, first, and 
second floor have been enclosed at this 
elevation. 
 

 
Figure 4.20: Biological growth at areaway stair on south 
elevation. 
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Figure 4.21: Surface staining and biological growth on 
stone at east elevation. 
 

 
Figure 4.22: Enclosed openings and evidence of past 
stone removal at north elevation 
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Chapter Six: 
Existing Conditions 
MEP Analysis 
 
GENERAL FACILITY OVERVIEW 
AND SCOPE 
The Annaburg Manor is a historic mansion 
built by Robert Portner in 1892. The 
mansion is 3 stories, with a basement and 
an attic, and is located in Manassas, 
Virginia. The building is constructed of 
locally quarried Brownstone, with brick 
infill, and is structurally sound, per 
previous DRH Engineers report. 
Previously used as office space/residence 
space in a nursing home, with residence 
wings attached to either side of the 
mansion, the building has been unoccupied 
for years. 
 
The MEP team visited the mansion on 
Friday, March 19th to review and document 
existing building systems. This report is an 
evaluation of the MEP systems in the 
building based on visual observation, 
interviews with staff, and review of existing 
building documents and prior reports. No 
destructive tests were conducted, and not 
all above ceiling conditions were visible or 
accessible at the time or our site visit. 
 
EXECUTIVE SUMMARY 
 
MECHANICAL – The HVAC systems 
installed are in poor condition and not 
suitable for reuse in the upcoming project 
renovations.    
 
ELECTRICAL - The main electrical gear 
and fire alarm systems are newer and in 
good condition.  These two systems are 
anticipated to be reused for future fit up of 
the building.  All the branch circuits, 
lighting, and other electrical devices are 
expected to be demolished. 
 

PLUMBING – Most all of the plumbing 
fixtures and much of the piping has been 
removed from the building.  All new 
services and piping shall be required as part 
of any future renovations. 
 
FIRE PROTECTION – The fire 
protection systems appears to be 
adequately sized and suitable for reuse for 
a future fit up of the building.   
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MECHANICAL 
 
SYSTEM OVERVIEW 
The existing HVAC systems for the 
mansion consists primarily of window 
mounted heat pumps and ductless mini-
splits. Additional split systems were located 
throughout the building, but were either 
dismantled or abandoned in place, more 
information on these units will be provided 
below. 
 
First Floor: 
Within the main lobby are two Packaged 
Terminal Air Conditioners (PTACs), 
commonly found in hotels, as well as two 
wall mounted unit heaters. The unit heaters 
appear to be hot water, and also appear to 
be abandoned in place. At the time of 
survey, one of the PTACs had the cover 
removed for potential maintenance. The 
remainder of the front rooms do not 
appear to have any heating or cooler 
equipment serving them. 
 

 
Figure 5.1: Existing PTAC. 
 
A vertical residential style air handler 
appears to have been used to serve the rear 
half of the first floor, with a mechanical 
closet located in the wood paneled room. 

This air handler is no longer functional, as 
it has been removed from the closet and 
dismantled.  
 

 
Figure 5.2: First Floor Mech Closet/AHU Location. 
 
Finally, two window units are located in 
the rear of the building, one of which is 
located within the toilet room. 
 

 
Figure 5.3: Window unit within toilet room. 
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Second Floor: 
 
The second floor is served by 
approximately 5 window units, located in 
the perimeter rooms, minus the “President 
Office.” Window units are branded with 
“Amana” and appear to be heat pump 
type.  
 

 
Figure 5.4: Typical window unit on second floor. 
 
Additionally, two split system air handlers 
are located above the ceiling on the north 
side of the corridor, above what appears to 
be the security/IT equipment room. Both 
unit’s supply ductwork systems run down 
the corridor, and serves rooms on both the 
north east and the southwest rooms. These 
air handlers are manufactured by Carrier, 
though exact model info could not be 
accessed, and appear to be between 30-40 
years old. Condensing units for these split 
systems could not be located. 
 

 
Figure 5.5: One of the two split system air handlers 
on the second floor. 
 
3rd Floor/Attic: 
 
Simlar to the 2nd floor, the 3rd floor is 
served by heat pump window units, also 
branded with “Amana.” An electric unit 
heater is also located in the corridor, likely 
for additional freeze protection.  
The attic is accessed via stairs from the 3rd 
floor corridor. Within the attic are 4 
Dayton electric unit heaters, as well as a 
Carrier heat pump split system air handler, 
which serves the 3rd floor. Nameplate data 
for the Dayton Unit Heaters could not be 
found, but all 4 heaters appear to be 
releavtivley new and look to be in good 
shape. The Carrier unit appears to be 5 
Tons, based on review of nameplate 
information, and has a 1 hp fan. The unit 
appears to be between 30-40 years old. No 
condensing unit could be located on site. 
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Figure 5.6: Attic Split System (Carrier). 
 

 
Figure 5.7: 2 of 4 Dayton Electric Unit Heaters. 
 
Basement: 
The basement has baseboard heaters 
throughout the space, but they appear to 
be either abaneonded in place, rusted apart 
and in some other level of disrepair. 
 
There is a Carrier split system air handler 
located in the Sprinkler room that appears 
to serve the adjacent space. The nameplate 
for this unit was unreadable, but appears to 
be similar to the other split systems in the 
building, with likely age beign 30-40 years 
old. No condensing unit was found for this 
split system as well. 
 
Two Mitsubishi Ductless “Mr. Slim” Mini 
Splits are also located in the basement, with 
both being in the main corridor. Both units 
do not appear to be that old, though the 

condensing units nameplates (located 
behind the building) are hard to read. Both 
units appear to be 1.5 Tons. 
 
There also is some sizable, abandoned in 
place, mechanical piping running above the 
ceiling in the corridor, appears to be 4.”  
 
The basement is in rough shape even 
compared to the rest of the building, as 
there is a significant amount of mold 
throughout the space. 

 
Figure 5.8: Sprinkler Room Carrier AHU. 
 

 
Figure 5.9: 1 of 2 Mr. Slim Split Systems. 
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SYSTEM EVALUATION 
The primary heating and cooling 
throughout the building is currently being 
handled by non-permanent window heat 
pumps. These units can be an eyesore in 
addition to being loud.  
 
Window units appear to function still, as 
many were running during this site visit, 
and can continue to be a low cost method 
for space tempering while additional 
construction/renovation is planned. 
 
All of the Carrier split system’s are well 
outside of the ASHRAE typical lifespan 
(12-15 years).  In addition to the lifespan 
issues, many of these units appear 
abandoned in place and not connected to 
an outdoor condensing unit. 
 
 
Some of the ductwork within the 1st, 2nd, 
and 3rd floors have potential to be reused, 
as they appear to be in decent shape. 
Thorough cleaning, duct sealing, and 
insulating would be mandatory if these 
ducts would be considered for reuse in the 
new renovation plans.  Depending on the 
new occupancy and space programming 
that is planned, reuse of these ducts is not 
probable.   
 
PTAC’s located within the main entrance 
lobby appear outside of the ASHRAE 
typical lifespan as well.   
 
The Dayton unit heaters within the attic 
appar to be in good shape and should be 
re-used or re-purposed as needed within 
the building.  Recommendation would be 
to determine actual capacity of each heater 
to see if all 4 are necessary to maintain 
freeze protection within the attic.  
All basement systems (baseboards heaters, 
air handlers, window units, ductwork, and 

piping) have been subjest to black mold 
and should not be resused.   
 
 
MECHANCIAL 
RECOMMENDATIONS 
 
The heating and cooling throughout the 
building handled by non-permanent 
window heat pumps should not be reused. 
(MEP, Priority 1) 
 
All of the Carrier split system’s are well 
outside of the ASHRAE typical lifespan 
(12-15 years) for these units, and are not 
recommended to be repurposed or re-used 
in any way. (MEP, Priority 1) 
 
Review renovation plans during design to 
evaluate if the existing ducts are 
appropriate for reuse, noting that if they 
are, they will all require duct cleaning, 
sealing and insulation. (MEP, Priority 1) 
   
PTAC’s located within the main entrance 
lobby should not be resused. (MEP, 
Priority 1) 
 
The Dayton unit heaters within the attic 
appar to be in good shape and should be 
re-used or re-purposed. (MEP, Priority 1) 
 
All basement systems should be 
demolished due to the prevealence of black 
mold..  That includeds: baseboard heaters, 
air handlers, window units, ductwork, and 
piping.  (MEP, Priority 1) 
 
For use during the drying out and storage 
phase (and to be retained and 
supplemented during restoration), a new 
split system heat pump in the basement to 
serve the first two floors and one in the 
attic to serve the 3rd floor.  Both units 
should be sized at 350 sq. ft. per ton; with 
floor plate of approximately 3,500 ft. sq., 
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the new units should have a capacity of 5 
tons for the basement unit, and 5 tons for 
the attic unit.  Those unit should have a 
thermostat with RH control to manage 
humidity.   The basement unit will utilize 
temporary flexible ducts to serve the 
basement and first floors (brought to the 
first floor through an opening created in 
one of the former stair locations that have 
been closed, or by way of historically 
compatible floor grates), while the attic 
unit can be fed to the third floor by way of 
ceiling diffusers, or by reusing the existing 
duct system, which feeds from an area 
above the third floor hall.  The second 
floor space should be kept open to the first 
and third floors to ensure that we have 
connectivity between the two systems and 
an equalized vapor pressure. (MEP, 
Priority 1) 
 
During restoration, if floor grates were not 
immediately installed on the first floor, 
they should be installed at this time, and 
coordinated with permanent, exposed 
spiral ducts in the basement.  (MEP, 
Priority 2) 
 
During restoration, an additional split 
system heat pump should be installed in 
the attic, with the same thermostat and RH 
control as the other attic unit.  This unit 
will be fed to the second floor by way of a 
new vertical shaft (located in coordination 
with the new office plan for the second 
and third floors), and fed through the 
second floor ducts, which distribute from 
the area above the second floor hall, or a 
new duct distribution system, if desired.  
(MEP, Priority 2) 
 
 
 

 
Figure 5.10: Existing radiators. 
 

 
Figure 5.11: 1st floor demoed AHU. 
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PLUMBING 
 
SYSTEM OVERVIEW 
 
The building’s exact domestic water service 
was unable to be verified. No water heater 
was observed as well. Throughout the 
building, all toilets and sinks have been 
removed and sanitary connections plugged. 
One toilet room still had a bathtub within.  
 
A breakdown of plumbing connection’s 
per floor is as follows: 
Basement: 2 toilet rooms (toilet & sink) 
1st Floor: 1 toilet room (toilet and sink) 
2nd Floor: 4 full bathrooms (toilet, sink, 
shower) 
3rd Floor: 1 toilet room, 2 stub outs for 
sinks 
 

 
Figure 5.12: 2nd Floor Toilet room with Bathtub. 
 
 

 
Figure 5.13: Typical sink stub-out. 
 
The approximate location of sanitary sewer 
is below the basement corridor.  
Information provided from the county, 
was that the existing sanitary service to the 
budigling has been plugged with concrete. 
So, all new plumbing service to the 
building should be anticipated as part of 
planned renovations. 
 
The building appears to utilize 
conventional gutters and downspouts. Due 
to ongoing roof repairs/replacement, said 
gutters and downspouts appeared to be 
temporarily removed and stored on site. 
 
SYSTEM EVALUATION 
 
The plumbing service in the building has 
the most unknowns currently, as supply, 
sanitary and vents are routed within the 
walls and all the toilet rooms are mostly 
dismantled.   
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PLUMBING RECOMMENDATIONS 
 
Based on those finding above, we 
recommend that all new plumbing systems 
on the interior be planned for as part of 
the future renovations.  The existing 
utilities outside will need to be located by a 
contractor and scoped to confirm 
condition and potential for reuse. 
 
 
FIRE PROTECTION 
 
SYSTEM OVERVIEW 
 
The Annaburg Manor appears to have a 6” 
fire service that enters the building within 
the basement, on the south/southwest 
side. The system appears to use city 
pressure, rather than utilize a pump. The 
building is protected by a wet pipe 
sprinkler system throughout, including the 
basement and attic. The main riser is 
located in the stairwell. 
 
The fire system appears to be routinely 
inspected by VSC, with the latest 
inspection/test being performed on March 
8th, 2021. 
 

 
Figure 5.15: Fire main entrance in basement. 
 
 
SYSTEM EVALUATION 
 
The existing wet pipe system appears to be 
in good working order. 
 
 
FIRE PROTECTION  
RECOMMENDATIONS 
 
There are no immediate items that need to 
be addressed with this system. 
 
If the upcoming renovations move or add 
walls, then the sprinkler system will also 
need to be modified to serve the new 
layouts. 
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Figure 5.16: VSC Inspection Tag. 
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ELECTRICAL 
 
SYSTEM OVERVIEW 
The existing Electrical system at the 
mansion is partially updated.  In the 
basement there is a 400A service 
disconnect and main distribution panel 
(MDP) that feeds six existing panels 
located throughout the house.  This MDP 
is in very good condition and should be 
considered adequate for the future use of 
the facility.  It is rated at 400A, 208V, 3 
phase and is what we would specify for 
commercial use. 
 
A second new panel is beside MDP and is 
labeled “AC”.  This panel is dedicated to 
powering the window units located 
throughout the building.  When the facility 
is fully renovated then this panel would 
likely be repurposed to feed the new 
HVAC and other larger loads.  It looks as 
though this second panel is fed from the 
main disconnect and is rated at 400A.  
Thus, the total capacity of the electrical 
service is 400A which may be adequate for 
long term use.  The equipment appears to 
be new and is in good shape (see picture 
below). 
 

 
Figure 5.17:  Electrical panels 
 
 
 

SYSTEM OVERVIEW CONTINUED 
The existing Fire Alarm System has also 
been replaced in the recent past.  
Throughout the building there are 
illuminated exit signs, smoke detectors, pull 
stations, and alarms monitoring the 
Sprinkler system. 
 
The Fire Alarm system appears to be 
running properly, can be reused in the 
upcoming  renovation and is capable of 
future expansion (see picture below). 
 

 
Figure 5.18: Fire alarm panel 
             

 
Figure 5.19: Fire alarm panel – close up. 
 
First Floor: 
Lighting and receptacles should be 
completely replaced along with the wiring 
to all devices.  As a commercial space, 
receptacles can be located as desired for 
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use and furniture layout.  Floor mounted 
receptacles can be a good way to provide 
power without damaging wall plaster and 
wood moldings.  There are a few floor 
receptacles in the library as can be seen on 
either side of the fireplace. 
            

 
Figure 5.12: Floor boxes 
 
Exit signs can remain and or be reused but 
there are many alternatives to the standard 
signs that are far more “architecturally 
friendly”.  Existing exit sign location below 
does not have to obscure the window and 
a more suitable location would be planned 
as part of the future renovations. 

 
Figure 5.13: Exit sign w/ egress lights 
 
Telephone service and security systems are 
located on the first floor.  The data service 
is provided via Fiber Optic line which 
enters the building at the basement level.  

We would recommend relocating all the 
telecommunications into the basement, 
consolidating into one room/space. 
     

 
Figure 5.14: Data 
 

 
Figure 5.15: Telephone backboard 
 
Throughout the building there is electrical 
equipment that should be refed from 
basement distribution to provide a clean 
and professional space. 
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Figure 5.16: Local disconnects 
           

 
Figure 5.17: Surface mounted wire, conduit and 
devices. 
 
SYSTEM EVALUATION 
With the exception of the main distribution 
and the Fire Alarm System in the 
basement, we recommend demolishing all 
electrical lighting, receptacles, sub-panels, 
telephone, and other systems prior to any 
commercial renovation. 
Adequate grounding is not readily 
apparent.  We recommend hiring a licensed 
electrician to verify the new service is 
properly ground per the NEC.  The 
ground should be connected to the 
incoming water pipe and one or more 
ground rods. 
For continued use as a storage space, the 
Fire Alarm system should have smoke 
detectors provided in all rooms being used 

for storage.  Heat detectors should be 
installed where janitorial supplies are kept. 
Egress lighting does not exist in all spaces 
as is required.  It should be provided in the 
stairways, paths to each exit door on all 
levels, as well as extend 5 feet outside each 
exit door.   
Based on the building height, location, 
geography and surrounding structures, we 
would recommend that a lightning risk 
assessment be performed and that the 
owner should consider adding a lightning 
protection system if so determined by the 
risk analysis. 
 
 
ELECTRICAL 
RECOMMENDATIONS 
 
We recommend demolishing all electrical 
lighting, receptacles, sub-panels, telephone, 
and other systems prior to any commercial 
renovation. 
 
A licensed electrician should be hired to 
verify that the new service is properly 
ground per the NEC.  The ground should 
be connected to the incoming water pipe 
and one or more ground rods. 
 
Add smoke detectors in all storage spaces, 
and heat detectors at the janitors closets. 
 
Provide egress lighting in all stairways, 
paths to each exit door on all levels, as well 
as extend 5 feet outside each exit door.   
 
Complete a lightning risk assessment and 
add a lightning protection system if so 
determined by the risk analysis. 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Code Analysis 
 30 December 2021 

 Page 6. 1 

Chapter Six: 
Building Code Analysis  
 
Annaburg was reviewed under the 2018 Virginia Existing Building Code (VEBC).   
 
There are three optional tiers of review within the VEBC.  They are 1) Prescriptive Compliance 
Method, 2) Work Area Compliance Method, and 3) Performance Compliance Method.  The Work 
Area Compliance Method is the most generally used approach, and comments here assume that 
approach as the basis for review. 
 
Review of Use and Change of Occupancy 
The pre-existing use of the mansion is R-2 (Residential) since the building was an assisted living 
facility. Any different proposed use will be regarded as a Change of Occupancy and will be reviewed 
under Chapters 6-10 of the VEBC.  In addition, the building meets the code definition of historic, 
and thus can utilize Chapter 9 of the VEBC (Historic Buildings).  Chapter 9 provides an overlay that 
provides particular variances to historic buildings in the interest of historic preservation.  As a 
Change in Occupancy, the level of required compliance will be based on the proposed usage of the 
building and whether the new use is an equal or lesser hazard to occupants than the pre-existing use.  
There are three hazard categories under which the building is reviewed:  1) means of egress, 2) 
allowable height and allowable area, and 3) exposure of exterior wall. 
 
1. Means of Egress 
Within the means of egress hazard category, B and R-2 are moderate hazard so any likely reuse will 
be considered an equal or lower hazard.  This allows greater departure from new construction 
requirements (2018 Virginia Construction Code or VCC).   Continued usage as B or R-2 (limited 
residential units, permanent in nature) would receive lower means of egress scrutiny.  However, 
assembly use and more intensive residential usages (such as R-1 Hotel use) would require additional 
compliance with new construction requirements. 
 
Both S-1 and S-2 categories can be used for passive storage.  The S-1 category is considered a higher 
hazard use and has slightly more stringent code requirements.  For example S-1 use category has a 
slightly more stringent fire separation and allowable area requirements the S-2 use category.   
 
The 2018 VCC states any structure that is used for the storage of items such as cardboard boxes, 
bags, baskets, clothing, glues, lumber, etc. is classified as moderate hazard S-1 storage.  These items 
are considered to be more flammable than the items that are stored under low hazard S-2 storage 
such as food, metals, pottery, drinks, glass, etc. 
 
However, because Annaburg is sprinkled, the building should be able to be used for S-1 or S-2 
passive storage, so long as the building is conditioned.   
 
If S1 use is proposed, however, only two stories above the grade plane are allowed.  It is possible, 
however, if the third floor is separated from the second floor by a fire barrier.  This selection would 
require consultation the building official, to discuss a compliant path.  
 
2. Allowable Height, Allowable Area, and Stories Above Grade Plane 
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The allowable building height, area, and allowable stories above the grade are determined by the 
construction type and proposed use.  A noncombustible class of construction such as Type I or II 
allows for larger allowable heights, areas, and stories allowed than a combustible class of 
construction such as Type IV or V. 
 
For example under the 2018 VCC, a fully sprinkled building classified as construction type VB with 
B (Business) use has an allowable height of 60 feet.  A fully sprinkled building classified as 
construction type IIIB with B (Business) use has an allowable height of 75 feet.  
 
A fully sprinkled Type VB construction building with a S-2 (Storage) classification use has an 
allowable height of 60 feet; it is allowed to be 3 stories above the grade plane, and has a total 
allowable building area of 40,500 square feet. 
 
3. Exposure of Exterior Wall 
Under the exposure of exterior wall category, most realistic uses will be considered a change to an 
equal or lower hazard, with the possible exception of M (mercantile).  The advantage of the more 
lenient rating in this category is that existing exterior doors and windows do not have to be 
upgraded due to proximity to property lines. 
 
Generally speaking, review as a higher hazard category is not particularly burdensome and some 
requirements may be offset with relief provided by Chapter 9 (Historic Buildings). 
 
Construction Type 
The building is three stories above grade with a full basement.  The average floor is about 3,500 sf 
with a total square footage of 12,828 square feet.  Annaburg incorporates wood in a structural 
capacity, so it can be classified as VA, VB, IIIA or IIIB.  The two categories that would likely be 
presented to the City of Manassas would be VB or IIIB, which are least restrictive in terms of fire 
safety 
 
The essential difference between the two is that IIIB requires that exterior bearing walls have a two-
hour fire rating (for the structure, not the openings).   The choice would be dependent on the usage 
proposed and fire suppression provided.  For example, if a business usage was proposed, the 
building could only be submitted as VB with a sprinkler system (B use is limited to two-story in VB, 
but the sprinkler system allows an extra floor).  Alternately, the building could be submitted as IIIB 
without fire suppression. 
 
Fire Suppression 
Since the building is three stories above the grade plane, a sprinkler system will be required for most 
use classes.  However, if the first floor is separated from the upper floors with a two-hour rating, the 
upper or lower floors – based on use case – may not have to be sprinkled.   
 
However there are some potential uses that will always trigger a sprinkler requirement.  For example, 
any assembly use above or below the level of exit discharge will require a sprinkler for the assembly 
fire area, regardless of its size or occupancy.  Similarly, any residential usage will trigger a sprinkler 
requirement.  Under the VCC, this would be required throughout all areas of the building.  The 
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VEBC, however, would permit it in residential areas only, provided the R occupancy is properly 
separated from others in the building. 
 
 
Accessibility 
Public accommodations (restaurants, civic areas, hotels, etc.) and commercial facilities must generally 
be made accessible, unless it can be demonstrated that providing access is technically infeasible, or is 
detrimental to the historic character of the building.  Since the aggregate floor areas are greater than 
3000 square feet, certain accessibility elements will be required.  An elevator and second means of 
egress via stair will be required.  One of the stairs will need to egress directly to the exterior.   
 
Additionally, access is not generally required to into buildings or between floors of buildings that do 
not have required accessible elements.  If, for example, the entire building will be R-2 residential use, 
the ADA requirement would be inapplicable unless a leasing office was included (private apartment 
projects are excluded from ADA).  FHA would also not apply because the buildings are existing and 
not currently residential.   
 
Only the building code could create an accessible requirement.  Chapter 9 of the VEBC specifically 
accepts historic buildings from Type B requirements (units referenced by the code that represent 
safe harbor for FHA) and Type A units (units that provide safe harbor for UFAS & ADA dwelling 
requirements) are only required when there are more than 20 units in a building.   
 
Egress Options 
After reviewing the existing egress components, it is determined that any building renovation will 
required elevator access and another means of egress.  Three potential egress options are proposed 
in this report and their descriptions can be found below. 
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Figure 6.1: Option 1 
 
In this option, an elevator serving the basement, first, second, and third floor is proposed and would 
be located directly west of the existing stair.  A second covered exterior egress stair would be located 
along the west elevation.  This stair will be accessed through an existing opening in the center of the 
west elevation that was infilled during the previous renovation. 
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Figure 6.2: Option 2 
 
For this option, the proposed elevator would be in the same location as option 1.  The proposed 
second proposed egress stair, however, would be enclosed and located at the central western portion 
of corridor 147 on the first floor, corridor 247 on the second floor, and conference room 358 on the 
third floor.   
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Figure 6.3: Option 3 
 
For the third option, the elevator is located west of the existing stair.  It is rotated, however, so that 
the existing shop 39 in the basement, conference room 140, office 240, and office 340 on the first, 
second, and third floors will be used as elevator lobbies.  The egress stair would also be enclosed, 
and would be located in the same rooms west of the proposed elevator. 
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Chapter 7: Maintenance and 
Architectural Recommendations 
 
The project, an historic structures report on 
Annaburg, located in the City of Manassas, 
was envisioned as one to fully record the 
building in its current condition and to make 
recommendations based on observations on-
site.  The historic structure was surveyed 
using historic documents and on-site field 
verification.  The exterior and interior were 
fully recorded through photographic 
documentation, and the building was fully 
recorded through the use of exterior and 
interior survey forms.   
 
Overall, Annaburg stands in fair to good 
condition.  The quality and care of the initial 
construction has resulted in a building that 
has withstood years of hard use, especially 
during its years as use as a nursing home.  
 
Annaburg is in process of being individually 
listed on the Virginia Landmarks Register and 
the National Register of Historic Places.  The 
period of significance will be 1893-1947.  
Given this, it is important that any work 
undertaken on Annaburg – be it maintenance, 
repair, or rehabilitation and/or restoration, -- 
follow the Secretary of the Interior’s Standards 
for Rehabilitation. 
 
The Secretary of the Interior’s Standards 
The Secretary of the Interior’s Standards 
(Department of Interior Regulations, 36 CFR 
67) pertain to historic buildings of all materials, 
construction types, sizes, and occupancy and 
encompass the exterior and the interior, related 
landscape features and the building’s site and 
environment as well as attached, adjacent, or 
related new construction.  The Standards are to 
be applied to specific rehabilitation projects in 
a reasonable manner, taking into consideration 
economic and technical feasibility. 
 
The Standards are: 

1. A property shall be used for its historic 
purpose or be placed in a new use that 
requires minimal change to the defining 
characteristics of the building and its 
site and environment. 

2. The historic character of a property 
shall be retained and preserved.  The 
removal of historic materials or 
alteration of features and spaces that 
characterize a property shall be 
avoided. 

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

4. Most properties change over time; 
those changes that have acquired 
historic significance in their own right 
shall be retained and preserved. 

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

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

7. Chemical or physical treatments, such 
as sandblasting, that cause damage to 
historic materials shall not be used.  
The surface cleaning of structures, if 
appropriate, shall be undertaken using 
the gentlest means possible. 

8. Significant archeological resources 
affected by a project shall be protected 
and preserved.  If such resources must 
be disturbed, mitigation measures shall 
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be undertaken. 
9. New additions, exterior alterations, or 

related new construction shall not 
destroy historic materials that 
characterize the property.  The new 
work shall be differentiated from the 
old and shall be compatible with the 
massing, size, scale, and architectural 
features to protect the historic 
integrity of the property and its 
environment. 

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

 
Guiding Principals 
Every effort should be made to retain historic 
building fabric, interior and exterior, which 
provides evidence of early conditions and 
changes, and to treat it as gently as possible.   
 
The first floor of Annaburg will be treated as a 
restoration zone.  The intent is that the first 
floor of a restored Annaburg will be used for 
public events, displays that interpreted the 
building and the grounds, and other public 
assembly functions, utilizing the existing floor 
plan, which was designed service a house that 
held large, social gatherings.  While some 
adaptation will be made to include additional 
code-required egress functions (including the 
possibility of an elevator and a second stair), 
these will be sensitively located (as 
recommended in the code review chapter) to 
minimize disturbance of historic fabric.  
 
The second and third floors of Annaburg will 
be treated as rehabilitation zones.  To facilitate 
the rehabilitation of these floors for more 
functional space, the spaces may be subdivided 
with curtains, partial-height solid partitions, 
glass storefront partitions, or other transparent 
means; if some solid walls are required for 

privacy, these walls should be topped with glass 
transoms to preserve transparence. Partitions 
should not intersect windows.  Do not 
construct new, solid partitions that run from 
floor to ceiling.  Install historically appropriate 
picture rails near the ceiling (and provide 
hanging hardware) to minimize damage to the 
walls from office users hanging pictures. 
 
The basement of Annaburg will also be treated 
as a rehabilitation zone, though the intent for 
the basement will be passive uses, with minimal 
architectural intervention.  After the 
recommended civil and mechanical 
improvements are installed and the basement 
is dry, it is recommended that partitions be 
minimized (if installed at all), and any materials 
that may absorb moisture – such as carpeting, 
rugs, upholstered furniture, drywall partitions, 
and suspended acoustic ceilings be avoided, to 
minimize the possibility of future moisture 
problems in the basement. 
 
Restoration Phasing 
While specific, ranked architectural 
recommendations follow in the next section, 
this section will explain the logic behind the 
recommended phasing of the restoration.  Of 
particular interest in the initial phase, which 
involves drying out the building, and 
temporarily using it for light storage, until a 
full restoration is underway. 
 
The recommendations in this section are divided 
into four categories.  Priority 1 indicates that the 
condition requires immediate attention because it 
is causing active deterioration and threatens the 
integrity of the structure or that it poses a health 
and safety risk.   
 
Because of the desire to use the building for 
light storage during the initial phase of work 
on the building, those recommendations – all 
included as priority 1 recommendations, are 
phased below in a sequence that most 
logically sets out a path for repairs.  Those 
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immediate recommendations are subdivided 
into four steps, below. 
 
Initial Phase, Step one: Provide shoring in 
the location of the missing basement 
center arches.  
Because of the compromised center arches in 
the center hall, we recommend that heavy 
objects not be stored above the center 
basement corridor in the vicinity of the 
removed and compromised arches, until those 
arches can be shored.  That shoring should be 
installed as soon as possible. 
(Recommendations for storage included in the 
structural engineering evaluation.)   
 
When the new basement mechanical unit is in 
place, and the basement is dry and humidity 
controlled, we recommend relocating heavy 
stored objects to the basement, where floor 
loading is much less of a concern, and long 
term light storage would be a good use for the 
space. 
 
Initial Phase: Step one, remove moisture-
bearing materials, and first steps towards 
drying the building 
As confirmed per the hazardous material 
report prepared by Apex Companies, LLC 
dated April 8, 2021 and the Mold 
Remediation & Asbestos Abatement Proposal 
dated May 6, 2021, remove from the building 
all non-historic, non-essential materials that 
are retain moisture and/or already mold-
laden.  Remove all non-historic carpeting, 
rugs, blinds, and window-unit air conditioners 
(few of which work, and the few that do are 
ridden with mold) from the building.  While 
this is underway, follow the recommendations 
of the hazardous materials report, and remove 
all non-historic floor tiles.   
 
In the basement, where moisture issues are 
the most serious (and the hazardous material 
report documents unsafe levels of mold), all 
non-historic wall and ceiling materials, 

including drywall and its wood and metal stud 
supports, and all acoustic dropped ceiling 
material, including tile, frame, and wire 
supports, should be removed.   
 
The removal of these materials is essential in 
eradicating mold and mildew infested 
materials, and in general, to aid in correcting 
moisture issues.   
 
Portable dehumidifiers may be deployed 
during this phase for initial drying.  It is 
essential, however, that the units be drained to 
the exterior of the building, and that drainage 
tubing maintain positive drainage away from 
the unit at all times.  These units must be 
inspected weekly to insure that the tubes are 
flowing freely, so that condensate does not 
back up into the building. 
 
Initial Phase, Step two: address site 
drainage 
Following the recommendations above, 
address the site drainage issues, which appear 
to be the source of a majority of the water 
entering the basement.  Initial efforts should 
be focused on achieving positive drainage 
away from the building (using slopes and 
swales), collecting downspout water into 
drainpipes that convey the water to an 
adequate distance from the building, and 
using ground gutters in specific locations to 
direct runoff away from the building.   
 
After the installation of these measures, they 
should be monitored to gauge their success.  
Each elevation should be evaluated separately, 
as it is possible that sloping may work on one 
elevation but not another, as the conditions 
vary greatly.  If it is determined that sloping 
alone is not effective, proceed to the 
recommendations for perimeter and 
waterproofing and drainage.  The regrading 
and drainpipes would be necessary to 
accompany perimeter waterproofing, so the 
initial effort will remain in place, and will not 
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result in an expenditure that does not remain 
in place. 
 
Initial Phase: Step three, actively drying 
the building 
Once the building has been cleared of 
moisture-bearing materials and the site 
drainage corrected, the next step will be to 
insure that adequate air exchange will be 
maintained throughout the building, so that 
the building will be dried.  This can be 
achieved by passive or active means.  
 
In a passive ventilation scenario, one would 
approach the building as one would in a 
mothball situation.  In a mothball scenario, 
the goal is to achieve minimum of one to four 
air exchanges per hour; one to two exchanges 
per hour in winter, and two to four exchanges 
in summer.  The purpose of this is to 
discourage the growth of mold and mildew, 
so as not to exacerbate damage to plaster and 
woodwork in the building.  
 
For passive ventilation of buildings in a 
mothballed state, it is recommended that 
louvred openings equivalent to 5% to 10% of 
the square footage of each floor.  Given the 
size of the openings in the basement, the 
minimal opening requirement (the equivalent 
of 175 to 350 ft. sq.) could not be reached for 
that floor, though it could be met for floors 
two and three. In this scenario, we would 
recommend pinning selected existing 
windows open, and fitting them with louvres 
with screen backing to deter animals and 
insects.  In order to achieve natural ventilation 
on the first floor, former window locations 
would need to be fitted with louvred openings 
to achieve the equivalent of 175 to 350 ft. sq. 
of louvred openings.  
 
In the basement, in this scenario, existing 
openings in the basement would see their 
existing window sash removed, and the 
existing frames fitted with historically 

compatible wood louvres, with screen on the 
interior face to deter animals and insects from 
entering the building. In the basement, 
achieving natural ventilation is even more 
challenging, as the small basement windows 
do not allow us to achieve the equivalent of 
175 to 350 ft. sq. of louvred openings.  
Mechanical ventilation, in the form of electric 
fans mounted behind the louvres.  One 
approach, which would simultaneously 
address both the basement and the area 
beneath the terrace, would be to use large fans 
in the east and west louvred openings below 
the terrace, both set to exhaust from the 
space.  The existing masonry opening between 
the terrace and the basement would be left 
opening, and be fitted with wood louvers with 
screen backing. The fans in the basement 
windows could be set to intake, so that fresh 
air would be drawn into the basement, and 
exhausted from beneath the terrace, 
simultaneously drying both spaces.  This 
configuration would also allow for some 
experimentation, and the intake / exhaust 
pattern could be reversed, if it proved more 
effective to use the space beneath the terrace 
as a plenum for the basement.  If the space 
beneath the terrace becomes an intake 
plenum, it is essential that the area be cleaned 
of all debris; it might also be good practice to 
apply a packed lime surface to the dirt floor, 
for control of dust, and for sanitation.   
 
One of the biggest challenges presented by 
the use of natural ventilation (either passive or 
powered) is the desire to initially use the 
building for light storage.  The storage use 
necessitates a degree of both temperature and 
humidity control, and the maintenance of the 
wet pipe sprinkler system requires 
temperature control.  While a degree of winter 
temperature could be maintained for a 
mothballed building (adequate to protect the 
sprinkler system) utilizing temporary electric 
baseboard heaters, humidity cannot be 
address by use of portable dehumidifiers 
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alone.  In mothball situations, it is 
recommended that all objects that can retain 
moisture be removed from the building.  In 
this situation, the stored objects themselves 
will retain moisture, potentially recreating the 
issue that has been largely addressed by 
removing moisture-laden materials from the 
building.  Further complicating that is the 
local summer humidity: while natural 
ventilation might be adequate in the fall, 
winter, and spring, summer heat and humidity 
will likely reintroduce the same moisture 
issues that we have been addressing in the 
building. 
 
If it is not feasible to remove storage as a 
temporary use for the building, we 
recommend that rather than rely upon natural 
ventilation to dry the building, that we pursue 
that goal using a new mechanical system.  
That system can be installed in phases, to be 
supplemented in the final restoration, so that 
all mechanical units installed during the initial, 
light storage use of the building, can remain in 
service during the final restoration. 
 
For use during the drying out and storage 
phase (and to be retained and supplemented 
during restoration), a new split system heat 
pump in the basement to serve the first two 
floors and one in the attic to serve the 3rd 
floor.  Both units should be sized at 350 sq. ft. 
per ton; with floor plate of approximately 
3,500 ft. sq., the new units should have a 
capacity of 5 tons for the basement unit, and 
5 tons for the attic unit.  Those unit should 
have a thermostat with RH control to manage 
humidity. The attic unit would serve the third 
floor, while the basement unit would serve the 
basement and first floors.  The second floor 
would be kept open to the first and third 
floors to ensure that we have connectivity 
between the two systems and an equalized 
vapor pressure.  
 
The desire for passive storage as a temporary 

use during this interim period turns the 
discussion form passive ventilation to 
mechanical drying.  Additionally, mechanical 
drying will be faster than natural ventilation, 
active temperature and humidity control in the 
basement will dry the space faster, and will 
maintain those levels more accurately, and will 
allow use of the basement for storage.  Storage 
should be limited to objects that are not 
damaged by variations in humidity and 
temperature.  Collections such as archives and 
artifacts should not be stored in the basement.  
Objects such as large outdoor items, holiday 
lights, and holiday decorations are the types of 
items that could be stored successfully in the 
basement after the completion of civil and 
mechanical remediation.  
Initial Stage, Step four: storage while 
condition 
During the interim period, while temporary 
HVAC and dehumidification equipment is in 
place to dry out the building) and the upper 
floors of Annaburg can be used for light 
storage.  After the building is dried, the 
envelope is secured, the site drainage is 
corrected, and the HVAC systems (temporary 
or permanent) are running, we recommend 
setting the thermostats to 78 degrees in the 
summer.  That setting will call for the units to 
run during the majority of the summer and 
actively dehumidify the building.  We also 
recommend that the thermostats be equipped 
with a humidity sensor and be able to energize 
the HVAC systems on a rise in interior relative 
humidity (RH).  The humidity control should 
be set to hold no more than 60% RH initially. 
 
During this interim use, all of the rooms that 
get used for storage should have their doors 
left open at all times to allow full air circulation 
and an equalization of space temperature and 
RH. 
 
During this interim phase, install egress 
lighting as recommended in the code review 
chapter. 
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After the completion of the initial phase of 
work, the recommendations move on to 
priorities two through four, addressing needs 
that should only be addressed once priority 
one recommendations have been completed.   
 
Those priorities are:  
Priority 2 refers to a condition that should be 
addressed within a year, but only after the first 
priority needs have been met. 
 
Priority 3 refers to a low priority issue that 
does not threaten the integrity of the historic 
building.  Usually it pertains to an aesthetic 
problem which should be scheduled as time 
and budget permit. 
 
Priority 4 refers to materials, features or 
systems that require routine inspection or 
show signs of early deterioration and may 
require action in the next ten years. 
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A. Specific Rehabilitation 
Recommendations 

 
 
Architectural Recommendations  
 
The recommendations in this section are divided 
into four categories:  
 

• Priority 1 indicates that the condition 
requires immediate attention because 
it is causing active deterioration and 
threatens the integrity of the structure 
or that it poses a health and safety 
risk.   

 
• Priority 2 refers to a condition that 

should be addressed within a year, but 
only after the first priority needs have 
been met. 

 
• Priority 3 refers to a low priority issue 

that does not threaten the integrity of 
the historic building.  Usually it 
pertains to an aesthetic problem which 
should be scheduled as time and 
budget permit. 

 
• Priority 4 refers to materials, features 

or systems that require routine 
inspection or show signs of early 
deterioration and may require action 
in the next ten years. 

 
A checklist for regular inspection and 
maintenance and inspection follows this 
chapter.  
 
 
Maintain Roof and Trim 
Verify that unused chimneys are capped and 
that caps are performing properly to prevent 
unwanted moisture from entering chimney 
stacks.  Repair as necessary.  Use low-profile 

vented caps where caps are not present. 
(Architecture, priority 2) 
 
Gutters and Downspouts 
Replace missing downspouts and damaged or 
missing downspout boots. (Priority 1) 
 
Provide complete tie-in with subterranean 
drainage system (discussed below).  A 
coupling or clean-out component should be 
installed at the downspout and the downspout 
boot so that regular cleaning of the 
downspout and clearing of the drainage 
system can be performed without damaging 
the downspouts. (Architecture, Priority 1) 
 
Lightning Protection System 
Based on the building height, location, 
geography and surrounding structures, we 
would recommend that a lightning risk 
assessment be performed and that the owner 
should consider adding a lightning protection 
system if so determined by the risk analysis.  
If supported by the risk assessment, install an 
appropriate lightning protection system, 
making sure to ground sufficiently away from 
the building. (Architecture and MEP, Priority 1) 

 
Repair Cornice 
As needed, scrape, prime, and paint metal 
eaves and cornice.  (Architecture, Priority 2) 
 
Repair Masonry Walls and Chimneys and 
Walls 
Repair and repoint as necessary, with 
particular attention to areas of the wall that 
have received Portland cement based stucco.  
Test mortar and stucco to determine proper 
composition, strength, color, and texture, and 
match in repair mortar and stucco. 
Incompatible mortar should be removed and 
replaced with appropriate mortar.   
(Architecture, Priority 1) 
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Remove biological growth from the non-
primary elevations, using the gentlest means 
effective.  (Architecture, Priority 2) 
 
Remove non-historic paint from the non-
primary elevations.  Do not recoat non-
primary elevations unless absolutely necessary.  
Remove as much non-historic paint as 
possible, and allow the remainder to weather 
off. (Architecture, Priority 2) 
 
Portico 
At existing cracking in stone portico beam 
elements, install pinning across cracks to 
reestablish connection between adjacent 
pieces. (Structural, Priority 2) 
 
Restore missing porte cochere  
As a restoration undertaking, restore the 
original porte cochere, which will allow the 
building to function with its original 
circulation pattern, which allowed for 
entrance both from the south (primary 
elevation and the west (the carriage or 
automobile entrance).   
 
In the event that it is not possible to add an 
on-grade ADA entrance to the northwest 
corner room, a restored west port cochere 
offers the possibility of using that structure to 
provide an ADA-compliant ramped approach 
to a restored west entrance, simultaneously 
restoring the historic appearance of the 
building and providing ADA compliant access 
to the building.  Another possibility is that the 
event that ADA entrance to the northwest 
corner room is negotiated with the adjacent 
owners as a temporary solution (agreed upon 
for a specific number of years), to be replaced 
by a permanent west entrance to be located as 
a part of a restored port cochere. 
(Architecture, Priority 4) 
 
Restore east porch 
Restore the missing portions of the porch 
located on the east side of the house.  This 

new porch assembly would need to 
encompass drainage improvements made to 
the east side of the building, and allow access 
to the east bulkhead access to the basement.  
While this portion of the porch lacks the 
ADA component of the west port cochere, it 
would be an important architectural balance 
to a restored west port cochere. 
(Architecture, Priority 4) 
 
Terrace 
At exterior terrace, remove existing finishes 
and re-slope for proper drainage. (Architecture 
and Structural, Priority 2, priority assumes public 
does not use terrace in interim) 
 
At the exterior terrace, provide adequate 
ventilation through terrace structure to, in the 
short term, to dry out the area, and in the long 
term, to keep the space dry.  Passive 
ventilation may be achieved by removing the 
CMU infill into the previous foundation 
openings; these openings should receive 
historically appropriate wood louvers, with 
screening on the inside face to deter animals 
and insects from entering.  If passive 
ventilation is not successful, powered-
ventilation may become necessary, to be 
mounted behind the louvres.  Architecture, 
Priority 1. 
 
If passive ventilation of the area beneath the 
terrace is not successful, powered-ventilation, 
using electric fans (triggered by solenoids set 
to respond to temperature or humidity) to 
move are across the area; one of the two 
louvres fans should be set to intake, and the 
other set to exhaust, to move natural air 
across the space. Architecture, Priority 2. 
 
At exterior terrace, salvage, remove and reset 
upper two courses of stone. Install new railing 
or balustrade. While exposed, confirm 
presence of possible embedded and rusting 
steel/iron elements and treat appropriately. 
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(Structural, Priority 2, priority assumes terrace is not 
used by public in interim) 
 
Restore Windows 
 
Restore historically compatible wood-frame 
windows to all openings from which windows 
have been removed.  The wood frame, 
muntins, and mullions should all be of 
historically appropriate width, thickness, and 
profile.  The new glass should be clear or UV 
Clear, and should be single-pane, to match the 
existing windows. Interior storm windows 
should be applied to new windows, as well as 
existing windows.  Restored windows should 
receive historically compatible locking and 
lifting hardware on their interior of face.  
Since no historic windows survive on this 
building, new windows should conform to the 
information visible in historic photos, and 
missing information should be supplemented 
by matching details in windows in buildings of 
a similar design. (Architecture, Priority 2) 
 
Provide interior storm windows for all 
window openings (including any restored 
windows). For any spaces that might be used 
for museum exhibitions in the future, 
consider the application of interior film with 
an appropriate UV screening.  (Architecture, 
Priority 2) 
 
Exterior Doors 
The existing historic doors are to be retained 
and repaired.  The finishes are to be restored, 
and historic hardware is to be restored and 
augmented with historically appropriate 
hardware where elements are missing.   
(Architecture, Priority 2) 
 
As necessary, clean, scrape, and paint existing 
wood doors and trim.  Consolidate and fill 
missing or damaged areas.  Replace rotted 
wood in kind when necessary.  Carefully clean 
wood with light sanding before priming and 

painting.  Avoid any defacement of wood 
profiles.  (Architecture, Priority 2) 
 
Verify weather-tightness at exterior doors and 
check door hardware for functionality and oil 
hinges.  Retain all historic hardware.  
(Architecture, Priority 2) 
 
Replace all exterior door locks with the 
historically compatible locks that meet City of 
Manassas security requirements).  (Architecture, 
Priority 1) 
 
Any non-historic exterior doors (with the 
possible exception of the basement access 
door) should be replaced by historically 
compatible doors.  The existing entrance 
door, along with the two flanking windows 
should be replaced with historically 
compatible double garden-type doors.  (While 
the existing door frame, and the flanking 
window frames and window sash are historic, 
they were relocated to their current position at 
a later date.  The existing entry door is a non-
historic fiberglass door.)  The wood frame, 
muntons, and mullions should all be of 
historically appropriate width, thickness, and 
profile.  The new glass should be clear or UV 
Clear, and should be single-pane, to match the 
existing windows. (Architecture, Priority 2) 
 
The metal basement access door should be 
replaced by a modern metal door, but one 
with a more historically compatible pattern. 
(Architecture, Priority 3) 
 
Building Code and Accessibility 
Reasonable accommodations should be made 
for people with mobility disabilities so they 
may independently approach and circulate 
through the building.  Minimally, this should 
include an accessible path to a house entrance, 
access to the public rooms on the first floor, 
and access to an accessible restroom on the 
first floor (See chapter 6 for suggested 
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improvements, based upon our code analysis 
of the property).  
 
For assembly use, two water closets and two 
lavatories are in two separate restrooms.  If 
these are equipped as such, they may be 
identified as gender neutral.  For a male 
restroom, one urinal may be substituted for 
one lavatory; is that case, the restrooms must 
be designated male and female.   These 
restrooms should be located in the space 
formerly occupied by the residences’ kitchen.  
(Architecture, Priority 3) 
 
One new rated, code-compliant stair should 
be constructed, running from the first floor 
through to the third floor.  (If the basement 
used for storage, a second means of egress is 
not required.  If desired, the new stair could, 
nonetheless, be connected to the basement.) 
The new elevator will run from the basement 
to third floor, in a two-hour rated shaft.  
(Architecture, Priority 3) 
 
Both the new stair and elevator should be 
located in the northwest room (most recently 
used as a conference room for the nursing 
home), arranged around an entry lobby, with a 
separate entry to grade at the rear; this will 
serve as an ADA-compliant entry, and will 
require no, or minimal, ramping.  Because of 
the property line to the rear, the City of 
Manassas Building official and museum staff 
will need to confer with each other, and with 
the owners of the nursing home, to clarify 
access from the rear.  (Architecture, Priority 3) 
 
Site and Site Drainage 
Employ a civil engineering firm to study the 
drainage issues, and to carefully survey to 
document spot elevations around the 
building, so that a comprehensive regrading 
plan can be developed. (Architecture, Priority 2) 
 

Limit the hardscape around the building to 
encourage better drainage and more 
opportunities for moisture evaporation.  
(Priority 2) 
 
Provide positive drainage away from the 
building. The primary elevation – south – has 
been addressed by way of the 
recommendations for resurfacing the terrace.  
The narrow portions of the eastern and 
western ends of the south elevation will 
addressed as a part of the site 
recommendations for the east and west 
elevations. 
 
West elevation: Create positive drainage away 
from the building by grading away from the 
building into a swale running north to south, 
designed to direct water away from the 
building.  Downspouts on this elevation 
should be fed into boots connected to 
underground drainpipes that convey water 
into the swale on the west side of the building.  
(Architecture, Priority 2) 
 
North elevation: Because of the proximity of 
the paving material from the adjacent nursing 
home, regrading options are limited for this 
elevation.  Remove any disused HVAC 
equipment along this elevation, to encourage 
evaporation of water on site.  Downspouts on 
this elevation should be fed into boots 
connected to underground drainpipes (divided 
at the midpoint of the elevation) that convey 
water into the swales to the east and west of 
the building.  In addition, while 
acknowledging the limited effectiveness of 
them, given the limited options available on 
this elevation, it might also be useful to 
construct a brick gutter along this elevation, 
draining from the midpoint to the east and 
west, and connecting at the end of each 
elevation into drainpipes to convey water into 
the east and west swales. (Architecture, Priority 
2) 
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East elevation: Create positive drainage away 
from the building by grading away from the 
building into a swale running north to south, 
designed to direct water away from the 
building.  Downspouts on this elevation 
should be fed into boots connected to 
underground drainpipes that convey water 
into the swale on the east side of the building.  
Because of the amount of site water being 
directed towards the bulkhead basement 
entrance, the construction of brick ground 
gutters and/or site drains, also connected to 
the by drainpipes to the swale, might assist in 
the redirection of site water into the swale.   
While site water was observed to enter the 
ground to the east of the bulkhead stair (and 
not travel down the stair into the floor drain), 
that floor drain should be regularly inspected 
to insure that it adequately discharges site 
water.  (Architecture, Priority 2) 
 
If regrading of the site alone does not address 
the moisture issues in the basement, perimeter 
waterproofing will be required.  
 
Employ a geotechnical firm to make borings 
to determine the ground water table level 
around the building is highly recommended.  
Additionally, taking soil borings along the east 
and west elevations may help further 
understanding of the flow of ground water 
around the building and would be helpful in 
identifying if additional drainage, aside from 
the recommended foundation drainage 
system, is required. (Architecture, Priority 3) 
 
Excavation of the basement foundation area 
to the footing will be required to remove the 
failing waterproofing membrane and 
drainage/protection board.  While the area is 
excavated, the foundation wall and footing 
should be examined for external signs of 
cracking and settlement.  Failing mortar joints 
should be repointed and cracked brick 
replaced.  Other signs of failure and settling 
should be examined by an architect and 

structural engineer for further evaluation.  
(Architecture, Priority 3) 
 
New waterproofing of the foundation walls 
should be performed with a bentonite clay 
waterproofing membrane system including 
appropriate protection board and filter fabric, 
construction joint sealers and attachment 
system for the membranes.  Bentonite clay is a 
natural clay product whose properties make it 
an ideal waterproofing product.  When 
confined under pressure, the clay swells to 
create an impervious membrane and the 
material will flow into small cracks and voids 
to help seal against water.  The bentonite 
system is desirable for use on a historic 
structure in that it is removable and will not 
cause chemical or physical damage to the solid 
masonry foundation. (Architecture, Priority 3) 
 
As the foundation is excavated for the 
installation of a remedial waterproofing 
system, a perimeter foundation drainage 
system must be installed.  This system should 
include two pipes.  The first pipe should be a 
non-perforated pile, which should connect the 
downspouts to a drainpipe that will daylight at 
an appropriate distance from the building, or 
discharge into a drywell.  The second pipe 
should be one should be a perforated 
drainpipe, and will direct incidental water that 
collects in the trench into another drain pipe 
as the non-perforated pipe, which will direct it 
to daylight or a dry well.  Both pipes should 
be surrounded by coarse gravel for the 
purposes of allowing the free flow of water 
into the perforated drain pipe and away from 
the foundation.  The gravel drainage material 
must be surrounded completely by a filter 
fabric.  
 
Back fill with free draining material in 6 inch 
to 12 inch maximum lifts (layers) with 
appropriate compaction of fill, as determined 
by a geotechnical engineer.  It is also 
recommended that several inches below the 
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final grade an impermeable clay cap be 
installed around the perimeter of the building.  
This cap, along with the final grade of topsoil 
must be graded away from the building 
foundation. (Architecture, Priority 3) 
 
Foundation plantings will need to be removed 
in those areas where waterproofing and 
foundation drainage is to be installed.  
Foundation planting in the form of shrubbery 
should not be reinstalled after foundation 
repairs are made.  A small bed of a low-
growing (less than 12”), shallow-rooted 
evergreen ground-cover can be installed to 
keep mowing activities away from building.   
(Architecture, Priority 3) 
 
The last resort, if all other avenues of repair 
have not been successful in mitigating the 
migration of water and moisture into the 
basement level, there are two additional 
methods of mitigation or repair that may be 
considered.  Firstly, the installation of an 
interior trench drain system may be 
considered.  This method of moisture 
removal is not primarily recommended as it is 
less desirable to bring water into the building 
in order to remove it.  This type of system 
may require a sump pump in order to perform 
properly.  The failure of a sump pump system 
from the interruption of power or 
inconsistent maintenance may cause more 
problems than it solves.  The final method of 
repair that could be considered is to remove 
the entire the basement concrete floor slab 
and replace with new construction joint 
sealants and under slab waterproofing system. 
(Architecture, Priority 4) 
 
Implement a maintenance program to 
service/inspect the storm and sanitary lines for 
blockages with focus on the effect of seasonal 
debris.  (Architecture, Priority 4) 
 
Guard Against Harmful Insects 

After performing needed foundation repairs, 
begin a regular program of soil poisoning to 
eliminate the danger of termite infestation.  
Recognizing that some would prefer less toxic 
means of termite control than ground 
poisoning, there are safer “non-repellent” 
liquids that are less toxic than the older 
repellent types, and this option is worthy of 
investigation.  However, given the fact that 
the building has seen termite damage in the 
past, the efficacy of the treatment should be 
carefully evaluated by a pest control 
professional.  In addition, inspect the building 
quarterly for hornet nests and monthly, during 
warm months, survey the exterior for mud 
dauber nests and wasp nests.  (Architecture, 
Priority 2) 
 
Landscape 
Create a landscape master plan. It should 
address parking issues and the maintenance of 
existing and historic landscape and site 
features.  The plan should include a 
topographical survey of the site and record 
the property metes and bounds. Every chance 
should be taken to enlarge the number of 
historic and ethnic themes of the cultural 
landscape and be used to teach. The plan 
should illustrate accessible paths. It should 
also seek chances for making places of rental 
value to groups and gatherings. (Architecture, 
Priority 4) 
 
Following the results of the recommended 
historic landscape study, re-install historic 
walkways, and use these to interpret the site, 
as well as connect to parking.  (Architecture, 
Priority 4)  
 
The larger story of the property as told by the 
landscape will enhance the importance of the 
building. Landscape interpretation can 
likewise Annaburg even more inviting and 
interesting as a setting for private gatherings, 
since it may prompt the designation of some 
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parts of the site as particularly significant.  
(Architecture, Priority 4) 
 
Preserve existing historic elements that define 
the historic landscape, such as capitals and 
bases.  In all future landscape maintenance 
activities, be sure to protect these elements. 
(Architecture, Priority 4) 
 
Install period-appropriate lighting (both site 
and security) that provides both safe access to 
the building and security after hours.  
(Architecture, Priority 4) 
 
Increase opportunities for seating using site 
furniture.  Regular use of the site for informal 
gatherings will assist with the maintenance of 
security on the site (Architecture, Priority 4) 
 
Provide Braille-augmented signage to describe 
the historic landscape and patterns of its 
occupation.  (Architecture, Priority 4) 
 
When then new use or uses have been 
selected and the design process initiated, 
create a parking plan that preserves the 
historic nature of the site while providing 
adequate parking for users.  Provide ADA-
compliant parking and an accessible route 
from that parking to the building.  
(Architecture, Priority 4) 
 
When funding permits, archaeologically locate 
any previous buildings/occupations on the 
site, and working and ornamental landscape 
features.  (Architecture, Priority 4) 
 
Take appropriate actions to protect on-site 
archaeological resources.  Before any ground 
disturbance, the contractor should coordinate 
all site work with all appropriate review 
authorities.  (Architecture, Priority 4) 
 
Interior – General 
Remove all non-historic carpeting, rugs, 
blinds, and window-unit air conditioners form 

the building.  Similarly, follow the 
recommendations of the hazardous materials 
report, and remove all non-historic floor tiles.  
In the basement, where moisture issues are 
the most serious (and the hazardous material 
report documents unsafe levels of mold), all 
non-historic wall and ceiling materials, 
including drywall and its wood and metal stud 
supports, and all acoustic dropped ceiling 
material, including tile, frame, and wire 
supports, should be removed.  The removal 
of these materials is essential in eradicating 
mold and mildew infested materials, and in 
general, to aid in correcting moisture issues.  
(Architecture, Priority 1) 
 
The existing masonry opening (created for the 
passage of a duct) between the terrace and the 
basement should be closed.  The opening 
should be closed with brick that match that 
used in the surrounding area, with mortar to 
match existing in color, texture, aggregate size, 
and compression strength, and the mortar 
joint to match the existing in width and strike.  
With the introduction of mechanical 
conditioning to the basement, leaving this 
opening in place will complicate 
environmental control of the basement. 
(Architecture, Phase 2).  
 
Basement windows – or the locations of 
windows that have since been removed – are 
a significant source of water and moisture 
entry into the basement.  As a part of 
regrading, ensure that no soil or mulch is 
immediately adjacent to any basement 
window frames.  All existing window 
assemblies should be repaired in kind, with 
new clear glazing added as necessary.  All 
window glass should be reglazed, and all 
wood should be scraped, primed, and painted.  
All basement windows should receive interior 
storm windows.  With the introduction of 
mechanical conditioning to the basement, it is 
especially important that these basement 
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windows are weathertight (Architecture, Priority 
2) 
 
In basement locations where non-window 
openings were created and have been filled 
either with plywood or CMU, and allowing 
moisture transmission, those areas should 
have their existing non-historic material 
removed, and the openings filled with brick.  
The openings should be filled with brick that 
match that used in the surrounding area, with 
mortar to match existing in color, texture, 
aggregate size, and compression strength, and 
the mortar joint to match the existing in width 
and strike. (Architecture, Priority 2) 
 
Remove all existing gypsum board throughout 
the basement in order to fully eradicate mold 
and mildew.  (Architecture, Priority 1) 
 
Remove all non-historic flooring materials 
throughout the basement in order to fully 
eradicate mold and mildew. (Architecture, 
Priority 1) 
 
Remove all dropped ceilings, and restore 
plaster ceilings where available.  Areas that 
were historically unfinished spaces should 
retain unfinished ceilings.  (Priority 1) 
 
The brick walls, when exposed, should be 
repointed as required.  New plaster cannot be 
re-applied until the mass of the masonry walls 
dry out. The underlying brick may be left in its 
exposed state until such time as the walls are 
ready to receive the plaster finishes. It will 
take some time to dry the basement. In the 
basement areas that were historically finished 
spaces, such as the office beneath the kitchen, 
and what appears to be a staff dining room, 
should eventually receive plaster ceilings, 
walls, and wood wainscot and baseboards, to 
match the profiles visible in the building.  
(Architecture, Priority 4) 
 

If heights allow, low-profile ceiling fans may 
be installed in the basement to augment air 
circulation. (Architecture, Priority 3) 
 
New lighting should be installed throughout 
the basement.  The lighting should be 
suspended from the ceiling, and should be 
adequately placed and sized to provide 
sufficient lighting levels.  For immediate use, 
the lighting may be simple, utilitarian, LED 
lighting.  In the future, historically appropriate 
lighting may be installed in the basement, if 
this space becomes part of the interpretive 
program. (Architecture, Priority 2) 
 
Remove all disused conduit, piping, and other 
abandoned equipment.  Seal any openings 
created by this removal with historically 
appropriate materials. (Architecture, Priority 2) 
 
Install temporary shoring of existing arches 
visible at basement which have been 
destabilized with mechanical penetrations. 
Shoring to remain in place until permanent 
repairs can be made. (Structural, Priority 1) 
 
Install appropriately designed and detailed 
permanent repairs to existing destabilized 
arches should be installed. (Structural, Priority 2) 
 
Install appropriately designed and detailed 
permanent repairs to existing penetrations in 
masonry walls. (Structural, Priority 2) 
 
Address existing moisture issues in the 
basement to minimize ongoing deterioration 
of structure. This may include repointing and 
localized rebuilding along the base of walls 
with rising damp. Consider cutting back 
existing slab on grade similar to other areas in 
combination with exterior and interior 
waterproofing measures. (Structural, Priority 2) 
 
At exposed steel/iron framing, clean and 
paint exposed surfaces to minimize ongoing 
corrosion. (Structural, Priority 2) 
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Interior: First Floor 
The first floor will become the primary public 
space for the entire building.  The intent is that 
the first floor rooms will be restored to their 
original character, and used as public spaces.  
The two exceptions to this will be northwest 
corner room – most recently heavily 
remodeled by the nursing home – which will 
have an ADA-compliant exterior door and 
access from the exterior, and may become the 
location of a lobby that will serve an elevator 
and, if desired, a second, code-compliant stair.   
The northeast corner room, the former 
kitchen, may become the location of code- and 
ADA-compliant restrooms.   These two 
interventions will allow the first floor of the 
building to serve as public space. (Architecture, 
Priority 2) 
 
During interim period where the building is 
used for passive storage, limit the amount of 
materials stored on the first floor.  Heavy 
materials should not be placed above the 
basement east-west corridor in the location of 
compromised arches, until those arches are 
shored.  Be cautious when stacking materials 
on metal shelving; place plywood sheeting, at 
least ¾” thick, beneath the metal shelving 
bearing archaeological materials, to distribute 
the load more broadly. (Architecture, Priority 1) 
 
Ceilings 
As necessary, repair first floor plaster ceilings, 
paying particular attention to areas of known 
water damage.  Prime and patch as required.   
Repaint to match existing. (Architecture, Priority 
3) 
 
Walls 
Repair first floor plaster walls as needed.  
Check for loose plaster and cut out patches 
with plaster that has lost its key.  Prime and 
patch as required.   (Architecture, Priority 3) 
 

As required, clean, scrape and paint first floor  
historic wood moldings including chair rails, 
picture rails, cornices, trim, wainscoting and 
bases.  (Architecture, Priority 3) 
 
Undertake historic paint and finish analysis, to 
inform paint and wallpaper selections for the 
restoration of the interior spaces on the first 
floor. (Architecture, Priority 3) 
 
Repaint first floor walls with historically 
appropriate paint, or cover with historically 
appropriate wallpaper.  (Architecture, Priority 3) 
 
Floors 
Avoid refinishing first floor wooden floors in 
historic areas where possible.  Clean, lightly 
sand only as necessary, and oil floorboards 
instead.   Areas of damage and/or splintering 
edges should be carefully repaired.  If any 
areas require replacement (either in locations 
where the wood floors are damaged, or where 
they were removed), new wood floors should 
match the existing (or original) in species, 
width of floorboard, color, and finish. 
(Architecture, Priority 3)  
 
In the areas of the first floor that have marble 
floors, gently clean those floors, and repair 
them in kind only when necessary. 
(Architecture, Priority 3)  
 
Interior Doors 
The first floor historic door units are to be 
retained and repaired, as necessary.  If the 
finishes are to be restored, and historic 
hardware is to be restored and augmented 
with historically appropriate hardware where 
elements are missing.   (Architecture, Priority 3) 
 
If and when repairs become necessary, clean, 
scrape, and paint first floor  wood doors and 
trim.  Consolidate and fill missing or damaged 
areas.  Carefully clean wood with light sanding 
before priming and painting.  Where wood 
trim is already scraped, ensure that surfaces 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recommendations 
 30 December 2021 

 Page 4. 16  

are free of any chemical residue before 
priming and painting.   Avoid any defacement 
of wood profiles.  (Architecture, Priority 3) 
 
Lighting 
Install discrete, recessed ceiling fixtures to 
increase any necessary light levels on the first 
floor, to supplement the performance of new, 
historically appropriate wall sconces. 
(Architecture, Priority 3) 
 
Where additional lighting is found to be 
necessary on the first floor, where possible, use 
task lighting instead of installing new fixtures. 
(Architecture, Priority 3) 
 
Interior, Second and Third Floors 
The second and third floors may serve as 
offices. The intent is that these spaces will be 
more functional in nature, and will be 
rehabilitated, rather than restored.  The intent 
is also that any public meeting or public 
function be held on the first floor, though the 
construction of an elevator will ensure that the 
second and third floors are accessible.  
 
During the interim period where the building 
is used for passive storage, limit the amount of 
materials stored on the second and third floors, 
with particular attention to flammable 
materials.  Be cautious when stacking materials 
on metal shelving; place plywood sheeting, at 
least ¾” thick, beneath metal shelving bearing 
heavy materials, to distribute the load more 
broadly. (Architecture, Priority 1) 
 
 
Ceilings 
If desired, the dropped ceiling in the hallway 
of the second and third floors may be 
retained.  It is recommended that a hard, 
plaster ceiling be substituted for the dropped 
acoustic ceiling, to provide a more historically 
compatible appearance.  If this area is no 
longer necessary to conceal the distribution of 
ducts, it should be removed, and the original 

ceiling above rehabilitated. (Architecture, Priority 
3) 
 
As necessary, repair plaster second and third 
floor ceilings, paying particular attention to 
areas of known water damage.  In areas on the 
second and third floors that have lost their 
key, for areas larger than two square feet, after 
the damaged plaster has been removed, 
blueboard may be attached to the lath, and 
that may be taped and skimmed as required.  
For all other smaller areas of damage, patch as 
required.  Prime and paint to match existing. 
(Architecture, Priority 3) 
 
Walls 
Repair plaster walls as needed.  Check for 
loose plaster and cut out patches with plaster 
that has lost its key.  In areas on the second 
and third floors that have lost their key, for 
areas larger than two square feet, after the 
damaged plaster has been removed, blueboard 
may be attached to the lath, and that may be 
taped and skimmed as required.  For all other 
smaller areas of damage, patch as required.  
Prime and paint to match existing.   
(Architecture, Priority 3) 
 
As required, clean, scrape and paint second 
and third floor historic wood moldings 
including chair rails, picture rails, cornices, 
trim, wainscoting and bases.  Extensive areas 
of baseboard have been removed, and require 
replacement. (Architecture, Priority 3) 
 
Undertake historic paint and finish analysis, to 
inform the historical record of the interior 
spaces on the second and third floors. 
(Architecture, Priority 3) 
 
Repaint second and third floor walls with 
historically appropriate paint.  (Architecture, 
Priority 3) 
 
Floors 
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Avoid refinishing second and third floor 
wooden floors in historic areas where 
possible.  Clean, lightly sand only as necessary, 
and oil floorboards instead.   Areas of damage 
and/or splintering edges should be carefully 
repaired.  If any areas require replacement 
(either in locations where the wood floors are 
damaged, or where they were removed), new 
wood floors should match the existing (or 
original) in species, width of floorboard, color, 
and finish. (Architecture, Priority 3)  
 
Interior Doors 
The second and third floor historic door units 
are to be retained and repaired, as necessary.  
If the finishes are to be restored, and historic 
hardware is to be restored and augmented 
with historically appropriate hardware where 
elements are missing.   (Architecture, Priority 3) 
 
Clean, scrape, and paint second and third 
floor wood doors and trim.  Consolidate and 
fill missing or damaged areas.  Carefully clean 
wood with light sanding before priming and 
painting.  Avoid any defacement of wood 
profiles.  (Architecture, Priority 3) 
 
Lighting 
Install discrete, recessed ceiling fixtures to 
increase any necessary light levels on the 
second and third floors, to supplement the 
performance of new, historically appropriate 
wall sconces. (Architecture, Priority 3) 
 
Where additional lighting is found to be 
necessary, where possible, use task lighting 
instead of installing new fixtures. (Architecture, 
Priority 3) 
 
Interior: Attic and Roof  
At existing termite damaged or rotted attic 
framing, locally reinforce via sistering and 
replace rotted floorboards in kind. (Structural, 
Priority 2) 
 

At existing termite damaged or rotted roof 
framing, locally reinforce via sistering or 
replace in kind. (Structural, Priority 2) 
 
Install appropriately designed lintel or infill 
existing masonry penetrations in chimney 
masses. (Structural, Priority 2) 
 
Interior: Mechanical, Electrical, and 
Plumbing Systems 
The replacement of the building’s HVAC 
system provides the opportunity to address 
the moisture issues that face the building at 
present.  We recommend a three-part process: 
first, address immediate moisture issues; 
second, install a temporary mechanical system 
to address the next five to ten years, while the 
buildings is used for passive storage; and 
third, install a permanent mechanical system 
for the building’s long-term occupation and 
use. 
 
Mechanical Systems 
The primary heating and cooling throughout 
the building is currently being handled by 
non-permanent window heat pumps. These 
units can be an eyesore in addition to being 
loud. It is not recommended to pursue any 
mechanical system upgrade that includes these 
units. (MEP, Priority 1) 
 
All of the Carrier split systems are well outside 
of the ASHRAE typical lifespan (12-15 years) 
for these units, and are not recommended to 
be repurposed or re-used in any way. In 
addition to the lifespan issues, many of these 
units appear abandoned in place and not 
connected to an outdoor condensing unit, 
which further adds to the recommendation to 
remove these units. (MEP, Priority 1) 
 
Some of the ductwork within the 1st, 2nd, and 
attic floors have potential to be reused, as they 
appear to be in decent shape. Thorough 
cleaning, duct sealing, and insulating would be 
mandatory if these ducts would be considered 
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for reuse in the new renovation plans.  
Depending on the new occupancy and space 
programming that is planned, reuse of these 
ducts may not be feasible.  (MEP, Priority 2) 
 
PTAC’s located within the main entrance 
lobby appear outside of the ASHRAE typical 
lifespan as well and it is not recommended 
that they be used within the property. (MEP, 
Priority 1) 
 
The Dayton unit heaters within the attic 
appear to be in good shape and should be re-
used or re-purposed as needed within the 
building.  Recommendation would be to 
determine actual capacity of each heater to see 
if all four are necessary to maintain freeze 
protection within the attic. (MEP, Priority 1) 
 
Due to the prevalence of black mold within 
the basement, we do not recommend re-using 
any mechanical systems currently in this 
space.  All HVAC, baseboards heaters, air 
handlers, window units, ductwork, and piping  
are recommended to be removed. (MEP, 
Priority 1) 
 
Initial Phase: Step one, remove moisture-
bearing materials, and first steps towards 
drying the building 
The immediate steps have been discussed in 
various locations above, beginning with the 
removal of debris, fabrics, disused equipment, 
damaged non-historic flooring, wallboards, 
and ceilings, and the introduction of passive 
and mechanical ventilation through the 
building.   (Architecture, Priority 1) 
 
Initial Phase, Step two: address site 
drainage 
This step includes the completion of site 
grading, and the connection of downspouts to 
drainpipes, and the daylighting of those 
drainpipes into newly constructed swales. 
(Architecture, Priority 1) 
 

Initial Phase: Step three, actively drying 
the building 
For use during the drying out and storage 
phase (and to be retained and supplemented 
during restoration), a new split system heat 
pump in the basement to serve the first two 
floors and one in the attic to serve the 3rd 
floor.  Both units should be sized at 350 sq. ft. 
per ton; with floor plate of approximately 
3,500 ft. sq., the new units should have a 
capacity of 5 tons for the basement unit, and 
5 tons for the attic unit.  Those unit should 
have a thermostat with RH control to manage 
humidity.   The basement unit will utilize 
temporary flexible ducts to serve the 
basement and first floors (brought to the first 
floor through an opening created in one of 
the former stair locations that have been 
closed, or by way of historically compatible 
floor grates), while the attic unit can be fed to 
the third floor by way of ceiling diffusers, or 
by reusing the existing duct system, which 
feeds from an area above the third floor hall.  
The second floor space should be kept open 
to the first and third floors to ensure that we 
have connectivity between the two systems 
and an equalized vapor pressure. (MEP, 
Priority 1) 
 
During restoration, if floor grates were not 
immediately installed on the first floor, they 
should be installed at this time, and 
coordinated with permanent, exposed spiral 
ducts in the basement.  (MEP, Priority 2) 
 
During restoration, an additional split system 
heat pump should be installed in the attic, 
with the same thermostat and RH control as 
the other attic unit.  This unit will be fed to 
the second floor by way of a new vertical 
shaft (located in coordination with the new 
office plan for the second and third floors), 
and fed through the second floor ducts, which 
distribute from the area above the second 
floor hall, or a new duct distribution system, if 
desired.  (MEP, Priority 2) 
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Plumbing Systems  
The plumbing service in the building has the 
most unknowns currently, as supply, sanitary 
and vents are routed within the walls and all 
the toilet rooms are mostly dismantled.  
 
Based on that, we recommend that all new 
plumbing systems on the interior be planned 
for as part of the future renovations.  The 
existing utilities outside will need to be located 
by a contractor and scoped to confirm 
condition and potential for reuse. (MEP, 
Priority 1) 
 
Fire Suppression System  
The existing wet pipe system appears to be in 
good working order and there are no 
immediate items that need to be addressed. 
(MEP, Priority 1) 
 
Electrical System 
With the exception of the main distribution 
and the fire alarm system in the basement, we 
recommend demolishing all electrical lighting, 
receptacles, sub-panels, telephone, and other 
systems prior to any commercial renovation. 
(MEP, Priority 1) 
 
Adequate grounding is not readily apparent.  
We recommend hiring a licensed electrician to 
verify the new service is properly ground per 
the NEC.  The ground should be connected 
to the incoming water pipe and one or more 
ground rods. (MEP, Priority 1) 
 
For continued use as a storage space, the fire 
alarm system should have smoke detectors 
provided in all rooms being used for storage.  
Heat detectors should be installed where 
janitorial supplies are kept. (MEP, Priority 1) 
 
Egress lighting does not exist in all spaces as 
is required.  It should be provided in the 
stairways, paths to each exit door on all levels, 

as well as extend 5 feet outside each exit door.  
(MEP, Priority 1) 
 
Hazardous Materials 
Follow recommendations in hazardous 
materials report. (Hazardous Materials, Priority 
1, see appendix)
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Summarized and Prioritized 
Recommendations 

 
Priority 1 indicates that the condition requires 
immediate attention because it is causing 
active deterioration and threatens the integrity 
of the structure, or that poses a health and 
safety risk. 
 
Priority 2 refers to a condition that should be 
addressed within a year, but only after the first 
priority needs have been met. 
 
Priority 3 refers to a low priority issue that 
does not threaten the integrity of the historic 
building.  Usually it pertains to an aesthetic 
problem that should be scheduled as time and 
budget permit. 
 
Priority 4 refers to materials, features or 
systems that require routine inspection or 
show signs of early deterioration and may 
require action in the next ten years. 
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Recommendation Discipline Priority  Notes 
Priority 1    
Replace missing downspouts 
and damaged or missing 
downspout boots. 
 

Architecture 1  

Provide complete tie-in with 
subterranean drainage system.  
A coupling or clean-out 
component should be installed 
at the downspout and the 
downspout boot so that regular 
cleaning of the downspout and 
clearing of the drainage system 
can be performed without 
damaging the downspouts.  

Architecture 1  

Repair and repoint as necessary, 
with particular attention to 
areas of the wall that have 
received Portland cement based 
stucco.  Test mortar and stucco 
to determine proper 
composition, strength, color, 
and texture, and match in repair 
mortar and stucco. 
Incompatible mortar should be 
removed and replaced with 
appropriate mortar. 

Architecture 1  

At exterior terrace, remove 
existing finishes and re-slope 
for proper drainage.  

Architecture 
and Structure 

1  

At the exterior terrace, provide 
adequate ventilation through 
terrace structure to, in the short 
term, to dry out the area, and in 
the long term, to keep the space 
dry.  Passive ventilation may be 
achieved by removing the CMU 
infill into the previous 
foundation openings; these 
openings should receive 
historically appropriate wood 
louvers, with screening on the 
inside face to deter animals and 

Architecture 1  
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Recommendation Discipline Priority  Notes 
insects from entering.  If 
passive ventilation is not 
successful, powered-ventilation 
may become necessary, to be 
mounted behind the louvres. 
Replace all exterior door locks 
with the historically compatible 
locks that meet City of 
Manassas security 
requirements). 

Architecture 1  

Remove all non-historic 
carpeting, rugs, blinds, and 
window-unit air conditioners 
form the building.  Similarly, 
follow the recommendations of 
the hazardous materials report, 
and remove all non-historic 
floor tiles.  In the basement, 
where moisture issues are the 
most serious (and the 
hazardous material report 
documents unsafe levels of 
mold), all non-historic wall and 
ceiling materials, including 
drywall and its wood and metal 
stud supports, and all acoustic 
dropped ceiling material, 
including tile, frame, and wire 
supports, should be removed.  
The removal of these materials 
is essential in eradicating mold 
and mildew infested materials, 
and in general, to aid in 
correcting moisture issues.   

Architecture 1 Already completed 

Remove all existing gypsum 
board throughout the basement 
in order to fully eradicate mold 
and mildew. 

Architecture 1 Already completed 

Remove all non-historic 
flooring materials throughout 
the basement in order to fully 
eradicate mold and mildew. 

Architecture 1 Already completed 

Remove all dropped ceilings, 
and restore plaster ceilings 

Architecture 1 Already completed 
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Recommendation Discipline Priority  Notes 
where available.  Areas that 
were historically unfinished 
spaces should retain unfinished 
ceilings.   
Install temporary shoring of 
existing arches visible at 
basement which have been 
destabilized with mechanical 
penetrations. Shoring to remain 
in place until permanent repairs 
can be made. 

Structural 1  

During interim period where 
the building is used for passive 
storage, limit the amount of 
materials stored on the first 
floor.  Heavy materials should 
not be placed above the 
basement east-west corridor in 
the location of compromised 
arches, until those arches are 
shored.  Be cautious when 
stacking materials on metal 
shelving; place plywood 
sheeting, at least ¾” thick, 
beneath the metal shelving 
bearing archaeological materials, 
to distribute the load more 
broadly. 

Architecture 1 Recommendation only 
 
No cost associated 

During the interim period 
where the building is used for 
passive storage, limit the 
amount of materials stored on 
the second and third floors, 
with particular attention to 
flammable materials.  Be 
cautious when stacking 
materials on metal shelving; 
place plywood sheeting, at least 
¾” thick, beneath metal 
shelving bearing heavy 
materials, to distribute the load 
more broadly. 

Architecture 1 Recommendation only 
No cost associated 

The primary heating and 
cooling throughout the building 

MEP 1 Recommendation only 
No cost associated 
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Recommendation Discipline Priority  Notes 
is currently being handled by 
non-permanent window heat 
pumps. These units can be an 
eyesore in addition to being 
loud. It is not recommended to 
pursue any mechanical system 
upgrade that includes these 
units. 
All of the Carrier split systems 
are well outside of the 
ASHRAE typical lifespan (12-
15 years) for these units, and are 
not recommended to be 
repurposed or re-used in any 
way. In addition to the lifespan 
issues, many of these units 
appear abandoned in place and 
not connected to an outdoor 
condensing unit, which further 
adds to the recommendation to 
remove these units. 

MEP 1 Recommendation only 
No cost associated 

PTAC’s located within the main 
entrance lobby appear outside 
of the ASHRAE typical lifespan 
as well and it is not 
recommended that they be used 
within the property. 

MEP 1 Recommendation only 
No cost associated 

The Dayton unit heaters within 
the attic appear to be in good 
shape and should be re-used or 
re-purposed as needed within 
the building.  Recommendation 
would be to determine actual 
capacity of each heater to see if 
all four are necessary to 
maintain freeze protection 
within the attic. 

MEP 1 Recommendation only 
No cost associated 

Due to the prevalence of black 
mold within the basement, we 
do not recommend re-using any 
mechanical systems currently in 
this space.  All HVAC, 
baseboards heaters, air handlers, 
window units, ductwork, and 

MEP 1  
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Recommendation Discipline Priority  Notes 
piping  are recommended to be 
removed. 
For use during the drying out 
and storage phase (and to be 
retained and supplemented 
during restoration), a new split 
system heat pump in the 
basement to serve the first two 
floors and one in the attic to 
serve the 3rd floor.  Both units 
should be sized at 350 sq. ft. per 
ton; with floor plate of 
approximately 3,500 ft. sq., the 
new units should have a 
capacity of 5 tons for the 
basement unit, and 5 tons for 
the attic unit.  Those unit 
should have a thermostat with 
RH control to manage 
humidity.   The basement unit 
will utilize temporary flexible 
ducts to serve the basement and 
first floors (brought to the first 
floor through an opening 
created in one of the former 
stair locations that have been 
closed, or by way of historically 
compatible floor grates), while 
the attic unit can be fed to the 
third floor by way of ceiling 
diffusers, or by reusing the 
existing duct system, which 
feeds from an area above the 
third floor hall.  The second 
floor space should be kept open 
to the first and third floors to 
ensure that we have 
connectivity between the two 
systems and an equalized vapor 
pressure. 

MEP 1  

The plumbing service in the 
building has the most 
unknowns currently, as supply, 
sanitary and vents are routed 

MEP 1  
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Recommendation Discipline Priority  Notes 
within the walls and all the 
toilet rooms are mostly 
dismantled.  
 
Based on that, we recommend 
that all new plumbing systems 
on the interior be planned for 
as part of the future 
renovations.  The existing 
utilities outside will need to be 
located by a contractor and 
scoped to confirm condition 
and potential for reuse. 
The existing wet pipe system 
appears to be in good working 
order and there are no 
immediate items that need to be 
addressed. 

MEP 1  

With the exception of the main 
distribution and the fire alarm 
system in the basement, we 
recommend demolishing all 
electrical lighting, receptacles, 
sub-panels, telephone, and 
other systems prior to any 
commercial renovation. 

MEP 1  

Adequate grounding is not 
readily apparent.  We 
recommend hiring a licensed 
electrician to verify the new 
service is properly ground per 
the NEC.  The ground should 
be connected to the incoming 
water pipe and one or more 
ground rods. 

MEP 1  

For continued use as a storage 
space, the fire alarm system 
should have smoke detectors 
provided in all rooms being 
used for storage.  Heat 
detectors should be installed 
where janitorial supplies are 
kept. 

MEP 1  
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Recommendation Discipline Priority  Notes 
Egress lighting does not exist in 
all spaces as is required.  It 
should be provided in the 
stairways, paths to each exit 
door on all levels, as well as 
extend 5 feet outside each exit 
door. 

MEP 1  

Follow recommendations in 
hazardous materials report. 

Hazardous 
Materials 

1 Most of the recommended 
remediation has already been 
completed 
No cost associated 

    
Priority 2    
Verify that unused chimneys are 
capped and that caps are 
performing properly to prevent 
unwanted moisture from 
entering chimney stacks.  Repair 
as necessary.  Use low-profile 
vented caps where caps are not 
present.) 

Architecture 2  

Based on the building height, 
location, geography and 
surrounding structures, we 
would recommend that a 
lightning risk assessment be 
performed and that the owner 
should consider adding a 
lightning protection system if so 
determined by the risk analysis. 

MEP and 
Architecture 

2  

As needed, scrape, prime, and 
paint metal eaves and cornice.   

Architecture 2  

Remove biological growth from 
the non-primary elevations, 
using the gentlest means 
effective.   

Architecture 2  

At existing cracking in stone 
portico beam elements, install 
pinning across cracks to 
reestablish connection between 
adjacent pieces.  

Structure 2  

If passive ventilation of the area 
beneath the terrace is not 
successful, powered-ventilation, 

Architecture 2  
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Recommendation Discipline Priority  Notes 
using electric fans (triggered by 
solenoids set to respond to 
temperature or humidity) to 
move are across the area; one of 
the two louvres fans should be 
set to intake, and the other set 
to exhaust, to move natural air 
across the space.  
At exterior terrace, salvage, 
remove and reset upper two 
courses of stone. Install new 
railing or balustrade. While 
exposed, confirm presence of 
possible embedded and rusting 
steel/iron elements and treat 
appropriately.  

Structural 2  

Restore historically compatible 
wood-frame windows to all 
openings from which windows 
have been removed.  The wood 
frame, muntins, and mullions 
should all be of historically 
appropriate width, thickness, 
and profile.  The new glass 
should be clear or UV Clear, 
and should be single-pane, to 
match the existing windows. 
Interior storm windows should 
be applied to new windows, as 
well as existing windows.  
Restored windows should 
receive historically compatible 
locking and lifting hardware on 
their interior of face.  Since no 
historic windows survive on 
this building, new windows 
should conform to the 
information visible in historic 
photos, and missing 
information should be 
supplemented by matching 
details in windows in buildings 
of a similar design. (Architecture, 
Priority 2) 

Architecture 2  



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recomendations 
 30 December 2021 

 Page 4. 29  
 

Recommendation Discipline Priority  Notes 
Provide interior storm windows 
for all window openings 
(including any restored 
windows). For any spaces that 
might be used for museum 
exhibitions in the future, 
consider the application of 
interior film with an appropriate 
UV screening.   

Architecture  2  

The existing historic doors are 
to be retained and repaired.  
The finishes are to be restored, 
and historic hardware is to be 
restored and augmented with 
historically appropriate 
hardware where elements are 
missing.   

Architecture 2  

As necessary, clean, scrape, and 
paint existing wood doors and 
trim.  Consolidate and fill 
missing or damaged areas.  
Replace rotted wood in kind 
when necessary.  Carefully clean 
wood with light sanding before 
priming and painting.  Avoid 
any defacement of wood 
profiles. 

Architecture 2  

Verify weather-tightness at 
exterior doors and check door 
hardware for functionality and 
oil hinges.  Retain all historic 
hardware.   

Architecture 2  

Any non-historic exterior doors 
(with the possible exception of 
the basement access door) 
should be replaced by 
historically compatible doors.  
The existing entrance door, 
along with the two flanking 
windows should be replaced 
with historically compatible 
double garden-type doors.  
(While the existing door frame, 
and the flanking window frames 

Architecture  2  



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recomendations 
 30 December 2021 

 Page 4. 30  
 

Recommendation Discipline Priority  Notes 
and window sash are historic, 
they were relocated to their 
current position at a later date.  
The existing entry door is a 
non-historic fiberglass door.)  
The wood frame, muntons, and 
mullions should all be of 
historically appropriate width, 
thickness, and profile.  The new 
glass should be clear or UV 
Clear, and should be single-
pane, to match the existing 
windows. 
Employ a civil engineering firm 
to study the drainage issues, and 
to carefully survey to document 
spot elevations around the 
building, so that a 
comprehensive regrading plan 
can be developed.  

Architecture  2  

Limit the hardscape around the 
building to encourage better 
drainage and more opportunities 
for moisture evaporation.  

Architecture  2  

Provide positive drainage away 
from the building. The primary 
elevation – south – has been 
addressed by way of the 
recommendations for 
resurfacing the terrace.  The 
narrow portions of the eastern 
and western ends of the south 
elevation will addressed as a 
part of the site 
recommendations for the east 
and west elevations. 
 
West elevation: Create positive 
drainage away from the building 
by grading away from the 
building into a swale running 
north to south, designed to 
direct water away from the 
building.  Downspouts on this 

Architecture  2  
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Recommendation Discipline Priority  Notes 
elevation should be fed into 
boots connected to 
underground drainpipes that 
convey water into the swale on 
the west side of the building.  
North elevation: Because of the 
proximity of the paving material 
from the adjacent nursing 
home, regrading options are 
limited for this elevation.  
Remove any disused HVAC 
equipment along this elevation, 
to encourage evaporation of 
water on site.  Downspouts on 
this elevation should be fed into 
boots connected to 
underground drainpipes 
(divided at the midpoint of the 
elevation) that convey water 
into the swales to the east and 
west of the building.  In 
addition, while acknowledging 
the limited effectiveness of 
them, given the limited options 
available on this elevation, it 
might also be useful to 
construct a brick gutter along 
this elevation, draining from the 
midpoint to the east and west, 
and connecting at the end of 
each elevation into drainpipes 
to convey water into the east 
and west swales.  

Architecture  2  

East elevation: Create positive 
drainage away from the building 
by grading away from the 
building into a swale running 
north to south, designed to 
direct water away from the 
building.  Downspouts on this 
elevation should be fed into 
boots connected to 
underground drainpipes that 
convey water into the swale on 

Architecture  2  
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Recommendation Discipline Priority  Notes 
the east side of the building.  
Because of the amount of site 
water being directed towards 
the bulkhead basement 
entrance, the construction of 
brick ground gutters and/or site 
drains, also connected to the by 
drainpipes to the swale, might 
assist in the redirection of site 
water into the swale.   While site 
water was observed to enter the 
ground to the east of the 
bulkhead stair (and not travel 
down the stair into the floor 
drain), that floor drain should 
be regularly inspected to insure 
that it adequately discharges site 
water.   
After performing needed 
foundation repairs, begin a 
regular program of soil 
poisoning to eliminate the 
danger of termite infestation.  
Recognizing that some would 
prefer less toxic means of 
termite control than ground 
poisoning, there are safer “non-
repellent” liquids that are less 
toxic than the older repellent 
types, and this option is worthy 
of investigation.  However, 
given the fact that the building 
has seen termite damage in the 
past, the efficacy of the 
treatment should be carefully 
evaluated by a pest control 
professional.  In addition, 
inspect the building quarterly 
for hornet nests and monthly, 
during warm months, survey 
the exterior for mud dauber 
nests and wasp nests.  

Architecture 2  

The existing masonry opening 
(created for the passage of a 

Architecture 2  
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Recommendation Discipline Priority  Notes 
duct) between the terrace and 
the basement should be closed.  
The opening should be closed 
with brick that match that used 
in the surrounding area, with 
mortar to match existing in 
color, texture, aggregate size, 
and compression strength, and 
the mortar joint to match the 
existing in width and strike. 
Basement windows – or the 
locations of windows that have 
since been removed – are a 
significant source of water and 
moisture entry into the 
basement.  As a part of 
regrading, ensure that no soil or 
mulch is immediately adjacent 
to any basement window 
frames.  All existing window 
assemblies should be repaired in 
kind, with new clear glazing 
added as necessary.  All window 
glass should be reglazed, and all 
wood should be scraped, 
primed, and painted.  All 
basement windows should 
receive interior storm windows. 

Architecture 2  

In basement locations where 
non-window openings were 
created and have been filled 
either with plywood or CMU, 
and allowing moisture 
transmission, those areas should 
have their existing non-historic 
material removed, and the 
openings filled with brick.  The 
openings should be filled with 
brick that match that used in 
the surrounding area, with 
mortar to match existing in 
color, texture, aggregate size, 
and compression strength, and 

Architecture 2  
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the mortar joint to match the 
existing in width and strike. 
New lighting should be installed 
throughout the basement.  The 
lighting should be suspended 
from the ceiling, and should be 
adequately placed and sized to 
provide sufficient lighting 
levels.  For immediate use, the 
lighting may be simple, 
utilitarian, LED lighting.  In the 
future, historically appropriate 
lighting may be installed in the 
basement, if this space becomes 
part of the interpretive 
program. 

Architecture 2  

Remove all disused conduit, 
piping, and other abandoned 
equipment.  Seal any openings 
created by this removal with 
historically appropriate 
materials. 

Architecture 2  

Install appropriately designed 
and detailed permanent repairs 
to existing destabilized arches 
should be installed. 

Structural 2  

Install appropriately designed 
and detailed permanent repairs 
to existing penetrations in 
masonry walls. 

Structural 2  

Address existing moisture issues 
in the basement to minimize 
ongoing deterioration of 
structure. This may include 
repointing and localized 
rebuilding along the base of 
walls with rising damp. 
Consider cutting back existing 
slab on grade similar to other 
areas in combination with 
exterior and interior 
waterproofing measures. 

Structural 2  

At exposed steel/iron framing, 
clean and paint exposed 

Structural 2  
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surfaces to minimize ongoing 
corrosion. 
The first floor will become the 
primary public space for the 
entire building.  The intent is 
that the first floor rooms will be 
restored to their original 
character, and used as public 
spaces.  The two exceptions to 
this will be northwest corner 
room – most recently heavily 
remodeled by the nursing home 
– which will have an ADA-
compliant exterior door and 
access from the exterior, and 
become the location of a lobby 
that will serve an elevator and, 
if desired, a second, code-
compliant stair.   The northeast 
corner room, the former 
kitchen, will become the 
location of code- and ADA-
compliant restrooms.   These 
two interventions will allow the 
first floor of the building to 
serve as public space. 

Architecture 2  

If desired, the dropped ceiling 
in the hallway of the second and 
third floors may be retained.  It 
is recommended that a hard, 
plaster ceiling be substituted for 
the dropped acoustic ceiling, to 
provide a more historically 
compatible appearance.  If this 
area is no longer necessary to 
conceal the distribution of 
ducts, it should be removed, 
and the original ceiling above 
rehabilitated. 

Architecture 2  

At existing termite damaged or 
rotted attic framing, locally 
reinforce via sistering and 
replace rotted floorboards in 
kind. 

Structural 2  
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At existing termite damaged or 
rotted roof framing, locally 
reinforce via sistering or replace 
in kind. 

Structural 2  

Install appropriately designed 
lintel or infill existing masonry 
penetrations in chimney masses. 

Structural 2  

ome of the ductwork within the 
1st, 2nd, and attic floors have 
potential to be reused, as they 
appear to be in decent shape. 
Thorough cleaning, duct 
sealing, and insulating would be 
mandatory if these ducts would 
be considered for reuse in the 
new renovation plans.  
Depending on the new 
occupancy and space 
programming that is planned, 
reuse of these ducts may not be 
feasible. 

MEP 2  

During restoration, if floor 
grates were not immediately 
installed on the first floor, they 
should be installed at this time, 
and coordinated with 
permanent, exposed spiral ducts 
in the basement.  

MEP 2  

During restoration, an 
additional split system heat 
pump should be installed in the 
attic, with the same thermostat 
and RH control as the other 
attic unit.  This unit will be fed 
to the second floor by way of a 
new vertical shaft (located in 
coordination with the new 
office plan for the second and 
third floors), and fed through 
the second floor ducts, which 
distribute from the area above 
the second floor hall, or a new 
duct distribution system, if 
desired.  

MEP 2  
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Priority 3    
Remove non-historic paint 
from the non-primary 
elevations.  Do not recoat non-
primary elevations unless 
absolutely necessary.  Remove 
as much non-historic paint as 
possible, and allow the 
remainder to weather off.  

Architecture 3  

Restore historically compatible 
wood-frame windows to all 
openings from which windows 
have been removed.  The wood 
frame, muntins, and mullions 
should all be of historically 
appropriate width, thickness, 
and profile.  The new glass 
should be clear or UV Clear, 
and should be single-pane, to 
match the existing windows. 
Interior storm windows should 
be applied to new windows, as 
well as existing windows. 

Architecture 3  

Restore historically compatible 
wood-frame windows to all 
openings from which windows 
have been removed.  The wood 
frame, muntins, and mullions 
should all be of historically 
appropriate width, thickness, 
and profile.  The new glass 
should be clear or UV Clear, 
and should be single-pane, to 
match the existing windows. 
Interior storm windows should 
be applied to new windows, as 
well as existing windows. 

Architecture 3  

The metal basement access 
door should be replaced by a 
modern metal door, but one 
with a more historically 
compatible pattern. 

Architecture 3  
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For assembly use, two water 
closets and two lavatories are in 
two separate restrooms.  If 
these are equipped as such, they 
may be identified as gender 
neutral.  For a male restroom, 
one urinal may be substituted 
for one lavatory; is that case, 
the restrooms must be 
designated male and female.   
These restrooms should be 
located in the space formerly 
occupied by the residences’ 
kitchen.   

Architecture 3  

One new rated, code-compliant 
stair should be constructed, 
running from the first floor 
through to the third floor.  (If 
the basement used for storage, a 
second means of egress is not 
required.  If desired, the new 
stair could, nonetheless, be 
connected to the basement.) 
The new elevator will run from 
the basement to third floor, in a 
two-hour rated shaft.   

Architecture 3  

Both the new stair and elevator 
should be located in the 
northwest room (most recently 
used as a conference room for 
the nursing home), arranged 
around an entry lobby, with a 
separate entry to grade at the 
rear; this will serve as an ADA-
compliant entry, and will 
require no, or minimal, 
ramping.  Because of the 
property line to the rear, the 
City of Manassas Building 
official and museum staff will 
need to confer with each other, 
and with the owners of the 
nursing home, to clarify access 
from the rear. 

Architecture 3  
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If regrading of the site alone 
does not address the moisture 
issues in the basement, 
perimeter waterproofng will be 
required.  
 
Employ a geotechnical firm to 
make borings to determine the 
ground water table level around 
the building is highly 
recommended.  Additionally, 
taking soil borings along the 
east and west elevations may 
help further understanding of 
the flow of ground water 
around the building and would 
be helpful in identifying if 
additional drainage, aside from 
the recommended foundation 
drainage system, is required. 
(Architecture, Priority 3) 
 
 
 

Architecture 3  

New waterproofing of the 
foundation walls should be 
performed with a bentonite clay 
waterproofing membrane 
system including appropriate 
protection board and filter 
fabric, construction joint sealers 
and attachment system for the 
membranes.  Bentonite clay is a 
natural clay product whose 
properties make it an ideal 
waterproofing product.  When 
confined under pressure, the 
clay swells to create an 
impervious membrane and the 
material will flow into small 
cracks and voids to help seal 
against water.  The bentonite 
system is desirable for use on a 
historic structure in that it is 

Architecture 3  
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removable and will not cause 
chemical or physical damage to 
the solid masonry foundation. 
As the foundation is excavated 
for the installation of a remedial 
waterproofing system, a 
perimeter foundation drainage 
system must be installed.  This 
system should include two 
pipes.  The first pipe should be 
a non-perforated pile, which 
should connect the downspouts 
to a drainpipe that will daylight 
at an appropriate distance from 
the building, or discharge into a 
drywell.  The second pipe 
should be one should be a 
perforated drainpipe, and will 
direct incidental water that 
collects in the trench into 
another drain pipe as the non-
perforated pipe, which will 
direct it to daylight or a dry 
well.  Both pipes should be 
surrounded by coarse gravel for 
the purposes of allowing the 
free flow of water into the 
perforated drain pipe and away 
from the foundation.  The 
gravel drainage material must be 
surrounded completely by a 
filter fabric.  
 
Back fill with free draining 
material in 6 inch to 12 inch 
maximum lifts (layers) with 
appropriate compaction of fill, 
as determined by a geotechnical 
engineer.  It is also 
recommended that several 
inches below the final grade an 
impermeable clay cap be 
installed around the perimeter 
of the building.  This cap, along 

Architecture 3  
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with the final grade of topsoil 
must be graded away from the 
building foundation. 
(Architecture, Priority 3 
Foundation plantings will need 
to be removed in those areas 
where waterproofing and 
foundation drainage is to be 
installed.  Foundation planting 
in the form of shrubbery should 
not be reinstalled after 
foundation repairs are made.  A 
small bed of a low-growing (less 
than 12”), shallow-rooted 
evergreen ground-cover can be 
installed to keep mowing 
activities away from building.   

Architecture 3  

If heights allow, low-profile 
ceiling fans may be installed in 
the basement to augment air 
circulation.   

Architecture 3  

As necessary, repair first floor 
plaster ceilings, paying 
particular attention to areas of 
known water damage.  Prime 
and patch as required.   Repaint 
to match existing. 

Architecture 3  

Repair first floor plaster walls as 
needed.  Check for loose plaster 
and cut out patches with plaster 
that has lost its key.  Prime and 
patch as required. 

Architecture 3  

As required, clean, scrape and 
paint first floor historic wood 
moldings including chair rails, 
picture rails, cornices, trim, 
wainscoting and bases. 

Architecture 3  

Undertake historic paint and 
finish analysis, to inform paint 
and wallpaper selections for the 
restoration of the interior 
spaces on the first floor. 

Architecture 3  

Repaint first floor walls with 
historically appropriate paint, or 

Architecture 3  
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cover with historically 
appropriate wallpaper. 
Avoid refinishing first floor 
wooden floors in historic areas 
where possible.  Clean, lightly 
sand only as necessary, and oil 
floorboards instead.   Areas of 
damage and/or splintering 
edges should be carefully 
repaired.  If any areas require 
replacement (either in locations 
where the wood floors are 
damaged, or where they were 
removed), new wood floors 
should match the existing (or 
original) in species, width of 
floorboard, color, and finish. 

Architecture 3  

In the areas of the first floorthat 
have marble floors, gently clean 
those floors, and repair them in 
kind only when necessary 

Architecture 3  

The first floor historic door 
units are to be retained and 
repaired, as necessary.  If the 
finishes are to be restored, and 
historic hardware is to be 
restored and augmented with 
historically appropriate 
hardware where elements are 
missing.   

Architecture 3  

If and when repairs become 
necessary, clean, scrape, and 
paint first floor  wood doors 
and trim.  Consolidate and fill 
missing or damaged areas.  
Carefully clean wood with light 
sanding before priming and 
painting.  Where wood trim is 
already scraped, ensure that 
surfaces are free of any 
chemical residue before priming 
and painting.   Avoid any 
defacement of wood profiles. 

Architecture 3  
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Install discrete, recessed ceiling 
fixtures to increase any 
necessary light levels on the first 
floor, to supplement the 
performance of new, historically 
appropriate wall sconces. 

Architecture 3  

Where additional lighting is 
found to be necessary on the 
first floor, where possible, use 
task lighting instead of installing 
new fixtures. 

Architecture 3  

If desired, the dropped ceiling 
in the hallway of the second and 
third floors may be retained.  It 
is recommended that a hard, 
plaster ceiling be substituted for 
the dropped acoustic ceiling, to 
provide a more historically 
compatible appearance.  If this 
area is no longer necessary to 
conceal the distribution of 
ducts, it should be removed, 
and the original ceiling above 
rehabilitated. 

Architecture 3  

As necessary, repair plaster 
second and third floor ceilings, 
paying particular attention to 
areas of known water damage.  
In areas on the second and 
third floors that have lost their 
key, for areas larger than two 
square feet, after the damaged 
plaster has been removed, 
blueboard may be attached to 
the lath, and that may be taped 
and skimmed as required.  For 
all other smaller areas of 
damage, patch as required.  
Prime and paint to match 
existing. 

Architecture 3  

Repair plaster walls as needed.  
Check for loose plaster and cut 
out patches with plaster that has 
lost its key.  In areas on the 

Architecture 3  
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second and third floors that 
have lost their key, for areas 
larger than two square feet, 
after the damaged plaster has 
been removed, blueboard may 
be attached to the lath, and that 
may be taped and skimmed as 
required.  For all other smaller 
areas of damage, patch as 
required.  Prime and paint to 
match existing. 
As required, clean, scrape and 
paint second and third floor 
historic wood moldings 
including chair rails, picture 
rails, cornices, trim, wainscoting 
and bases.  Extensive areas of 
baseboard have been removed, 
and require replacement. 

Architecture 3  

Undertake historic paint and 
finish analysis, to inform paint 
and wallpaper selections for the 
restoration of the interior 
spaces on the second and third 
floors. 

Architecture 3  

Repaint second and third floor 
walls with historically 
appropriate paint. 

Architecture 3  

Avoid refinishing second and 
third floor wooden floors in 
historic areas where possible.  
Clean, lightly sand only as 
necessary, and oil floorboards 
instead.   Areas of damage 
and/or splintering edges should 
be carefully repaired.  If any 
areas require replacement 
(either in locations where the 
wood floors are damaged, or 
where they were removed), new 
wood floors should match the 
existing (or original) in species, 
width of floorboard, color, and 
finish. 

Architecture 3  
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The second and third floor 
historic door units are to be 
retained and repaired, as 
necessary.  If the finishes are to 
be restored, and historic 
hardware is to be restored and 
augmented with historically 
appropriate hardware where 
elements are missing. 

Architecture 3  

Clean, scrape, and paint second 
and third floor wood doors and 
trim.  Consolidate and fill 
missing or damaged areas.  
Carefully clean wood with light 
sanding before priming and 
painting.  Avoid any 
defacement of wood profiles. 

Architecture 3  

Install discrete, recessed ceiling 
fixtures to increase any 
necessary light levels on the 
second and third floors, to 
supplement the performance of 
new, historically appropriate 
wall sconces. 

Architecture 3  

Where additional lighting is 
found to be necessary, where 
possible, use task lighting 
instead of installing new 
fixtures. 

Architecture 3 Recommendation only 

    
Priority 4    
As a restoration undertaking, 
restore the original porte 
cochere, which will allow the 
building to function with its 
original circulation pattern, 
which allowed for entrance 
both from the south (primary 
elevation and the west (the 
carriage or automobile 
entrance).   

Architecture 4  

Restore the missing portions of 
the porch located on the east 
side of the house.  This new 

Architecture 4  
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porch assembly would need to 
encompass drainage 
improvements made to the east 
side of the building, and allow 
access to the east bulkhead 
access to the basement.  While 
this portion of the porch lacks 
the ADA component of the 
west port cochere, it would be 
an important architectural 
balance to a restored west port 
cochere. 
The last resort, if all other 
avenues of repair have not been 
successful in mitigating the 
migration of water and moisture 
into the basement level, there 
are two additional methods of 
mitigation or repair that may be 
considered.  Firstly, the 
installation of an interior trench 
drain system may be 
considered.  This method of 
moisture removal is not 
primarily recommended, as it is 
less desirable to bring water 
into the building in order to 
remove it.  This type of system 
may require a sump pump in 
order to perform properly.  The 
failure of a sump pump system 
from the interruption of power 
or inconsistent maintenance 
may cause more problems than 
it solves.  The final method of 
repair that could be considered 
is to remove the entire the 
basement concrete floor slab 
and replace with new 
construction joint sealants and 
under slab waterproofing 
system. 

Architecture 4  

Implement a maintenance 
program to service/inspect the 

Architecture 4  
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storm and sanitary lines for 
blockages with focus on the 
effect of seasonal debris.   
Create a landscape master plan. 
It should address parking issues 
and the maintenance of existing 
and historic landscape and site 
features.  The plan should 
include a topographical survey 
of the site and record the 
property metes and bounds. 
Every chance should be taken 
to enlarge the number of 
historic and ethnic themes of 
the cultural landscape and be 
used to teach. The plan should 
illustrate accessible paths. It 
should also seek chances for 
making places of rental value to 
groups and gatherings.  

Architecture 4  

Following the results of the 
recommended historic 
landscape study, re-install 
historic walkways, and use these 
to interpret the site, as well as 
connect to parking. 

Architecture 4  

The larger story of the property 
as told by the landscape will 
enhance the importance of the 
building. Landscape 
interpretation can likewise 
Annaburg even more inviting 
and interesting as a setting for 
private gatherings, since it may 
prompt the designation of some 
parts of the site as particularly 
significant.   

Architecture 4  

Preserve existing historic 
elements that define the historic 
landscape, such as capitals and 
bases.  In all future landscape 
maintenance activities, be sure 
to protect these elements.  

Architecture 4  
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Install period-appropriate 
lighting (both site and security) 
that provides both safe access 
to the building and security 
after hours.   

Architecture 4  

Increase opportunities for 
seating using site furniture.  
Regular use of the site for 
informal gatherings will assist 
with the maintenance of 
security on the site  

Architecture 4  

Provide Braille-augmented 
signage to describe the historic 
landscape and patterns of its 
occupation.   

Architecture 4  

When then new use or uses 
have been selected and the 
design process initiated, create a 
parking plan that preserves the 
historic nature of the site while 
providing adequate parking for 
users.  Provide ADA-compliant 
parking and an accessible route 
from that parking to the 
building.   

Architecture 4  

When funding permits, 
archaeologically locate any 
previous buildings/occupations 
on the site, and working and 
ornamental landscape features.   

Architecture 4  

Take appropriate actions to 
protect on-site archaeological 
resources.  Before any ground 
disturbance, the contractor 
should coordinate all site work 
with all appropriate review 
authorities.   
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B.  Rehabilitation Procedures 
 
The repair procedures below are intended as 
guidance for making the specific repairs noted 
in the section above.  The repair techniques 
below, which cover a wide variety of historic 
materials, were developed to be guide historic 
repairs in a manner that was in keeping with 
the precepts of the Secretary of the interior’s 
Standard’s for Rehabilitation.  
 
Masonry 
 
General masonry repairs 
Masonry that exists in a deteriorated condition 
can introduce moisture, insects, and 
vegetation to the wall system and to the 
interior of the building.  In order to correct 
these deficiencies, general masonry repair and 
repointing is required where deterioration 
occurs.  Any new brick should match the 
historic brick in color, texture, and 
proportion.  New mortar should match the 
historic mortar in color and texture, and 
should be should be lime-based and 
appropriate to the structural needs of the 
building.   
 
Areas of Portland cement repair or parging 
should be carefully removed by hand.  Due to 
the delicate nature of the historic brickwork, 
the use of power tools should generally be 
avoided.   Areas where Portland cement has 
been applied to the surface of the brick 
should be removed by hand only; no power 
tools should be used in these locations, due to 
the likelihood of damaging the brick.  
Grinding wheels should never be used to 
grind out the mortar: they damage the corners 
of the brick, and when used to grind out 
vertical joints, the inevitable result is cutting 
into the bricks above and below.  A grinder 
with a thin, diamond-edged blade may be used 
to make a relieving cut through the horizontal 
joints, and the remainder of the mortar 

chiseled out by hand.  This may not be done 
on vertical joints, because of the likelihood of 
cutting into the bricks above and below.  
Alternatively, a pneumatic air chisel may be 
used to carefully remove inappropriate or 
deteriorated mortar.   
 
Historic mortar that is sound, exhibits no 
cracks, and remains appropriately adhered to 
the brick – that is historic mortar that has not 
failed and is still functioning properly, should 
be left in place.   
 
Areas of deteriorated mortar joints can be 
addressed through the careful removal of 
inappropriate mortar, as noted above.  Mortar 
should be removed to a depth two-and-a-half 
times the width of the mortar joint, so that 
the joint may be sufficiently anchored.  The 
finished joint should match in character the 
strike of the joint around it.   
 
Open Mortar Joints: These areas are 
identifiable as deeply recessed mortar joints 
between masonry units (bricks, stones, etc), as 
well as by significantly cracked, broken, or 
missing masonry and noticeable biological 
growth. The condition is usually caused by 
water infiltration, which accelerates the 
deterioration of the joint and the materials 
surrounding it. Raised mortar joints are more 
susceptible to failure than flush joints due to 
their projecting profiles. Buildings naturally 
lose mortar as they age. Unlike the masonry 
units it surrounds, mortar itself is designed to 
be both sacrificial and repairable. 
Inappropriate repairs, however, can cause 
more problems than they solve. Historic lime-
based mortars are breathable, flexible and 
adapt to changing loads and weather 
conditions. Use of extremely hard Portland 
cements and cement-based mortars for 
repointing and other repairs, however, creates 
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a new joint that is stronger but less flexible 
and adaptable than the original joints. The 
new mortar joints cannot respond to the 
natural shifts and settlements of masonry 
walls as the old mortar did, resulting in 
damage to the masonry units themselves. 
Portland cement joints are also impervious, 
causing moisture to enter and damage the 
masonry units rather than transferring the 
moisture easily through the joints.  
  
Recommendations: Rake out existing deteriorated 
mortar by hand to a depth of two and one-
half times the width of the existing joint or 
until sound mortar is reached. Replacement 
mortar should be consistent with the materials 
removed in type, color, texture and profile. 
Do not attempt to remove inappropriate 
materials until they have weathered or cracked 
naturally, as removal of sound Portland-based 
cements often necessitates uses of power 
tools and can result in damage to the 
surrounding masonry units.  
 
Spalls: Identifiable as the loss of flakes or 
chunks of masonry. Spalling is the result of 
stresses placed upon the masonry, whether 
through natural causes such as repeated 
freeze/thaw and corrosion of ferrous metal 
supports, or through mechanical stresses 
caused by inappropriate repointing or 
excessive loading. Spalling resulting from 
inappropriate repointing is usually confined to 
the edges of the masonry units, while spalling 
resulting from other forces may affect the 
entire unit.  
 
Recommendations: In general, efforts to address 
spalled brick should be confined to addressing 
failures in the surrounding mortars. Spalling 
on the horizontal surfaces of belt courses, 
copings and water tables, however, should be 
addressed to prevent water infiltration. Spalled 
brick should be replaced rather than repaired. 
Spalls in stone masonry may be fixed using a 

“dutchman” repair. This technique may 
consist of applying a cement patch to the 
damaged area, which works best on small 
areas and should be performed by a skilled 
mason.  Large areas respond better to use of a 
new stone patch or replacement. All repairs 
and replacements should match the type, 
color, size, shape, and other characteristics of 
the existing masonry. 
 
Flaking, Scaling, Crumbling: Flaking and 
scaling are identified as the loss of small, thin 
pieces of the outer surface of masonry units. 
These conditions are usually caused by water 
infiltration and freeze/thaw stresses. 
Crumbling is defined as the disintegration or 
dissolution of masonry material, and may 
indicate a generalized weakness in the 
masonry itself. Application of chemicals or 
salts can exacerbate these conditions.  
 
Recommendations: Dutchman repair or 
replacement of the damaged masonry unit 
when necessary. Otherwise alter site 
conditions to drain or channel water away 
from the masonry, repoint open or damaged 
joints, and avoid the use of de-icing salts and 
other chemicals.  
 
Cracking: Masonry cracking results from 
stress, whether mechanical, environmental, or 
otherwise. Stressors include uneven loading or 
foundation settling, inappropriate mortars, 
oxide jacking, thermally-induced expansion 
and contraction, and freeze/thaw cycles 
resulting from water infiltration. 
  
Recommendations: Treatment depends on the 
size of the crack and whether it is determined 
to be active or passive (active cracks expand, 
contract, deepen and move; passive cracks do 
not change). Small passive cracks may be left 
alone. Large passive cracks should be filled 
with mortar or grout that matches the existing 
mortar in color and is weaker than the existing 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recomendations 
 30 December 2021 

 Page 4. 51  
 

mortar to allow for expansion. Severe cracks 
may be addressed with epoxy and stainless 
steel pins (epoxied joints should be skim-
coated with mortar to camouflage and protect 
the epoxy repair). All damaged joints should 
be hand-raked prior to repair.   
 
Soiling: Masonry may be stained or soiled by 
several elements. Rainwater runoff can lead to 
staining, as can gutter leaks. Water infiltration 
can cause staining and efflorescence. 
Oxidization of ferrous metal objects can cause 
orange staining, and copper oxidization can 
lead to greenish streaks. Biological growth 
such as mosses, lichens and mildews can stain 
masonry as well as trap water and dirt. 
Pollution, backsplashed soil, bird droppings, 
and other environmental elements can also 
result in dirty masonry.  
 
Recommendations: Start with the gentlest 
methods, patch-testing specific materials and 
preparations in an inconspicuous area before 
using them. Use of a professional masonry 
conservator is recommended. Begin with a 
low-pressure water wash and mild detergent, 
reserving more aggressive methods for spot-
cleaning stubborn stains. Do not proceed with 
cleaning if temperatures may fall below 40 
degrees Fahrenheit, and complete all planned 
repointing and masonry repairs prior to 
embarking on any cleaning program. Avoid 
abrasives. 
 
Stone 
Stone deterioration can be a result of several 
different factors.  The physical properties of 
the stone, its coursing, the orientation of 
bedding planes, its durability, as well as the 
susceptibility of the stone to acid rain, 
pollution, and water soluble salt deposits, can 
all effect the condition and longevity of stone 
masonry.  
 
Correct Orientation of Bedding Planes: 

In standard ashlar masonry (stone that is 
sawed, dressed squared, or quarry faced) the 
bedding planes should be parallel to the 
ground.  In areas where the stone projects out 
from the face of the building such as belt 
courses, string courses, copings, and cornices, 
the bedding planes should be oriented 
vertically and at right angles to the face of the 
wall.  In arches, the bedding planes should run 
parallel to a virtual line drawn from the center 
of the arch (at the spring line) through the 
center of each voussoir.  If the bedding planes 
are oriented incorrectly, it can lead to 
delamination of the stone known as “face 
bedding” where layers of stone peel away.  
This peeling of the stone allows water to 
penetrate the layers and can accelerate the 
spalling process through freeze/thaw cycles.  
 
Recommendation: 
If the stone was installed with the incorrect 
orientation of bedding planes and appears to 
be in good condition with no signs of distress 
or problems, then the stone should be left 
alone. If, however, problems that are 
attributed to the incorrect orientation of the 
bedding plane, if possible, the stone should be 
removed and reoriented so that the bedding 
planes are in the correct orientation.  If the 
size of the stone prohibits this, then complete 
replacement of the affected stone(s) should be 
considered. 
 
Small Chips and Spalling 
Identifiable as the loss of flakes or chunks of 
stone. Spalling is the result of stresses placed 
upon the masonry, whether through natural 
causes such as repeated freeze/thaw and 
corrosion of ferrous metal supports, or 
through mechanical stresses caused by 
inappropriate repointing or excessive loading. 
 
Recommendation: 
Where small chips and spalls have occurred 
on the face of a stone, it may be possible to 
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patch the stone.  The chip or spall is squared 
off and then patched with a piece of matching 
stone set in a moisture-insensitive epoxy resin.  
The gaps between the patch and the stone 
unit should be filled with a lime based putty 
or similar mortar which matches the stone. 
An alternative to patching the spalls and chips 
than with stone is to patch them with a plastic 
repair.  Plastic repairs consist of mixing stone 
dust with a mortar or synthetic resin and 
placing them in the damaged area.  Stainless 
steel rods, Teflon rods, or nylon rods are 
inserted through the patch and into the stone. 
When spalling occurs through the corrosion 
of ferrous metal, the metal should be removed 
in entirety and then patching of the stone 
should occur.  
 
Replacement of Stone 
In some cases, particular types of stones are 
no longer available due to the fact that many 
quarries are no longer open or have depleted 
the stone.  If the original source stone is not 
available, replacement stone should match the 
original as close as possible in strength, color, 
texture, and chemical composition.   
 
Water-soluble Salts 
Water-soluble salts are often deposited on 
stone masonry either through acid rain,  
 
The most effective removal of salts from 
stone is through the use of poultices.   The 
poultice is created by combining inert powder 
and water in order to create a paste.  The 
poultice is applied to dampened stone and left 
to dry.  The moisture in the poultice soaks 
into the stone where it evaporates and pulls 
the salts to the surface.  This process may 
need to be repeated multiple times in order to 
remove the salts.  In some conditions, where 
evaporation is occurring too quickly, the use 
of polyethylene coverings may help to slow 
down the process.  In all cases, discontinue 
the use of deicing salts adjacent to the base of 

buildings and on stone steps and porches.  
The use of deicing salts, particularly on 
sandstones, may cause severe damage to the 
stone. 
 
Bulging and Moving Stone Walls 
In some cases, moving of the wall, bulging of 
the wall plane, and cracked and distressed 
stone are a result of acid rain penetrating the 
construction.  Penetration often occurs 
through open joints and/or surrounding 
flashing.  The acid disintegrates the lime from 
the mortar.  When this happens, the 
remaining mortar is wet sand which can lead 
to settlement, bulging, cracking, and moving.   
 
Recommendation 
Prior to repairing the stone, identify where the 
source(s) of the water is coming from and 
make the required repair to the roof, gutters, 
downspouts, open joints, and any of places 
where water is able to penetrate the masonry.  
Once water entry has been addressed, repairs 
to the damaged stone or stones can begin.  
Minor cracks can be repaired and the wall 
stabilized through the injection of a liquid 
grout into the core of the wall, or, if 
necessary, by inserting stainless steel tubular 
injection anchors, set in a cementitious grout, 
or by inserting threaded stainless steel rods set 
into a moisture-insensitive epoxy resin grout.  
 
In some cases, the stone may be so unstable 
or bulging to such extremes that the only 
plausible repair is to dismantle the masonry in 
entirety and rebuild.  The existing conditions 
should be documented in entirety. The stones 
should be numbered in order using chalk and 
dimensions should be taken of the wall and 
mortar joints.  After removing the stones, 
consider numbering them through the use of 
exterior grade latex paint on a face that is not 
visible.  When rebuilding the wall, the 
replacement mortar should be consistent with 
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the materials removed in type, color, texture 
and profile. 
Slate Roofing 
 
Slate deterioration: 
Deterioration of slate roofing can be a result 
of several different factors. The physical 
properties of the slate, manufacture of the 
slates, proper installation techniques and 
maintenance determine the longevity of the 
individual slates and the roof overall. 
 
Slates, depending on their mineral/chemical 
composition and age, can begin to delaminate, 
flake or crack with the effects of weathering.  
Slates on roof slopes with the most sun and 
rain exposure may tend to deteriorate faster 
than those on other less exposed roof slopes.  
Slates near the edges of roofs where snow 
accumulation and ice damming is a problem 
may also deteriorate more quickly. 
 
Improper fabrication and shipment may 
shorten the life of roof slates.  Nail holes 
should be properly placed, clean and 
countersunk.  The orientation of the grain of 
the rock should run the length of the slate.  
Slates compromised during shipment should 
not be used. 
 
Installation methods also contribute to early 
failure of slate roofing.  Nails should not be 
driven tightly against the slate, not should the 
nail head protrude above the slate, causing 
punctures or breakage of overlapping slates.  
Nails should always be copper or stainless 
steel.  Appropriate overlap of slates and 
staggering of joints between courses are 
important to the overall function of the roof. 
 
Recommendations:  Regularly inspect slate 
roofing for broke, cracked and missing slates.  
Visual inspection should occur at least twice a 
year, possibly in conjunction with regularly 
scheduled roof gutter and downspout 

inspection and cleaning.  Inspection should 
also be made after significant storm events.  
Missing or damages slates should be replaced 
as soon as they are noticed. 
 
Physical access on the roof should be limited.  
If access to the roof top is required, ladders 
hooked over the roof ridge should be used to 
distribute the weight of workers.  Workers 
should also wear soft soled shoes when 
accessing the roof. 
 
All roofing annual inspections and work 
should be performed by a qualified roofer 
experienced in repair and installation of slate 
roofing. 
 
Repair by Removing Individual Units: 
Individual slates can be removed and 
replaced.  Replacement slate may be secured 
in place by nailing a single nail in the vertical 
joint between the adjacent slates of the course 
above the replacement.  Care must be taken to 
nail one inch below the tail of the slate two 
courses above.  The new nail hole is covered 
by sliding an approximately 3 inch by 8 inch 
piece of copper sheet, called a bib, under the 
vertical joint of the shingles above the repair 
thereby covering the new nail.  If two or more 
adjacent slates in the same course require 
replacement, a pyramidal-shaped area of slate 
should be removed and replaced in order to 
limit the number bibs placed in the repair. 
 
Alternate methods of individual slate 
replacement are also acceptable.  These 
include the use of metal, usually copper, 
hooks, clips or straps that essentially are used 
to hang a slate in place. 
 
Mastics or sealants must not be used for slate 
repairs as it makes future repairs more 
difficult and can lead to accelerated 
deterioration of metal flashings and other 
roofing components. 
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Slate repairs may be made with new slate or 
sound salvaged slate, which should match the 
existing roofing slates in size, shape, texture 
and color.  It is especially important to match 
the new slate to the color and shade of the 
existing weathered slates in a roof that 
historically exhibits a uniform character of 
slate. 
 
Replacement of Deteriorated Roofs:   
Total replacement of slates may not be 
necessary when reroofing.  If slates are good 
condition, they may be salvaged and 
reinstalled after inspections and repairs or 
replacement are made to roof sheathing, 
underlayments, flashings, roof vents or other 
roof components.  When salvaging slates, it 
should be expected that 20 percent of slates 
will need to be replaced because of breakage 
during removal.  Testing of slates, as outlined 
in the guidelines below, can help determine if 
slate is sound enough for reuse or if new 
slates are required. 
 
Removal of all slate is required for reroofing.  
New slate may not be laid over old slate 
material.  Removal of slate should be done in 
sections with roofing felt installed as not to 
expose the entire building to the weather.  
Approximately one roofing square per day is a 
reasonable average pace of work for 
replacement.  Replace or repair structural 
framing, sheathing, flashings, underlayments, 
gutters and downspouts, or other roofing 
components as needed.   
 
Repair/Replacement Guideline: 

1. Consider the age and condition of the 
roof versus the expected life of the 
specific slate type employed.  The 
older a roof becomes, the more 
maintenance will be required and the 
frequency of maintenance will 
increase. 

2. Inspection of slate condition may be 
performed by pressing hard on the 
slate by hand.  Sound slate will be 
unaffected by the pressure.  Brittle 
slate will crack. 

3. Calculate the number of damaged and 
missing slates.  If less than 20 percent 
of the slates are missing or damaged, 
and the roof is in good condition 
overall, repair may be more feasible 
than replacement. 

4. Review roof for leaks.  Leaks may be 
coming from damaged or missing 
slates, but also damaged or 
deteriorated flashing, underlayments, 
or gutters.  Replacement of flashing, 
underlayments and sheathing may 
involve large areas of repair or total 
replacement. 

5. If many slates are sliding out of 
position the cause may be from the 
failure of ferrous metal fasteners.  If 
slates are in good condition, slate 
should be salvaged for reinstallation 
with new copper or stainless steel 
fasteners.  Other roofing component 
repairs should be considered at this 
time. 

6. If one slope of roof exhibits more 
damage or deterioration than others, 
one roof slope may be replaced at a 
time.  This may allow the cost of roof 
replacement to be spread out over 
time.  Attention must be paid to 
coordination of flashings and 
marrying the intersection of new work 
to existing roofing. 

7. If roof replacement is deemed 
necessary, an appropriate amount of 
time should be allowed for 
documentation of the existing roofing 
and ordering of replacement slate to 
match the existing. 
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Plaster Repair  
 
Plaster Deterioration:  Plaster, while it is not 
part of the structural system, is an integral part 
of the building system.  Not only are 
traditional plaster systems a defining feature 
of historic character, plasters give mass to a 
building with qualities that at once has fire 
resistance, reduces sounds transmission and 
provides thermal stability against the daily 
fluctuation of exterior temperatures. 
 
Identifying Problems: 
Plaster deterioration maybe a result of several 
factors: 

• Structural movement 
• Poor workmanship 
• Improper curing 
• Poor quality or incompatible materials 
• Moisture 

 
The causes of structural movement and 
sources of moisture need to be identified and 
rectified before overall plaster restoration is 
begun.  Excessive structural movement may 
be caused by foundation or framings issues 
and will need to be addressed to stabilize the 
building.  Seasonal structural movement 
occurs with the swing of temperatures and 
humidity from one season to the next.  This 
type of structural movement can be 
compounded by lack of conditioning of the 
building.  Water infiltration into walls and 
ceilings from leaking roofs, walls or windows 
need to be traced and corrected before a 
campaign of plaster repair can be started. 
 
Identifying Plaster Systems: 
Lime plaster 
A three-coat system consists of a scratch (or 
rough) coat, a brown coat and finish coat.  
The scratch and brown coats are roughly 3/8-
inch-thick each, consisting of lime putty, sand 
and animal hair as a fibrous binder.  The 
finish coat is typically 1/8-inch-thick 

consisting of higher proportions of lime, finer 
sand and no binders.  Traditional lime plasters 
are less susceptible to moisture than gypsum 
plasters and were often applied directly to 
masonry with or without the use of lath or 
furring.  Lime plaster was used up through the 
early 1900s. 
 
Gypsum plaster 
A similar three-coat system using gypsum 
plaster was in use by 1900.  Gypsum plaster is 
a faster setting plaster and was often used 
without a fibrous binder.   
 
Plaster is applied to a system of lath, creating 
“keys” that hold the plaster coats in place.  
The oldest systems used either hand-riven 
(split) wood lath or machine-sawn wood lath.  
Different types of metal lath came into use in 
the United States toward the end of the 1800s.  
“Rock Lath” or various types of sheet lathing 
systems come into use during the second 
quarter of the 20th century. 
 
Patching Materials and Plaster 
Replacement Materials: 
While there are many types of patching 
materials used for cracks and small repairs, 
“high gauge” lime putty (50 percent lime and 
50 percent gauging plaster) should be used 
with traditional lime plasters. 
 
Replacement materials will vary depending on 
the original plaster materials and lathing 
substrate.  Considering traditional lime plaster, 
large patches, repairs and replacement of a 
traditional lime system can be made with the 
same original system of lime putty, sand and 
fiber (animal hair) scratch and brown coats, 
and finish plaster, with or without fine white 
sand as needed to match the original finish. 
 
An alternate base coat system of premixed 
gypsum and sand plaster could be used with a 
final coat of lime putty and gauging plaster 
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finish coats.  Additionally, metal lath could be 
used alone or over existing wood lath for 
added strength and making the patch easily 
identifiable as a repair or replacement of the 
original system.  Gypsum plaster base coats 
do not require the use of fibers in the mix 
particularly if installed over metal lath.  If 
gypsum base coats are installed over existing 
wood lath, proper wetting of the wood lath 
must be observed, and a liquid bonding agent 
is recommended. 
 
Options for replacement systems of large 
areas of large areas or entire walls or ceilings 
range from complete removal of plaster and 
replacement with a replication of the original 
system, replacement with a modern gypsum 
and lime system, or installation of veneer 
plaster over a plaster base board system. 
 
Careful consideration must be made to 
replacement plaster systems for entire walls or 
ceilings, particularly when replacing plaster of 
one system with another.  Differing depths of 
lath, base coat and finish coat systems 
between an original plaster system and any 
new plaster system may expose edges or voids 
behind existing trim and will be visible at any 
existing opening.   
 
Replacement of a three-coat plaster system 
with a veneer plaster and base board system 
may also present a challenge in that the 
framing or lath installed for traditional three-
coat systems were not necessarily plumb, level 
and true.  Any variation in framing and lath 
was taken up by varying the thickness of base 
and finish coats as required to make the final 
finish true.  Installation of a board base for 
veneer plaster systems require furring of the 
existing framing and lath to provide a true 
surface that will not telegraph underlying 
variation in framing to the finished surface. 
 

For these reasons, a close approximation of 
the original plaster system is frequently best 
for large scale replacement. 
 
Plaster Deterioration from Water Damage:    
Water damage is often identified by staining 
of plaster surfaces.  Paint and wallpaper will 
also exhibit staining from wet plaster.  
Moisture damage can also be noted with 
bubbling or delamination of wallpaper or 
painted surfaces, or plaster than has become 
soft and powdery efflorescence.  Problems 
with plaster subjected to prolonged moisture 
frequently occur with the lath, particularly 
wood lath.  Wood lath that has been 
consistently moist may be rotted and lathing 
nails may rust to the point of failure. 
 
Recommendations: Identify and repair the source 
of water causing damage.  Loose and plaster 
softened down to the lath should be removed 
to an area of sound adherence to lath or 
sound scratch or brown coat.  Inspect wood 
lath for rot damage.  Remove any damaged 
wood back to an area in sound condition.  
Patch or replace large areas as recommended 
in the following recommendations. 
 
Loose Plaster:  
Identifying loose plaster can be done visually 
as obvious areas of plaster that have lost its 
keys to its lath will often present as a bulge in 
a wall or ceiling.  Loose plaster can be better 
assessed by feel.  Testing for movement at 
suspected areas, along cracks and around 
areas of missing plaster is done by hand by 
pressing gently at those areas.  Movement of 
the plaster in and out of the plane of the wall 
indicates the plaster needs to be reattached to 
the lath. 
 
Recommendations:  Reattachment can be made 
with the use of plaster washers, sometimes 
called plaster buttons, or adhesive systems.  
With the use plaster washers, areas of loose 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recomendations 
 30 December 2021 

 Page 4. 57  
 

plaster, and on each side of large cracks, 
perforated metal discs known as plaster 
washers and flat head screws are used to pull 
the plaster back against the lath and secure it 
against further damage.  This is successful if 
the keys holding plaster to the lath, or other 
debris, has not fallen in between the plaster 
and the lath.  This problem is very common 
with ceilings.  The washers are then skim 
coated with a patching material. 
 
Some disadvantages exist with using plaster 
washers.  Overdriving a screw can overtighten 
the washer either cracking or crumbling the 
plaster causing further damage, or the washer 
is forced into a concave cup-shape, splaying 
away from the wall, making skim coating over 
the washer difficult.  Skim coating over many 
plaster washers will produce a wall or ceiling 
plane with a lumpy looking surface, often 
requiring the entire surface to be skim coated. 
 
Reattachment with adhesive systems – 
reattaching loose areas of plaster and 
reinforcing plaster along either side of large 
cracks can be achieved with an adhesive 
system.  A small hole is drilled through the 
face of the plaster at the location of the wood 
lath, or sometimes in the case of ceiling repair, 
though the back of the wood lath from the 
back side.  An acrylic adhesive in injected into 
the hole and the plaster is pulled tight to the 
lath by a large flexible plastic washer which is 
removed after the adhesive cures.  Alternately 
plaster is held in place while the adhesive 
cures with sheets of plywood and two-by-four 
supports.  Adhesive systems have some 
advantage in that the adhesive is flexible, can 
cause less overall physical damage to plaster, 
and the small recessed holes where adhesive is 
injected require less buildup of patching 
material for skim-coating the repair, leaving a 
smoother final surface. 
 
Large Cracks: 

Large cracks are typically the result of 
significant structural movement and seasonal 
movement due to changes of temperature and 
humidity. 
 
Recommendations: Large cracks should be 
inspected for loose plaster.  Underlying causes 
of cracking should be investigated and 
addressed before repairs are made.  Large 
cracks should have the plaster on either side 
of the crack stabilized and attached back to 
the lath using one of attachment methods 
described in this report.  The crack must be 
raked out using a sharp triangular tool, such as 
a punch-style can opener, and the crack 
undercut in an inverted “V” configuration 
(the wider part towards the lath”, thus 
creating a space for the patch to key to the 
existing plaster.  Loose plaster and debris 
should be first vacuumed gently out of the 
raked out crack and a soft fine brush used to 
further clean out any debris from the crack.  
An application of a liquid bonding agent may 
be used prior to fill the crack with patching 
material The crack is then can be filled, being 
sure the patching material is keyed well into 
the full depth and width of the crack.  Several 
passes may be required.  A final fine skim coat 
is lastly applied over the entire length of the 
crack and feathered out as needed. 
 
Small “hairline” Cracks: 
Hairline cracks on the surface of the plaster 
are generally not a concern if the base coats 
are intact and in good condition.   
 
Recommendations:  Inspect plaster for any 
possible underlying problems such as water 
damage or plaster coat delamination.  Use a 
thin coat of patching material to fill in fine 
cracks. 
 
Delaminated Coats: 
Delamination between coats of plaster may be 
cause by a physical trauma to the plaster, 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Recomendations 
 30 December 2021 

 Page 4. 58  
 

incompatible base coat or finish coat 
materials, or improper preparation of wooden 
lath, base coats or curing of any coats during 
the plastering process. 
 
Recommendations:  Inspect plaster for area of 
delamination and correct any underlying 
problems causing damage.  Reapply base coats 
or finish coat using following proper wetting 
and an application of a liquid bonding agent 
to assure proper bonding of the new coats of 
material.  The best results will come from 
matching the patching materials with that of 
the original plaster. 
 
Small areas of missing plaster: 
Small holes in plaster may occur as a result of 
localized trauma, such as a door knob 
constantly hitting a wall.  Areas of loose 
plaster may also begin to deteriorate and fall if 
water damage and cracks are not addressed in 
time to cause further failure of the entire 
plaster system. 
Recommendations:  Inspect and correct any 
underlying causes of damage.  Provide doors, 
cabinets, hatches or other moving building 
parts that may come in inadvertent contact 
with plaster with proper stops or bumpers.  
Small holes, up to 4 or 5 inches across may be 
patched simply with applications of base coats 
and finish plaster, properly wetting the latch, 
with or without the use of a bonding agent.  
Holes over 6 inched across should have 
expanded metal lath attached over the original 
lath.  A liquid bonding agent should also be 
used to ensure proper bonding of large areas 
of new plaster to the existing lath. 
 
Large areas of missing plaster: 
Large areas of missing plaster, ranging from 
half of a wall or ceiling or an entire room, is a 
result of severe damage from any of the 
sources previously mentioned or wholesale 
removal of a plaster system in order to repair 
causes of building deterioration.   

Recommendations:  Inspect and correct 
underlying causes for building deterioration 
prior to installation of a new plaster system.  
A three-coat plaster replacement system 
should be installed to replace large areas of 
missing or deteriorated plaster.  Existing 
wood lath is to be left in place and expanded 
metal lath attached over the original lath.  
Areas of missing lath may require furring out 
to bring new metal lath to the same plane as 
the existing lath.  Proper wetting of wood lath 
is required and a liquid bonding agent should 
also be used to ensure proper bonding of 
large areas of new plaster to the existing lath. 
 
A veneer plaster over plaster base board 
system may be considered for ceiling 
replacement if the final depth of the new 
system will not adversely affect existing 
openings, fixtures or trim.  Existing framing 
and lath must be inspected for plumb, level 
and true to verify if furring is required for 
installation of plaster boards. 
 
 
Wood 
 
Wood deterioration, unpainted surface: 
Deterioration begins within two months of 
exposure to sunlight. It begins with a change 
in wood color due to decomposition of lignin 
(the material that holds individual wood cells 
together). Absorption and the release of 
moisture result in swelling and shrinking. This 
in turn leads to formation of cracks, checking, 
cupping and warping. The end grain is more 
susceptible to water damage than the other 
surfaces. All surfaces are vulnerable to mildew 
and fungal growth when damp.  
 
Recommendations: Address water sources (repair 
gutters, aim downspouts away from the 
building, eliminate splashback, etc). Slightly 
deteriorated wood may be consolidated 
and/or patched with epoxies. Small areas of 
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advanced deterioration may be repaired with a 
dutchman. Severe deterioration may be 
addressed by replacement with a wood or 
synthetic replica. Rotted elements should be 
removed or shaved back to sound wood, and 
replacements should match the original wood 
as closely as possible.  
 
Repair by Wood Component 
Replacement:   
Custom fabricate new wood components to 
replace missing members or members 
deteriorated beyond repair.  Either replace the 
entire wood component or splice a new wood 
member into an existing member. 
 
Cut out deteriorated or damaged sections of 
wood components and replace them by 
splicing replacement wood components into 
existing remaining wood members.  Anchor 
new wood components by nailing and with 
adhesive. 
 
Install new replacement wood members with 
concealed stainless steel fasteners.  Fill nail 
holes and touch up the finish to match 
surrounding wood finish. Replacement wood 
components should be adjusted to prevailing 
conditions at installation areas before 
installing. 
 
Repair by Removing Individual Units:   
Where entire units (columns, windows, 
cornices, etc.) require restoration, completely 
remove the unit(s) and restore off-site.  Repair 
the entire unit by patching or repairing 
members as specified for wood member 
patching. 
 
Repair by Pretreatment and Patching 
Compound: 
Clean wood surfaces prior to consolidation 
treatment and patching.  If rotted or soft 
wood remains, remove down to sound wood 

according to patching manufacturer's written 
instructions. 
 
Apply wood pretreatment to soft wood fibers 
to remain, complying with manufacturer's 
written instructions.  Coat surfaces with 
consolidation treatment by brushing, applying 
multiple coats until the wood is saturated.  
Allow treatment to harden before filling voids 
with patching compound. 
 
Mix only as much patching compound as can 
be applied at one time according to 
manufacturer's written instructions. 
 
Apply patching compound to fill depressions, 
nicks, cracks, and other voids created by 
removed or missing wood.  Apply the 
compound in layers as recommended in 
writing by the manufacturer until the void is 
completely filled.  Sand the patching 
compound smooth and flush, matching the 
contour of the existing wood member.  Clean 
spilled compound from adjacent materials 
immediately. 
 
Patch wood members that have been 
damaged and exhibit depressions, holes, or 
similar voids, and that have limited rotted or 
decayed wood.  Remove rotted or decayed 
wood down to sound wood. 
Treat wood members with wood pretreatment 
prior to application of patching compound, 
according to repair and patching material 
manufacturer's written instructions.  Caulk 
any open seams, especially where horizontal 
and vertical wood members meet.   
 
Wood Patching Materials 
Wood Pretreatment:  There are ready-to-use 
products designed for hardening and sealing 
soft fibers of wood materials that have 
deteriorated due to weathering and exposure 
and that are designed specifically to enhance 
the bond of wood patching compound to 
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existing wood.  These products include 
Liquidwood, by Abatron, Inc.; Primatrate, by 
Advanced Repair Technology; and Liquid 
TIMBR, by Wood Care Systems. 
 
Wood Patching Compound:  A 2-part 
epoxy-resin wood compound with a 10- to 
15-minute cure at 70 degrees Fahrenheit, in 
knife grade formulation and recommended by 
manufacturer for type of wood repair 
indicated.  The compound shall be designed 
for filling damaged wood materials that have 
deteriorated due to weathering and exposure.  
The compound shall be capable of filling deep 
holes and capable of spreading to feather 
edge.  These products include Liquidwood, by 
Abatron, Inc.; Primatrate with Flex-Tec HV, 
by Advanced Repair Technology; West 
System, by Gougeon Brothers, Inc.;  
and Quickwood, by Polymeric Systems Inc. 
 
Wood deterioration, painted surfaces: Like 
the previously mentioned stucco, paint is 
designed as a sacrificial layer that protects 
woodwork from natural weathering and 
associated deterioration. When properly 
applied, paint has a lifespan of up to eight 
years. When inappropriately applied, or when 
it has reached the end of its functional life, 
paint will peel, crack, flake and alligator. These 
fissures allow moisture to penetrate and 
support biological growth, and contribute to 
the deterioration of the surface beneath. 
 
Recommendations: In general, remove paint until 
a sound layer is reached. Clean and sand the 
surface of the sound coat before applying a 
fresh coat.  For paint layers that are deeply 
cracked or in situations where bare wood is 
exposed, old paint should be stripped using 
the gentlest method possible. The resulting 
surface should be carefully cleaned and 
primed before repainting. Paint should be 
appropriate to the structure in both type and 
color, and should allow the structure to 

breathe. If complete paint removal is 
necessary, it is recommended that a small 
section of original paint be allowed to remain 
in an inconspicuous site to provide a record 
of the original paint type and color (also 
known as a “witness”).  
 
General preparation of surfaces for 
painting 
Recommendations: Protect adjacent materials 
from damage.  Clean existing wood columns, 
entablature, soffits, and eaves of mildew, 
algae, moss, plant material, loose paint, grease, 
dirt, and other debris.  Use a bristle brush and 
mildewcide to kill mildew.  After cleaning, 
rinse thoroughly with fresh water.  Allow the 
area to dry before patching, repairing, or 
painting. 
 
Deteriorated Paint 
Severely deteriorated paint, including 
extensive cracked and loose paint film, is 
characterized by considerable cracking, 
checking, blistering, erosion, loss of adhesion, 
and severe chalking or mildew.  
 
Removal of Deteriorated Paint 
Recommendations: Remove the old paint film 
down to bare wood (or plaster) substrate by 
using hand-tool removal, scraping and 
sanding, chemical removal, or a combination 
of all three methods. 
 
The selection of the surface-preparation tools 
and methods should be determined by the 
particular site conditions. Do not use power 
tools, including sanders, grinders, and power 
brushing tools.  A heat plate (flameless) may 
be used.  
 
Surface Preparation 
General:  Use the gentlest appropriate method 
necessary to clean the surface in question. 
Wash surfaces by hand using clean rags, 
sponges, water, and detergent. 
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Hand-Tool Cleaning:  Use wet sanding and wet 
scraping methods only.  Lightly mist the 
substrate before sanding or scraping.  
Acceptable hand-tools include scrapers, wire 
brushes, sandpaper, steel wool, nonmetallic 
pads, and dusters.  
  
Solvent Cleaning:  Solvent cleaning may be used 
to remove oil, grease, smoke, tar, and asphalt 
from painted or unpainted surfaces before 
preparation work begins.  In addition, if 
necessary, spot-solvent cleaning may be 
employed just prior to the commencement of 
paint application, provided enough time is 
allowed for complete evaporation.  Clean 
solvent and clean rags shall be used for the 
final wash to ensure that all foreign materials 
have been removed. Dispose of used rags and 
solvent carefully and in accordance with local 
disposal laws. 
 
Paint Removal Methods 
Removal Methods, General:  Where cleaning 
methods have been attempted and further 
removal of the paint is required because of 
incompatible or unsatisfactory surfaces for 
repainting, use the paint removal methods 
specified below.  Completely remove paint 
film from those items indicated or specified to 
have existing paint completely removed. 
 
Chemical Removal:  Chemical removal systems 
may be employed to remove parts or 
complete coatings of paint.  Spread the 
removers over the surface from which 
coatings are to be removed.  Remove the 
softened paint with a scraper (broad knife) or 
similar tool that the painting restoration 
specialist may select.  Repeat the procedure 
until all paint and residue are removed as 
directed by manufacturer's written 
instructions.  Rinse and neutralize as required 
by remover manufacturer.  Allow enough time 

to elapse to permit the surface to dry before 
proceeding with refinishing. 
 
Mechanical Removal:  Use and selection of 
mechanical removal equipment shall be the 
responsibility of the painting restoration 
specialist.  Use of power paint removal tools 
is prohibited.  Acceptable tools for manual 
paint removal include scrapers, wire brushes, 
sandpaper, and steel wool.  Dental tools may 
be used to remove paint from intricate detail 
work. 
 
Painting: 
General:   Apply paints to produce surface 
films without cloudiness, spotting, holidays, 
laps, brush marks, runs, sags, ropiness, or 
other surface imperfections.  Cut-in sharp 
lines and color breaks.  Use natural bristle 
brushes for the primer coat, intermediate coat, 
and top coat applications.  Use of mechanical 
paint application apparatus (sprayer) is not 
recommended.   
 
The use of an oil-based primer is 
recommended, together with an oil-based 
intermediate coat and top coat for best 
adhesion to the historic wood surfaces.  For 
exterior trim or exterior woodwork, the top 
coat is to be gloss or semi-gloss.  Follow 
manufacturer’s recommendations addressing 
proper application temperatures, exterior 
humidity levels, and length of duration of 
proper temperature for recommended drying 
times.  Do not prime or paint if rain is 
forecast within 72 hours.  If rain is forecast, 
take precautions to protect exposed wood 
surfaces, in order to prevent water saturation.   
 
Protect adjacent surfaces and materials against 
damage from paint application.  Correct 
damage to adjacent materials and surfaces by 
cleaning, repairing, replacing, and refinishing, 
as approved by the architect, and leave in an 
undamaged condition. 
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At the completion of the project, touch up 
and restore any damaged or defaced painted 
surfaces. 
 
 
Windows 
 
Window deterioration:  The double-hung 
windows typical of historic structures are 
prone to broken glass, loose or missing 
glazing putty, broken sash cords, and 
inoperable sashes. Sills and lower sashes are 
susceptible to damage from pooling water, 
which can cause swelling, rot, and loosened 
joints.  
 
Recommendations: Replace deteriorated glazing 
by removing all failed putty with a scraper or 
gentle stripper (use of heat guns, etc. may 
result in broken glass). Prime bare wood with 
an oil-based primer and use back bedding 
putty on all vertical surfaces. Insert the glass 
and secure it with glazing pins, then apply a 
beveled bead of glazing putty. Allow the putty 
to dry for several days before priming and 
painting it. Broken sash cords may be replaced 
by removing the affected sash, installing a new 
sash cord and attaching the sash weight. 
Removal of excess paint may also assist in 
restoring sash movement. Rotten wood 
should be addressed as recommended in the 
previous discussions of deteriorated plain and 
painted wood surfaces. Loosened joints may 
be addressed by dismantling the joint, 
cleaning the members, and reassembling with 
a wood dowel and waterproof glue.  
 
Sealants 
 
Sealant deterioration: Sealants (caulking) 
may be useful in some historic applications, 
such as around windows as a buffer between 
incompatible materials. Most modern sealants, 
however, consist of slow- or semi-drying 
synthetic mastics that have an effective 

lifespan of seven to ten years. Failing sealants 
develop crazing, or a fine network of cracks, 
across their surfaces, allowing water 
infiltration and causing the sealant to further 
deteriorate. Inappropriate installation can 
exacerbate this condition.  
 
Recommendations: Where appropriate, old 
sealant should be removed and replaced with 
newer, high-movement sealants. This requires 
proper joint preparation and design, keeping 
in mind the range of potential masonry 
movement (based on its coefficient of thermal 
expansion as well as the range of temperatures 
expected). Movement should not exceed 
twenty-five percent in compression or 
extension. Joint sealants change in shape, not 
volume, with compression and extension, 
requiring a careful selection of width-to-depth 
ratios of the installed sealant to ensure that 
the existing joint is matched with the 
appropriate sealant.  
 
Metals 
 
Iron deterioration: Iron oxidization results in 
rust, a porous film that attracts and retains 
moisture. The process of oxidization 
continues until the metal is completely 
destroyed. Of the ferrous materials found in 
most buildings, wrought iron tends to rust 
most quickly but is more resistant to severe 
corrosion than cast iron. Galvanized iron 
(iron with a zinc coating) is highly resistant to 
corrosion, even when the zinc coating is 
compromised.  
 
Recommendations: Maintain any painted surfaces 
(paint protects the iron). Minor paint failure 
may be addressed by cleaning, priming and 
repainting. Severe deterioration may require 
paint removal and rust remediation prior to 
recoating.  
 
Site 
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Site issues: Proper landscaping, appropriate 
drainage, and the use of traffic sealants should 
be addressed in any maintenance plan.  
 
Drainage: Grade surrounding soils to 
encourage water to drain away from 
foundations. This will assist in controlling 
water infiltration and rising damp. 
 
Traffic sealant: Typically installed at the 
interface of building foundations and adjacent 
sidewalks, the sealant closes this joint and 
prevents water infiltration.  
 

Landscaping 
Landscaping: Ensure that trees and 
ornamental plantings are kept eighteen to 
twenty-four inches away from building 
foundations. This will assist in keeping the 
area near the building dry, rendering it less 
likely that insects and biological growths will 
take hold. Maintain landscape plants by 
pruning dead branches, removing branches 
that overhang roofs, and preventing 
overgrowth. Remove ivies and other climbing 
plants from the structure by shearing at the 
base and allowing the plant to die rather than 
pulling the live plant from the building.  
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Chapter 8:  
Opinion of Probable Cost 
 

 
All costs are presented as if contracted individually - potential cost savings if contracts are bundled by discipline Jan-22 

Recommendation Discipline Priority Notes Cost Estimate Range - Rounded 

Priority 1 
Replace missing downspouts and damaged or missing downspout boots. Architecture 1  $ 7,400 $ 9,250 
Provide complete tie-in with subterranean drainage system. A coupling 
or clean-out component should be installed at the downspout and the 
downspout boot so that regular cleaning of the downspout and clearing 
of the drainage system can be performed without damaging the 
downspouts. 

 
 
Architecture 

 
 

1 

  
 
 
 

$ 20,200 

 
 
 
 

$ 25,250 

Repair and repoint as necessary, with particular attention to areas of the 
wall that have received Portland cement based stucco. Test mortar and 
stucco to determine proper composition, strength, color, and texture, and 
match in repair mortar and stucco. Incompatible mortar should be 
removed and replaced with appropriate mortar. 

 
 
Architecture 

 
 

1 

  
 
 
 

$ 156,900 

 
 
 
 

$ 196,125 

At exterior terrace, remove existing finishes and re-slope for proper 
drainage. 

Architecture 
and 

Structure 

 
1 

  
 

$ 63,200 

 
 

$ 79,000 

At the exterior terrace, provide adequate ventilation through terrace 
structure to, in the short term, to dry out the area, and in the long term, 
to keep the space dry. Passive ventilation may be achieved by removing 
the CMU infill into the previous foundation openings; these openings 
should receive historically appropriate wood louvers, with screening on 
the inside face to deter animals and insects from entering. If passive 
ventilation is not successful, powered-ventilation may become necessary, 
to be mounted behind the louvres. 

 
 
 
 
Architecture 

 
 
 
 

1 

  
 
 
 
 
 
 

$ 31,500 

 
 
 
 
 
 
 

$ 39,375 

Replace all exterior door locks with the historically compatible locks that 
meet City of Manassas security requirements). Architecture 1 

  
$ 9,800 

 
$ 12,250 

Remove all non-historic carpeting, rugs, blinds, and window-unit air 
conditioners form the building. Similarly, follow the recommendations 
of the hazardous materials report, and remove all non-historic floor tiles. 
In the basement, where moisture issues are the most serious (and the 
hazardous material report documents unsafe levels of mold), all non- 
historic wall and ceiling materials, including drywall and its wood and 
metal stud supports, and all acoustic dropped ceiling material, including 
tile, frame, and wire supports, should be removed. The removal of these 
materials is essential in eradicating mold and mildew infested materials, 
and in general, to aid in correcting moisture issues. 

 
 
 
 
 
Architecture 

 
 
 
 
 

1 

 
 
 
 
 

Work completed 

  

Remove all existing gypsum board throughout the basement in order to 
fully eradicate mold and mildew. Architecture 1 Work completed 

  

Remove all non-historic flooring materials throughout the basement in 
order to fully eradicate mold and mildew. Architecture 1 Work completed 

  

Remove all dropped ceilings, and restore plaster ceilings where available. 
Areas that were historically unfinished spaces should retain unfinished 
ceilings. 

 
Architecture 

 
1 

 
Work completed 

  

Install temporary shoring of existing arches visible at basement which 
have been destabilized with mechanical penetrations. Shoring to remain 
in place until permanent repairs can be made. 

 
Structural 

 
1 

  
 

$ 6,300 

 
 

$ 7,875 

During interim period where the building is used for passive storage, limit 
the amount of materials stored on the first floor. Heavy materials should 
not be placed above the basement east-west corridor in the location of 
compromised arches, until those arches are shored. Be cautious when 
stacking materials on metal shelving; place plywood sheeting, at least ¾” 
thick, beneath the metal shelving bearing archaeological materials, to 
distribute the load more broadly. 

 
 
 
Architecture 

 
 
 

1 

 
 

Recommendation only 
- no cost associated 

  

During the interim period where the building is used for passive storage, 
limit the amount of materials stored on the second and third floors, with 
particular attention to flammable materials. Be cautious when stacking 
materials on metal shelving; place plywood sheeting, at least ¾” thick, 
beneath metal shelving bearing heavy materials, to distribute the load 
more broadly. 

 
 

Architecture 

 
 

1 

 

Recommendation only 
- no cost associated 

  

ANNABERG MANOR - Cost Estimates 
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The primary heating and cooling throughout the building is currently 
being handled by non-permanent window heat pumps. These units can 
be an eyesore in addition to being loud. It is not recommended to pursue 
any mechanical system upgrade that includes these units. 

 

MEP 

 

1 
Recommendation 

only - no cost 
associated 

  

All of the Carrier split systems are well outside of the ASHRAE typical 
lifespan (12-15 years) for these units, and are not recommended to be 
repurposed or re-used in any way. In addition to the lifespan issues, many 
of these units appear abandoned in place and not connected to an 
outdoor condensing unit, which further adds to the recommendation to 
remove these units. 

 
 
 

MEP 

 
 
 

1 

 

Recommendation 
only - no cost 

associated 

  

PTAC’s located within the main entrance lobby appear outside of the 
ASHRAE typical lifespan as well and it is not recommended that they be 
used within the property. 

 
MEP 

 
1 

Recommendation 
only - no cost 

associated 

  

The Dayton unit heaters within the attic appear to be in good shape and 
should be re-used or re-purposed as needed within the building. 
Recommendation would be to determine actual capacity of each heater to 
see if all four are necessary to maintain freeze protection within the attic. 

 
 

MEP 

 
 

1 

 
Recommendation 

only - no cost 
associated 

  

Due to the prevalence of black mold within the basement, we do not 
recommend re-using any mechanical systems currently in this space. All 
HVAC, baseboards heaters, air handlers, window units, ductwork, and 
piping are recommended to be removed. 

 

MEP 

 

1 

  
 
 

$ 31,300 

 
 
 

$ 39,125 

 
For use during the drying out and storage phase (and to be retained and 
supplemented during restoration), a new split system heat pump in the 
basement to serve the first two floors and one in the attic to serve the 3rd 
floor. Both units should be sized at 350 sq. ft. per ton; with floor plate of 
approximately 3,500 ft. sq., the new units should have a capacity of 5 tons 
for the basement unit, and 5 tons for the attic unit.  Those unit should 
have a thermostat with RH control to manage humidity.   The basement 
unit will utilize temporary flexible ducts to serve the basement and first 
floors (brought to the first floor through an opening created in one of the 
former stair locations that have been closed, or by way of historically 
compatible floor grates), while the attic unit can be fed to the third floor 
by way of ceiling diffusers, or by reusing the existing duct system, which 
feeds from an area above the third floor hall. The second floor space 
should be kept open to the first and third floors to ensure that we have 
connectivity between the two systems and an equalized vapor pressure. 

 
 
 
 
 
 
 
 

MEP 

 
 
 
 
 
 
 
 

1 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

$ 269,200 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

$ 336,500 

 
The plumbing service in the building has the most unknowns currently, 
as supply, sanitary and vents are routed within the walls and all the toilet 
rooms are mostly dismantled. Based on that, we recommend that all new 
plumbing systems on the interior be planned for as part of future 
renovations. the existing utilities outside will need to be located by a 
contractor and scoped to confirm condition and potential for reuse. 

 
 
 

MEP 

 
 
 

1 

Allowance includes 
removal of existing and 
installation of complete 
new system to include 

some finish work 

 
 
 
 
 
 
 

$ 330,700 

 
 
 
 
 
 
 

$ 413,375 

The existing wet pipe system appears to be in good working order and 
there are no immediate items that need to be addressed. 

MEP 1 No cost associated 
  

With the exception of the main distribution and the fire alarm system in 
the basement, we recommend demolishing all electrical lighting, 
receptacles, sub-panels, telephone, and other systems prior to any 
commercial renovation. 

 

MEP 

 

1 

 
Complete 

demolition and 
removal only 

 
 
 

$ 28,500 

 
 
 

$ 35,625 

Adequate grounding is not readily apparent. We recommend hiring a 
licensed electrician to verify the new service is properly ground per the 
NEC. The ground should be connected to the incoming water pipe and 
one or more ground rods. 

 

MEP 

 

1 

  
 
 

$ 13,500 

 
 
 

$ 16,875 
For continued use as a storage space, the fire alarm system should have 
smoke detectors provided in all rooms being used for storage. Heat 
detectors should be installed where janitorial supplies are kept. 

 
MEP 

 
1 

  
 

$ 6,800 

 
 

$ 8,500 
Egress lighting does not exist in all spaces as is required. It should be 
provided in the stairways, paths to each exit door on all levels, as well as 
extend 5 feet outside each exit door. 

 
MEP 

 
1 

  
 

$ 12,400 

 
 

$ 15,500 

Follow recommendations in hazardous materials report. Hazardous 
Materials 1 No cost associated 

  

Priority 1   Sub - Total $ 692,400 $ 865,500 
Priority 2 
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Verify that unused chimneys are capped and that caps are performing 
properly to prevent unwanted moisture from entering chimney stacks. 
Repair as necessary. Use low-profile vented caps where caps are not 
present.) 

 

Architecture 

 

2 

  
 
 

$ 6,600 

 
 
 

$ 8,250 

Based on the building height, location, geography and surrounding 
structures, we would recommend that a lightning risk assessment be 
performed and that the owner should consider adding a lightning 
protection system if so determined by the risk analysis. 

 
MEP and 

Architecture 

 

2 

 
Study and 
lightning 
protection 

 
 
 

$ 11,500 

 
 
 

$ 14,375 
As needed, scrape, prime, and paint metal eaves and cornice. Architecture 2  $ 61,000 $ 76,250 
Remove biological growth from the non-primary elevations, using the 
gentlest means effective. Architecture 2 

  
$ 11,600 

 
$ 14,500 

At existing cracking in stone portico beam elements, install pinning 
across cracks to reestablish connection between adjacent pieces. Structure 2 

  
$ 19,500 

 
$ 24,375 

If passive ventilation of the area beneath the terrace is not successful, 
powered-ventilation, using electric fans (triggered by solenoids set to 
respond to temperature or humidity) to move are across the area; one of 
the two louvres fans should be set to intake, and the other set to exhaust, 
to move natural air across the space. 

 
 
Architecture 

 
 

2 

  
 
 
 

$ 3,400 

 
 
 
 

$ 4,250 

At exterior terrace, salvage, remove and reset upper two courses of stone. 
Install new railing or balustrade. While exposed, confirm presence of 
possible embedded and rusting steel/iron elements and treat 
appropriately. 

 

Structural 

 

2 

  
 
 

$ 61,000 

 
 
 

$ 76,250 

Restore historically compatible wood-frame windows to all openings  
from which windows have been removed. The wood frame, muntins,  
and mullions should all be of historically appropriate width, thickness,  
and profile. The new glass should be clear or UV Clear, and should be 
single-pane, to match the existing windows. Interior storm windows 
should be applied to new windows, as well as existing windows. Restored 
windows should receive historically compatible locking and lifting 
hardware on their interior of face. Since no historic windows survive on 
this building, new windows should conform to the information visible in 
historic photos, and missing information should be supplemented by 
matching details in windows in buildings of a similar design. (Architecture, 
Priority 2) 

 
 
 
 
 
 
Architecture 

 
 
 
 
 
 

2 

 
 
 
 
 

Basement and first 
floor 

 
 
 
 
 
 
 
 
 
 
 
 

$ 50,000 

 
 
 
 
 
 
 
 
 
 
 
 

$ 62,500 

Provide interior storm windows for all window openings (including any 
restored windows). For any spaces that might be used for museum 
exhibitions in the future, consider the application of interior film with an 
appropriate UV screening. 

 

Architecture 

 

2 

 
Basement and first 

floor 

 
 
 

$ 19,600 

 
 
 

$ 24,500 

The existing historic doors are to be retained and repaired. The finishes 
are to be restored, and historic hardware is to be restored and augmented 
with historically appropriate hardware where elements are missing. 

 

Architecture 

 

2 

  
 
 

$ 11,000 

 
 
 

$ 13,750 

As necessary, clean, scrape, and paint existing wood doors and trim. 
Consolidate and fill missing or damaged areas. Replace rotted wood in 
kind when necessary. Carefully clean wood with light sanding before 
priming and painting. Avoid any defacement of wood profiles. 

 

Architecture 

 

2 

  
 
 

$ 92,000 

 
 
 

$ 115,000 
Verify weather-tightness at exterior doors and check door hardware for 
functionality and oil hinges. Retain all historic hardware. Architecture 2 

  
$ 3,800 

 
$ 4,750 

 
Any non-historic exterior doors (with the possible exception of the 
basement access door) should be replaced by historically compatible 
doors. The existing entrance door, along with the two flanking windows 
should be replaced with historically compatible double garden-type doors. 
(While the existing door frame, and the flanking window frames and 
window sash are historic, they were relocated to their current position at a 
later date. The existing entry door is a non-historic fiberglass door.) The 
wood frame, muntons, and mullions should all be of historically 
appropriate width, thickness, and profile. The new glass should be clear 
or UV Clear, and should be single-pane, to match the existing windows. 

 
 
 
 
 

Architecture 

 
 
 
 
 

2 

  
 
 
 
 
 
 
 
 
 
 

$ 11,000 

 
 
 
 
 
 
 
 
 
 
 

$ 13,750 

Employ a civil engineering firm to study the drainage issues, and to 
carefully survey to document spot elevations around the building, so that 
a comprehensive regrading plan can be developed. 

 
Architecture 

 
2 

  
 

$ 9,200 

 
 

$ 11,500 
Limit the hardscape around the building to encourage better drainage and 
more opportunities for moisture evaporation. Architecture 2 

  
$ 6,300 

 
$ 7,875 
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Provide positive drainage away from the building. The primary elevation 
– south – has been addressed by way of the recommendations for 
resurfacing the terrace. The narrow portions of the eastern and western 
ends of the south elevation will addressed as a part of the site 
recommendations for the east and west elevations. 

 
 
Architecture 

 
 

2 

 
 

No cost associated 
see below 

  

 
West elevation: Create positive drainage away from the building by 
grading away from the building into a swale running north to south, 
designed to direct water away from the building. Downspouts on this 
elevation should be fed into boots connected to underground drainpipes 
that convey water into the swale on the west side of the building. 

 
 
 
Architecture 

 
 
 

2 

  
 
 
 
 

$ 12,000 

 
 
 
 
 

$ 15,000 

North elevation: Because of the proximity of the paving material from  
the adjacent nursing home, regrading options are limited for this 
elevation. Remove any disused HVAC equipment along this elevation, to 
encourage evaporation of water on site. Downspouts on this elevation 
should be fed into boots connected to underground drainpipes (divided 
at the midpoint of the elevation) that convey water into the swales to the 
east and west of the building. In addition, while acknowledging the 
limited effectiveness of them, given the limited options available on this 
elevation, it might also be useful to construct a brick gutter along this 
elevation, draining from the midpoint to the east and west, and 
connecting at the end of each elevation into drainpipes to convey water 
into the east and west swales. 

 
 
 
 
 
 
Architecture 

 
 
 
 
 
 

2 

  
 
 
 
 
 
 
 
 
 
 
 

$ 18,200 

 
 
 
 
 
 
 
 
 
 
 
 

$ 22,750 

 
East elevation: Create positive drainage away from the building by 
grading away from the building into a swale running north to south, 
designed to direct water away from the building. Downspouts on this 
elevation should be fed into boots connected to underground drainpipes 
that convey water into the swale on the east side of the building. Because 
of the amount of site water being directed towards the bulkhead 
basement entrance, the construction of brick ground gutters and/or site 
drains, also connected to the by drainpipes to the swale, might assist in 
the redirection of site water into the swale.  While site water was 
observed to enter the ground to the east of the bulkhead stair (and not 
travel down the stair into the floor drain), that floor drain should be 
regularly inspected to insure that it adequately discharges site water. 

 
 
 
 
 
 
 
Architecture 

 
 
 
 
 
 
 

2 

  
 
 
 
 
 
 
 
 
 
 
 
 

$ 12,000 

 
 
 
 
 
 
 
 
 
 
 
 
 

$ 15,000 

After performing needed foundation repairs, begin a regular program of 
soil poisoning to eliminate the danger of termite infestation. Recognizing 
that some would prefer less toxic means of termite control than ground 
poisoning, there are safer “non-repellent” liquids that are less toxic than 
the older repellent types, and this option is worthy of investigation. 
However, given the fact that the building has seen termite damage in the 
past, the efficacy of the treatment should be carefully evaluated by a pest 
control professional. In addition, inspect the building quarterly for 
hornet nests and monthly, during warm months, survey the exterior for 
mud dauber nests and wasp nests. 

 
 
 
 
 
Architecture 

 
 
 
 
 

2 

 
 
 
 

Initial treatment then 
quarterly treatment 

(4) for one year 

 
 
 
 
 
 
 
 
 
 

$ 5,500 

 
 
 
 
 
 
 
 
 
 

$ 6,875 

The existing masonry opening (created for the passage of a duct) between 
the terrace and the basement should be closed. The opening should be 
closed with brick that match that used in the surrounding area, with 
mortar to match existing in color, texture, aggregate size, and 
compression strength, and the mortar joint to match the existing in width 
and strike. 

 
 
 
Architecture 

 
 
 

2 

  
 
 
 
 

$ 3,100 

 
 
 
 
 

$ 3,875 

Basement windows – or the locations of windows that have since been 
removed – are a significant source of water and moisture entry into the 
basement. As a part of regrading, ensure that no soil or mulch is 
immediately adjacent to any basement window frames. All existing 
window assemblies should be repaired in kind, with new clear glazing 
added as necessary. All window glass should be reglazed, and all wood 
should be scraped, primed, and painted. All basement windows should 
receive interior storm windows. 

 
 
 
 
Architecture 

 
 
 
 

2 

  
 
 
 
 
 
 
 

$ 9,400 

 
 
 
 
 
 
 
 

$ 11,750 
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In basement locations where non-window openings were created and 
have been filled either with plywood or CMU, and allowing moisture 
transmission, those areas should have their existing non-historic material 
removed, and the openings filled with brick. The openings should be 
filled with brick that match that used in the surrounding area, with mortar 
to match existing in color, texture, aggregate size, and compression 
strength, and the mortar joint to match the existing in width and strike. 

 
 
 
 
Architecture 

 
 
 
 

2 

  
 
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 
 

9,400 

 
 
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 
 

11,750 

New lighting should be installed throughout the basement. The lighting 
should be suspended from the ceiling, and should be adequately placed 
and sized to provide sufficient lighting levels. For immediate use, the 
lighting may be simple, utilitarian, LED lighting. In the future, 
historically appropriate lighting may be installed in the basement, if this 
space becomes part of the interpretive program. 

 
 
 
Architecture 

 
 
 

2 

  
 
 
 
 

$ 

 
 
 
 
 

32,600 

 
 
 
 
 

$ 

 
 
 
 
 

40,750 

Remove all disused conduit, piping, and other abandoned equipment. 
Seal any openings created by this removal with historically appropriate 
materials. 

 
Architecture 

 
2 

  
 

$ 

 
 

55,200 

 
 

$ 

 
 

69,000 
Install appropriately designed and detailed permanent repairs to existing 
destabilized arches should be installed. Structural 2 

  
$ 

 
16,700 

 
$ 

 
20,875 

Install appropriately designed and detailed permanent repairs to existing 
penetrations in masonry walls. Structural 2 

  
$ 

 
13,000 

 
$ 

 
16,250 

Address existing moisture issues in the basement to minimize ongoing 
deterioration of structure. This may include repointing and localized 
rebuilding along the base of walls with rising damp. Consider cutting 
back existing slab on grade similar to other areas in combination with 
exterior and interior waterproofing measures. 

 
 

Structural 

 
 

2 

  
 
 
 

$ 

 
 
 
 

13,000 

 
 
 
 

$ 

 
 
 
 

16,250 
At exposed steel/iron framing, clean and paint exposed surfaces to 
minimize ongoing corrosion. Structural 2 

  
$ 

 
8,000 

 
$ 

 
10,000 

 
The first floor will become the primary public space for the entire 
building. The intent is that the first floor rooms will be restored to their 
original character, and used as public spaces. The two exceptions to this 
will be northwest corner room – most recently heavily remodeled by the 
nursing home – which will have an ADA-compliant exterior door and 
access from the exterior, and become the location of a lobby that will 
serve an elevator and, if desired, a second, code-compliant stair.  The 
northeast corner room, the former kitchen, will become the location of 
code- and ADA-compliant restrooms.  These two interventions will 
allow the first floor of the building to serve as public space. 

 
 
 
 
 

Architecture 

 
 
 
 
 

2 

 
 
 
 
 

No cost associated 
see below 

  

If desired, the dropped ceiling in the hallway of the second and third 
floors may be retained. It is recommended that a hard, plaster ceiling be 
substituted for the dropped acoustic ceiling, to provide a more historically 
compatible appearance. If this area is no longer necessary to conceal the 
distribution of ducts, it should be removed, and the original ceiling above 
rehabilitated. 

 
 
 
Architecture 

 
 
 

2 

  
 
 
 
 

$ 

 
 
 
 
 

31,500 

 
 
 
 
 

$ 

 
 
 
 
 

39,375 
At existing termite damaged or rotted attic framing, locally reinforce via 
sistering and replace rotted floorboards in kind. Structural 2 

  
$ 

 
15,800 

 
$ 

 
19,750 

At existing termite damaged or rotted roof framing, locally reinforce via 
sistering or replace in kind. Structural 2 

  
$ 

 
15,800 

 
$ 

 
19,750 

Install appropriately designed lintel or infill existing masonry penetrations 
in chimney masses. Structural 2 

  
$ 

 
17,100 

 
$ 

 
21,375 

Some of the ductwork within the 1st, 2nd, and attic floors have potential  
to be reused, as they appear to be in decent shape. Thorough cleaning, 
duct sealing, and insulating would be mandatory if these ducts would be 
considered for reuse in the new renovation plans. Depending on the new 
occupancy and space programming that is planned, reuse of these ducts 
may not be feasible. 

 
 
 

MEP 

 
 
 

2 

  
 
 
 
 
 

$ 

 
 
 
 
 
 

15,000 

 
 
 
 
 
 

$ 

 
 
 
 
 
 

18,750 

During restoration, if floor grates were not immediately installed on the 
first floor, they should be installed at this time, and coordinated with 
permanent, exposed spiral ducts in the basement. 

 
MEP 

 
2 

  
 

$ 

 
 

2,800 

 
 

$ 

 
 

3,500 
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During restoration, an additional split system heat pump should be 
installed in the attic, with the same thermostat and RH control as the 
other attic unit. This unit will be fed to the second floor by way of a new 
vertical shaft (located in coordination with the new office plan for the 
second and third floors), and fed through the second floor ducts, which 
distribute from the area above the second floor hall, or a new duct 
distribution system, if desired. 

 
 
 

MEP 

 
 
 

2 

  
 
 
 
 
 
 

$ 24,900 

 
 
 
 
 
 
 

$ 31,125 
Priority 2   Sub - Total $ 708,500 $ 885,625 

Priority 3 
Remove non-historic paint from the non-primary elevations. Do not 
recoat non-primary elevations unless absolutely necessary. Remove as 
much non-historic paint as possible, and allow the remainder to weather 
off. 

 

Architecture 

 

3 

  
 
 

$ 47,100 

 
 
 

$ 58,875 

Restore historically compatible wood-frame windows to all openings 
from which windows have been removed. The wood frame, muntins, 
and mullions should all be of historically appropriate width, thickness, 
and profile. The new glass should be clear or UV Clear, and should be 
single-pane, to match the existing windows. Interior storm windows 
should be applied to new windows, as well as existing windows. 

 
 
 
Architecture 

 
 
 

3 

 
 

Second and third 
Floors 

 
 
 
 
 

$ 53,100 

 
 
 
 
 

$ 66,375 

Provide interior storm windows for all window openings (including any 
restored windows). For any spaces that might be used for museum 
exhibitions in the future, consider the application of interior film with an 
appropriate UV screening. 

 

Architecture 

 

2 

 
Second and third 

floors 

 
 
 

$ 19,600 

 
 
 

$ 24,500 
The metal basement access door should be replaced by a modern metal 
door, but one with a more historically compatible pattern. Architecture 3 

  
$ 3,000 

 
$ 3,750 

For assembly use, two water closets and two lavatories are in two separate 
restrooms. If these are equipped as such, they may be identified as  
gender neutral. For a male restroom, one urinal may be substituted for 
one lavatory; is that case, the restrooms must be designated male and 
female.  These restrooms should be located in the space formerly 
occupied by the residences’ kitchen. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 

$ 38,000 

 
 
 
 
 

$ 47,500 
 
One new rated, code-compliant stair should be constructed, running  
from the first floor through to the third floor. (If the basement used for 
storage, a second means of egress is not required. If desired, the new  
stair could, nonetheless, be connected to the basement.) The new elevator 
will run from the basement to third floor, in a two-hour rated shaft. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 

$ 241,800 

 
 
 
 
 

$ 302,250 

Both the new stair and elevator should be located in the northwest room 
(most recently used as a conference room for the nursing home), 
arranged around an entry lobby, with a separate entry to grade at the rear; 
this will serve as an ADA-compliant entry, and will require no, or 
minimal, ramping. Because of the property line to the rear, the City of 
Manassas Building official and museum staff will need to confer with 
each other, and with the owners of the nursing home, to clarify access 
from the rear. 

 
 
 
 
Architecture 

 
 
 
 

3 

  
 
 
 
 
 
 
 

$ 34,500 

 
 
 
 
 
 
 
 

$ 43,125 

If regrading of the site alone does not address the moisture issues in the 
basement, perimeter waterproofing will be required. Architecture 3 No cost associated 

see below 
  

Employ a geotechnical firm to make borings to determine the ground 
water table level around the building is highly recommended. 
Additionally, taking soil borings along the east and west elevations may 
help further understanding of the flow of ground water around the 
building and would be helpful in identifying if additional drainage, aside 
from the recommended foundation drainage system, is required. 
(Architecture, Priority 3) 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 12,500 

 
 
 
 
 
 
 

$ 15,625 

New waterproofing of the foundation walls should be performed with a 
bentonite clay waterproofing membrane system including appropriate 
protection board and filter fabric, construction joint sealers and 
attachment system for the membranes. Bentonite clay is a natural clay 
product whose properties make it an ideal waterproofing product. When 
confined under pressure, the clay swells to create an impervious 
membrane and the material will flow into small cracks and voids to help 
seal against water. The bentonite system is desirable for use on a historic 
structure in that it is removable and will not cause chemical or physical 
damage to the solid masonry foundation. 

 
 
 
 
 
Architecture 

 
 
 
 
 

3 

  
 
 
 
 
 
 
 
 
 

$ 51,700 

 
 
 
 
 
 
 
 
 
 

$ 64,625 
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As the foundation is excavated for the installation of a remedial 
waterproofing system, a perimeter foundation drainage system must be 
installed. This system should include two pipes. The first pipe should be 
a non-perforated pile, which should connect the downspouts to a 
drainpipe that will daylight at an appropriate distance from the building, 
or discharge into a drywell. The second pipe should be one should be a 
perforated drainpipe, and will direct incidental water that collects in the 
trench into another drain pipe as the non-perforated pipe, which will 
direct it to daylight or a dry well. Both pipes should be surrounded by 
coarse gravel for the purposes of allowing the free flow of water into the 
perforated drain pipe and away from the foundation. The gravel drainage 
material must be surrounded completely by a filter fabric. 

 
 
 
 
 
 
 
Architecture 

 
 
 
 
 
 
 

3 

 
 
 
 
 
 

No cost associated 
see below 

  

 
Back fill with free draining material in 6 inch to 12 inch maximum lifts 
(layers) with appropriate compaction of fill, as determined by a 
geotechnical engineer. It is also recommended that several inches below 
the final grade an impermeable clay cap be installed around the perimeter 
of the building. This cap, along with the final grade of topsoil must be 
graded away from the building foundation. (Architecture, Priority 3 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 

72,900 

 
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 

91,125 
Foundation plantings will need to be removed in those areas where 
waterproofing and foundation drainage is to be installed. Foundation 
planting in the form of shrubbery should not be reinstalled after 
foundation repairs are made. A small bed of a low-growing (less than 
12”), shallow-rooted evergreen ground-cover can be installed to keep 
mowing activities away from building. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 

$ 

 
 
 
 
 

19,000 

 
 
 
 
 

$ 

 
 
 
 
 

23,750 
If heights allow, low-profile ceiling fans may be installed in the basement 
to augment air circulation. Architecture 3 

  
$ 

 
8,100 

 
$ 

 
10,125 

As necessary, repair first floor plaster ceilings, paying particular attention 
to areas of known water damage. Prime and patch as required. Repaint 
to match existing. 

 
Architecture 

 
3 

  
 

$ 

 
 

14,900 

 
 

$ 

 
 

18,625 

Repair first floor plaster walls as needed. Check for loose plaster and cut 
out patches with plaster that has lost its key. Prime and patch as required. 

 
Architecture 

 
3 

  
 

$ 

 
 

32,900 

 
 

$ 

 
 

41,125 

As required, clean, scrape and paint first floor historic wood moldings 
including chair rails, picture rails, cornices, trim, wainscoting and bases. 

 
Architecture 

 
3 

  
 

$ 

 
 

55,400 

 
 

$ 

 
 

69,250 
Undertake historic paint and finish analysis, to inform paint and 
wallpaper selections for the restoration of the interior spaces on the first 
floor. 

 
Architecture 

 
3 

  
 

$ 

 
 

12,500 

 
 

$ 

 
 

15,625 
Repaint first floor walls with historically appropriate paint, or cover with 
historically appropriate wallpaper. Architecture 3 

  
$ 

 
41,500 

 
$ 

 
51,875 

Avoid refinishing first floor wooden floors in historic areas where 
possible. Clean, lightly sand only as necessary, and oil floorboards 
instead.  Areas of damage and/or splintering edges should be carefully 
repaired. If any areas require replacement (either in locations where the 
wood floors are damaged, or where they were removed), new wood 
floors should match the existing (or original) in species, width of 
floorboard, color, and finish. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 

12,500 

 
 
 
 
 
 
 

$ 

 
 
 
 
 
 
 

15,625 

In the areas of the first floor that have marble floors, gently clean those 
floors, and repair them in kind only when necessary Architecture 3 

  
$ 

 
12,500 

 
$ 

 
15,625 

The first floor historic door units are to be retained and repaired, as 
necessary. If the finishes are to be restored, and historic hardware is to 
be restored and augmented with historically appropriate hardware where 
elements are missing. 

 

Architecture 

 

3 

  
 
 

$ 

 
 
 

6,600 

 
 
 

$ 

 
 
 

8,250 

If and when repairs become necessary, clean, scrape, and paint first floor 
wood doors and trim. Consolidate and fill missing or damaged areas. 
Carefully clean wood with light sanding before priming and painting. 
Where wood trim is already scraped, ensure that surfaces are free of any 
chemical residue before priming and painting.  Avoid any defacement of 
wood profiles. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 

$ 

 
 
 
 
 

18,000 

 
 
 
 
 

$ 

 
 
 
 
 

22,500 

Install discrete, recessed ceiling fixtures to increase any necessary light 
levels on the first floor, to supplement the performance of new, 
historically appropriate wall sconces. 

 
Architecture 

 
3 

  
 

$ 

 
 

5,700 

 
 

$ 

 
 

7,125 
Where additional lighting is found to be necessary on the first floor, 
where possible, use task lighting instead of installing new fixtures. Architecture 3 

  
$ 

 
5,300 

 
$ 

 
6,625 
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If desired, the dropped ceiling in the hallway of the second and third 
floors may be retained. It is recommended that a hard, plaster ceiling be 
substituted for the dropped acoustic ceiling, to provide a more historically 
compatible appearance. If this area is no longer necessary to conceal the 
distribution of ducts, it should be removed, and the original ceiling above 
rehabilitated. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 

$ 31,500 

 
 
 
 
 

$ 39,375 

As necessary, repair plaster second and third floor ceilings, paying 
particular attention to areas of known water damage. In areas on the 
second and third floors that have lost their key, for areas larger than two 
square feet, after the damaged plaster has been removed, blueboard may 
be attached to the lath, and that may be taped and skimmed as required. 
For all other smaller areas of damage, patch as required. Prime and paint 
to match existing. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 63,000 

 
 
 
 
 
 
 

$ 78,750 

Repair plaster walls as needed. Check for loose plaster and cut out 
patches with plaster that has lost its key. In areas on the second and third 
floors that have lost their key, for areas larger than two square feet, after 
the damaged plaster has been removed, blueboard may be attached to the 
lath, and that may be taped and skimmed as required. For all other 
smaller areas of damage, patch as required. Prime and paint to match 
existing. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 65,800 

 
 
 
 
 
 
 

$ 82,250 

As required, clean, scrape and paint second and third floor historic wood 
moldings including chair rails, picture rails, cornices, trim, wainscoting 
and bases. Extensive areas of baseboard have been removed, and require 
replacement. 

 

Architecture 

 

3 

  
 
 

$ 110,800 

 
 
 

$ 138,500 
Undertake historic paint and finish analysis, to inform paint and 
wallpaper selections for the restoration of the interior spaces on the 
second and third floors. 

 
Architecture 

 
3 

  
 

$ 12,500 

 
 

$ 15,625 

Repaint second and third floor walls with historically appropriate paint. Architecture 3 
  

$ 82,900 
 

$ 103,625 

Avoid refinishing second and third floor wooden floors in historic areas 
where possible. Clean, lightly sand only as necessary, and oil floorboards 
instead.  Areas of damage and/or splintering edges should be carefully 
repaired. If any areas require replacement (either in locations where the 
wood floors are damaged, or where they were removed), new wood 
floors should match the existing (or original) in species, width of 
floorboard, color, and finish. 

 
 
 
Architecture 

 
 
 

3 

  
 
 
 
 
 
 

$ 42,700 

 
 
 
 
 
 
 

$ 53,375 

The second and third floor historic door units are to be retained and 
repaired, as necessary. If the finishes are to be restored, and historic 
hardware is to be restored and augmented with historically appropriate 
hardware where elements are missing. 

 

Architecture 

 

3 

  
 
 

$ 33,000 

 
 
 

$ 41,250 

Clean, scrape, and paint second and third floor wood doors and trim. 
Consolidate and fill missing or damaged areas. Carefully clean wood with 
light sanding before priming and painting. Avoid any defacement of 
wood profiles. 

 

Architecture 

 

3 

  
 
 

$ 30,000 

 
 
 

$ 37,500 
Install discrete, recessed ceiling fixtures to increase any necessary light 
levels on the second and third floors, to supplement the performance of 
new, historically appropriate wall sconces. 

 
Architecture 

 
3 

  
 

$ 11,400 

 
 

$ 14,250 
Where additional lighting is found to be necessary, where possible, use 
task lighting instead of installing new fixtures. Architecture 3 

Recommendation only - 
No cost associated 

  

Priority 3   Sub - Total $ 1,302,700 $ 1,628,375 
Priority 4 
As a restoration undertaking, restore the original porte cochere, which 
will allow the building to function with its original circulation pattern, 
which allowed for entrance both from the south (primary elevation and 
the west (the carriage or automobile entrance). 

 

Architecture 

 

4 

  
 
 

$ 78,100 

 
 
 

$ 97,625 
 
Restore the missing portions of the porch located on the east side of the 
house. This new porch assembly would need to encompass drainage 
improvements made to the east side of the building, and allow access to 
the east bulkhead access to the basement. While this portion of the 
porch lacks the ADA component of the west port cochere, it would be an 
important architectural balance to a restored west port cochere. 

 
 
 
Architecture 

 
 
 

4 

 
 

Restoration and 
construction of porches 

and porte cochere's 

 
 
 
 
 
 
 

$ 207,400 

 
 
 
 
 
 
 

$ 259,250 
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The last resort, if all other avenues of repair have not been successful in 
mitigating the migration of water and moisture into the basement level, 
there are two additional methods of mitigation or repair that may be 
considered. Firstly, the installation of an interior trench drain system may 
be considered. This method of moisture removal is not primarily 
recommended as it is less desirable to bring water into the building in 
order to remove it. This type of system may require a sump pump in 
order to perform properly. The failure of a sump pump system from the 
interruption of power or inconsistent maintenance may cause more 
problems than it solves. The final method of repair that could be 
considered is to remove the entire the basement concrete floor slab and 
replace with new construction joint sealants and under slab waterproofing 
system. 

 
 
 
 
 
 
 
Architecture 

 
 
 
 
 
 
 

4 

  
 
 
 
 
 
 
 
 
 
 
 
 

$ 72,600 

 
 
 
 
 
 
 
 
 
 
 
 
 

$ 90,750 

Implement  a  maintenance  program  to  service/inspect the  storm  and 
sanitary lines for blockages with focus on the effect of seasonal debris. Architecture 4 4 per year - One year  

$ 10,800 
 

$ 13,500 
 
Create a landscape master plan. It should address parking issues and the 
maintenance of existing and historic landscape and site features. The 
plan should include a topographical survey of the site and record the 
property metes and bounds. Every chance should be taken to enlarge the 
number of historic and ethnic themes of the cultural landscape and be 
used to teach. The plan should illustrate accessible paths. It should also 
seek chances for making places of rental value to groups and gatherings. 

 
 
 
 
Architecture 

 
 
 
 

4 

  
 
 
 
 
 
 
 

$ 95,000 

 
 
 
 
 
 
 
 

$ 118,750 

Following the results of the recommended historic landscape study, re- 
install historic walkways, and use these to interpret the site, as well as 
connect to parking. 

 
Architecture 

 
4 

  
 

$ 15,000 

 
 

$ 18,750 

The larger story of the property as told by the landscape will enhance the 
importance of the building. Landscape interpretation can likewise 
Annaburg even more inviting and interesting as a setting for private 
gatherings, since it may prompt the designation of some parts of the site 
as particularly significant. 

 
 
Architecture 

 
 

4 

 
 
 
 

Allowance 

 
 
 
 

$ 135,000 

 
 
 
 

$ 168,750 
Preserve existing historic elements that define the historic landscape, such 
as capitals and bases. In all future landscape maintenance activities, be 
sure to protect these elements. 

 
Architecture 

 
4 

  
 

$ 40,000 

 
 

$ 50,000 
Install period-appropriate lighting (both site and security) that provides 
both safe access to the building and security after hours. Architecture 4 

  
$ 60,000 

 
$ 75,000 

Increase opportunities for seating using site furniture. Regular use of the 
site for informal gatherings will assist with the maintenance of security on 
the site 

 
Architecture 

 
4 

  
 

$ 60,000 

 
 

$ 75,000 
Provide Braille-augmented signage to describe the historic landscape and 
patterns of its occupation. Architecture 4 

  
$ 16,500 

 
$ 20,625 

When then new use or uses have been selected and the design process 
initiated, create a parking plan that preserves the historic nature of the site 
while providing adequate parking for users. Provide ADA-compliant 
parking and an accessible route from that parking to the building. 

 
 
Architecture 

 
 

4 

  
 
 
 

$ 37,500 

 
 
 
 

$ 46,875 
When funding permits, archaeologically locate any previous 
buildings/occupations on the site, and working and ornamental 
landscape features. 

 
Architecture 

 
4 

  
 

$ 50,000 

 
 

$ 62,500 
Take appropriate actions to protect on-site archaeological resources. 
Before any ground disturbance, the contractor should coordinate all site 
work with all appropriate review authorities. 

 
Architecture 

 
4 

  
 

$ 20,000 

 
 

$ 25,000 

Priority 4   Sub - Total $ 897,900 $ 1,122,375 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable  

1.1 Site               
 

  

1 Concrete 
walkways  

Look for uneven surfaces, lifting, 
undulating, ponding, growth from joins 

           
 

  

2 Brick walkways Look for uneven surfaces, ponding, 
growth from joints  

               

3 Brick steps Look for uneven surfaces, ponding, 
growth from joints  

               

4 Asphalt paving, 
including parking 

Inspect for lifting, undulating, or 
broken surfaces 

               

6 Trees  Trim and fertilize               

7 Shrubs Trim and fertilize                

8 Lawns and 
groundcover 

Fertilize, water, mow, edge                

9 Site lighting Visually inspect, replace lamps                

10 Storm drains Look for excessive erosion, proper 
slope, obstructions 

              

11 Handrails Examine connections, finishes                

12 Fences - metal Inspect for rust and corrosion, 
connections, and damaged posts and 
rails 

               

13 West areaway 
drain at basement 
bulkhead door 

Inspect drain to ensure clear operation, 
check steps and walls 

              

           

 
1.2 Foundation                   

1 Stone foundation 
walls 

Check for moisture damage, spalling, 
efflorescence 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

2 Slab on grade 
(poured concrete 
floor in basement) 

Inspect for cracks, chips, uneven 
surfaces, check for moisture 

              

3 Wildlife/Insect 
Inspection 

Check for nests, holes, animal 
droppings, material decay 

              

                      
 

1.3 Structural 
System 

                  

1 Brick and stone 
bearing walls  

Check for cracks, missing mortar, 
straight and true walls 

               

2 Wood framed 
interior bearing 
walls 

Visually inspect for water damage, 
cracks, bulging 

               

3 Wood roof 
framing system 

Check overall alignment for deflection, 
cracking, decay 

               

4 Wood roof 
sheathing 

Look for water damage, decay, fastener 
failure 

               

5 Wood ceiling 
framing system 

Check overall alignment for deflection, 
cracking, decay 

               

6 Wood floor 
framing system 

Check overall alignment for deflection, 
cracking, decay 

               

7 Wood floor 
sheathing 

Look for water damage, decay, fastener 
failure 

               

8 Iron and steel 
columns 

Inspect for cracks and bulging                

                      
 

1.4 Building 
Envelope: 
Exterior Walls 

                  

1 Brick and stone 
walls 

Check for cracks, water penetration, 
efflorescence 

               

2 Stone steps Examine joints, check for cracking, 
staining, and biological growth 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

4 Metal eaves, fascia 
and cornice  

Check for flaking paint, rotting wood, 
secure connections 

               

5 Exterior paint – 
mineral paint 
applied to stone 
and brick, and 
latex paint applied 
to window frames 

Visually inspect for flaking, blistering, 
weathering 

              

           
 

1.5 Building 
Envelope: 
Roofing 

  
        

1 Slate roofing Inspect for loose slate, broken or rusted 
nails, and corrosion or other damage to 
valleys 

                

2 Gutters  Look for debris, corrosion, holes, faulty 
connections 

              

3 Downspouts Check for clogs, leaks, proper distance 
of discharge from building 

winter             

4 Perimeter 
drainage 
system(once 
installed, as per 
recommendations) 

Ensure proper installation and function               

5 Chimneys Inspect for structural stability, capping               

6 Attic vents Make sure unobstructed and adequate 
for space/climate 

              

           
 

1.6 Building 
Envelope: 
Windows and 
Doors 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

1 Wood windows Check for water seepage, cracked panes, 
rotted sash & cords 

                

2 Wood / stone / 
brick window sills 

Look for water seepage, flaking paint, 
decayed wood, loose mortar, spalling 
brick or delaminating stone 

 
             

3 Wood door sills Look for water seepage, flaking paint, 
decayed wood 

               

4 Wood doors, 
frames and 
hardware 

Inspect for damaged jambs, moldings, 
operational hardware, water seepage, 
flaking paint, decayed wood 

               

           
 

1.7 Interior 
Finishes 

  
        

1 Plaster ceilings Visually inspect for cracks, chips, water 
stains 

                

2 Plaster walls Visually inspect for cracks, chips, water 
stains 

               

3 Wall paper (where 
retained) 

Inspect for water stains, proper 
adhesion, other damage 

               

4 Wood wainscoting 
(including non-
historic wood trim 
on first floor, if 
retained) 

Check for water damage, decay, 
cracking, peeling paint - dust 

               

5 Wood trim Examine for damaged, missing 
molding, secure connection - dust 

 
             

6 Wood flooring  Oil; visually inspect for warping, 
excessive wear, damage 

 
    

 
       

7 Stone flooring 
(first floor) 

Look for cracks, chipped or broken 
pieces, stains 

               

8 Window coverings Check for damage, secure connections, 
excessive wear/dirt 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

9 Wood stairs and 
wood railings 

Examine alignment, look for excessive 
wear, deterioration 

              

10 Metal railings Check for rust, corrosion, flaking paint, 
and secure connections 

        

11 Wood casework Check for rotting, decaying wood, 
operational hardware 

              

12 Interior paint 
and/or clear 
finishes 

Look for flaking, dirt, water stains or 
blistering 

               

13 Interior glazing - 
interior storms 

Check for cracked or broken glass, 
failed attachments at storms 

 
        

Re-paint 
every 5 
years 

      

14 Basement doors 
and windows 

Check for cracked or broken glass, 
operation of doors; where boarded, 
make sure that moisture entry is not 
permitted 

               

15 Windows (interior 
surfaces) 

Check for cracked or broken glass, 
clean and dust 

               

           

   1.8 Architectural 
Features 

                  

1 Exterior stoop, 
stairs and landings 

Look for level surfaces, alignment, dirt, 
damage, discoloration 

                

2 Porches Look for level surfaces, alignment, dirt, 
deteriorated mortar joints 

               

3 Fireplaces Inspect damper, flue, and firebox for 
operability/cleanliness 

               

           

  2.1 Mechanical 
Systems  

                  

1 Water heaters Look for leaks, drain to reduce 
sediment build-up 

                



   Annaburg 
Manassas, VA 

Maintenance Checklist 
 

Annaburg, Historic Structures Report 
City of Manassas, Va 

 Maintenance checklist 
 30 December 2021 
 Page 9. 6  

 

  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

2 Furnace Check temperature setting, safety 
mechanisms, change filter 

               

3 Metal ductwork Inspect for holes, loose connections (as 
visible) 

              

4 Registers Examine for dirt, flaking paint, 
connections 

               

5 Air handling units Keep clear of debris/exhaust; ensure 
regular inspection 

               

6 Condenser units Ensure regular inspection by a qualified 
professional 

               

7 Exhaust fans Ensure working order, keep vent clear 
of dirt and debris 

               

8 Plumbing waste 
and vent piping 
and fittings 

Visually inspect for leaks, corrosion, 
damage 

               

9 Plumbing supply 
piping and fittings 

Visually inspect for leaks, corrosion, 
damage 

               

10 Plumbing fixtures Inspect for drips, leaks, ease of 
operation 

               

11 Utilities (water, 
heating, sewer, 
etc.) 

Ensure regular inspection by a qualified 
professional 

              

           

  3.1 Electrical 
Systems 

                  
 

Electrical service 
entrance 

Keep free of obstructions, dirt                 

1 Main switchgear Make sure accessible, inspect for 
corrosion, dirt, cobwebs 

               

2 Distribution 
panels 

Make sure accessible, inspect for 
corrosion, dirt, cobwebs 
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  Item Task Weekly Monthly Quarterly  Semiannually Annually After 
Storm 

 
Acceptable 

Not 
Acceptable 

3 Interior 
incandescent light 
fixtures 

Check bulbs, fittings, wall and ceiling 
connections 

               

4 Exterior light 
fixtures 

Visually inspect, replace lamps, check 
connections 

               

5 Electrical outlets Inspect for damage, secure plate 
connection 

               

           

  4.1 Life / Safety                   

1 Fire extinguishers Test proper operation                 

2 Fire alarm system Test proper operation                

3 Smoke detection 
systems 

Test proper operation                

4 Panic hardware Check operation and compliance with 
existing codes 

               

5 Lead paint Prevent flaking, excessive dust, 
exposure to children, remediate when 
appropriate 

               

6 Security alarm 
system 

Ensure regular inspection by a qualified 
professional 

  
 

            

7 Elevator (when 
installed) 

Ensure regular inspection by a qualified 
professional 
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Appendix 1: 1980 Virginia Historic Landmark Survey Plans 

 

 

 

Figure A1.1: Annaburg, Site, Survey Plans, Virginia Landmarks Commission, 1980.  The Virginia Department of 
Historic Resources.  

 

Figure A1.2: Annaburg, First Floor, Survey Plans, Virginia Landmarks Commission, 1980.  The Virginia Department of 
Historic Resources.  
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Appendix 2: 2008 Annaburg Manor Nursing Home Renovation Drawings, 
Architecture Incorporated 

 
Figure A2.1: Annaburg Manor Nursing Home, Renovation Drawings, Architecture Incorporated, 2008.  Sheet A1.1, 
existing conditions, original building and wings, basement. 
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Figure A2.2: Annaburg Manor Nursing Home, Renovation Drawings, Architecture Incorporated, 2008.  Sheet D2.1, 
existing conditions, original building and wings, first floor. 
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Figure A2.3: Annaburg Manor Nursing Home, Renovation Drawings, Architecture Incorporated, 2008.  Sheet D3.1, 
existing conditions, original building and wings, second floor. 
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Figure A2.4: Annaburg Manor Nursing Home, Renovation Drawings, Architecture Incorporated, 2008.  Sheet D4.1, 
existing conditions, original building and wings, third floor. 
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Figure A2.5: Annaburg Manor Nursing Home, Renovation Drawings, Architecture Incorporated, 2008.  Sheet A1.1, 
existing conditions, original building, all floors. 
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Appendix 2: Historic Photographs 

 
Figure A3.1: Annaburg, West elevation, ca. 1911. The Manassas Journal, 19 May 1911, clipping in the F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
 

 
Figure A3.2: Annaburg, view from second floor balcony, south elevation, to the south, ca. 1911. The Manassas Journal, 
19 May 1911, clipping in the F. Jones Photograph Collection, Virginia Department of Historic Resources. 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Appendix 3: Historic Photographs 
 30 December 2021 
 Page A3: 2  

 
Figure A3.5: Annaburg, west and south elevations, view to northeast, undated. The S. Hersch Photograph Collection, 
Virginia Department of Historic Resources. 

 
Figure A3.6: Annaburg, west and south elevations, view to northeast, undated. The S. Hersch Photograph Collection, 
Virginia Department of Historic Resources. 
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Figure A3.7: Annaburg, South (primary) elevation, ca. 1947.  G.B. Lorraine Scrapbook, Virginia Department of Historic 
Resources. 
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Figure A3.8: Annaburg, South (primary) elevation, ca. 1955.  Briggs Scrapbook, Virginia Department of Historic 
Resources. 
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Figure A3.9: Annaburg, South (primary) elevation, ca. 1955.  Briggs Scrapbook, Virginia Department of Historic 
Resources. 
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Figure A3.10: Annaburg, South (primary) elevation, ca. 1955.  Briggs Scrapbook, Virginia Department of Historic 
Resources. 



Annaburg, Historic Structures Report 
City of Manassas, Va 

 Appendix 3: Historic Photographs 
 30 December 2021 
 Page A3: 7  

 
Figure A3.11: Annaburg, South (primary) elevation, 1979. The F. Jones Photograph Collection, Virginia Department of 
Historic Resources. 

 
Figure A3.12: Annaburg, South (primary) elevation, 1979. The F. Jones Photograph Collection, Virginia Department of 
Historic Resources. 
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Figure A3.13: Annaburg, South (primary) elevation, 1979. The F. Jones Photograph Collection, Virginia Department of 
Historic Resources. 
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Figure A3.14: Annaburg, South (primary) elevation, 1979. The F. Jones Photograph Collection, Virginia Department of 
Historic Resources. 
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Figure A3.15: Annaburg, South (primary) elevation, second floor balcony, 1979. The F. Jones Photograph Collection, 
Virginia Department of Historic Resources. 
 

 
Figure A3.16: Annaburg, South (primary) elevation, view to south, 1979. The F. Jones Photograph Collection, Virginia 
Department of Historic Resources. 
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Figure A3.17: Annaburg, North elevation, 1979. The F. Jones Photograph Collection, Virginia Department of Historic 
Resources. 
 

 
Figure A3.18: Annaburg, North elevation, 1979. The F. Jones Photograph Collection, Virginia Department of Historic 
Resources. 
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Figure A3.19: Annaburg, “garden shed,” east elevation, 1979. The F. Jones Photograph Collection, Virginia Department 
of Historic Resources. 

 
Figure A3.20: Annaburg, “garden shed,” north elevation, 1979. The F. Jones Photograph Collection, Virginia 
Department of Historic Resources. 
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Figure A3.21: Annaburg, “garden shed,” “rear” elevation, 1979. The F. Jones Photograph Collection, Virginia 
Department of Historic Resources. 
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Figure A3.22: Annaburg, first floor, west portion of lobby (living room 146), view to southeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.23: Annaburg, first floor, west portion of lobby (living room 146), view to east, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.24: Annaburg, first floor, west portion of lobby (living room 146), view to northeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.25: Annaburg, first floor, central portion of lobby (living room 146), view to southwest, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 

 
Figure A3.26: Annaburg, first floor, central portion of lobby (living room 146), view to northwest, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.27: Annaburg, first floor, central portion of lobby (living room 146), view to northwest, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.28: Annaburg, first floor, central portion of lobby (living room 146), view to southeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.29: Annaburg, first floor, east portion of lobby (living room 146), view to northeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.30: Annaburg, first floor, east portion of lobby (living room 146), view to northwest, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.31: Annaburg, first floor, conference room (conference room 140), view to west, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 

 
Figure A3.32: Annaburg, first floor, conference room (conference room 140), view to southeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.33: Annaburg, first floor, conference room (conference room 140), view to northeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.34: Annaburg, first floor, stairs (stair 143), view to north, 1979. The F. Jones Photograph Collection, Virginia 
Department of Historic Resources. 
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Figure A3.35: Annaburg, second floor, President’s Office (President’s Office, 240), view to northeast, 1979. The F. Jones 
Photograph Collection, Virginia Department of Historic Resources. 

 
Figure A3.36: Annaburg, South elevation, view to north, photograph dated 2013, labeled “before” removal of wings. 
The S. Hersch Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.37: Annaburg, North elevation, view to south, photograph dated 2013, labeled “during” removal of wings. 
The S. Hersch Photograph Collection, Virginia Department of Historic Resources. 
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Figure A3.38: Annaburg, South elevation, view to north, photograph dated 2013, labeled “after” removal of wings. The 
S. Hersch Photograph Collection, Virginia Department of Historic Resources. 

 
Figure A3.39: Annaburg, Gate House, photograph dated 2013. The S. Hersch Photograph Collection, Virginia 
Department of Historic Resources. 
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	Chapter 5.0_Annaburg_HSR_MEP Analysis_15 July 2021_compressed.pdf
	GENERAL FACILITY OVERVIEW AND SCOPE
	EXECUTIVE SUMMARY
	MECHANICAL – The HVAC systems installed are in poor condition and not suitable for reuse in the upcoming project renovations.
	ELECTRICAL - The main electrical gear and fire alarm systems are newer and in good condition.  These two systems are anticipated to be reused for future fit up of the building.  All the branch circuits, lighting, and other electrical devices are expec...
	PLUMBING – Most all of the plumbing fixtures and much of the piping has been removed from the building.  All new services and piping shall be required as part of any future renovations.
	FIRE PROTECTION – The fire protection systems appears to be adequately sized and suitable for reuse for a future fit up of the building.
	MECHANICAL
	ELECTRICAL

	Chapter 7_Annaburg_HSR_Architectural Recommendations_15 September 2021.pdf
	The Secretary of the Interior’s Standards
	The first floor of Annaburg will be treated as a restoration zone.  The intent is that the first floor of a restored Annaburg will be used for public events, displays that interpreted the building and the grounds, and other public assembly functions, ...
	The second and third floors of Annaburg will be treated as rehabilitation zones.  To facilitate the rehabilitation of these floors for more functional space, the spaces may be subdivided with curtains, partial-height solid partitions, glass storefront...
	The basement of Annaburg will also be treated as a rehabilitation zone, though the intent for the basement will be passive uses, with minimal architectural intervention.  After the recommended civil and mechanical improvements are installed and the ba...
	Maintain Roof and Trim
	Gutters and Downspouts
	Lightning Protection System
	Repair Cornice
	Repair Masonry Walls and Chimneys and Walls
	Portico
	At existing cracking in stone portico beam elements, install pinning across cracks to reestablish connection between adjacent pieces. (Structural, Priority 2)
	Restore missing porte cochere
	As a restoration undertaking, restore the original porte cochere, which will allow the building to function with its original circulation pattern, which allowed for entrance both from the south (primary elevation and the west (the carriage or automobi...
	In the event that it is not possible to add an on-grade ADA entrance to the northwest corner room, a restored west port cochere offers the possibility of using that structure to provide an ADA-compliant ramped approach to a restored west entrance, sim...
	(Architecture, Priority 4)
	Restore east porch
	Restore the missing portions of the porch located on the east side of the house.  This new porch assembly would need to encompass drainage improvements made to the east side of the building, and allow access to the east bulkhead access to the basement...
	(Architecture, Priority 4)
	Terrace
	At exterior terrace, remove existing finishes and re-slope for proper drainage. (Architecture and Structural, Priority 2, priority assumes public does not use terrace in interim)
	At the exterior terrace, provide adequate ventilation through terrace structure to, in the short term, to dry out the area, and in the long term, to keep the space dry.  Passive ventilation may be achieved by removing the CMU infill into the previous ...
	If passive ventilation of the area beneath the terrace is not successful, powered-ventilation, using electric fans (triggered by solenoids set to respond to temperature or humidity) to move are across the area; one of the two louvres fans should be se...
	At exterior terrace, salvage, remove and reset upper two courses of stone. Install new railing or balustrade. While exposed, confirm presence of possible embedded and rusting steel/iron elements and treat appropriately. (Structural, Priority 2, priori...
	Restore Windows
	Exterior Doors
	Building Code and Accessibility
	Site and Site Drainage
	Guard Against Harmful Insects
	The first floor will become the primary public space for the entire building.  The intent is that the first floor rooms will be restored to their original character, and used as public spaces.  The two exceptions to this will be northwest corner room ...
	During interim period where the building is used for passive storage, limit the amount of materials stored on the first floor.  Heavy materials should not be placed above the basement east-west corridor in the location of compromised arches, until tho...
	Ceilings
	Walls
	Floors
	Interior Doors
	Lighting
	The second and third floors may serve as offices. The intent is that these spaces will be more functional in nature, and will be rehabilitated, rather than restored.  The intent is also that any public meeting or public function be held on the first f...
	During the interim period where the building is used for passive storage, limit the amount of materials stored on the second and third floors, with particular attention to flammable materials.  Be cautious when stacking materials on metal shelving; pl...
	Ceilings
	Walls
	Floors
	Interior Doors
	Lighting
	Interior: Attic and Roof
	At existing termite damaged or rotted attic framing, locally reinforce via sistering and replace rotted floorboards in kind. (Structural, Priority 2)
	At existing termite damaged or rotted roof framing, locally reinforce via sistering or replace in kind. (Structural, Priority 2)
	Install appropriately designed lintel or infill existing masonry penetrations in chimney masses. (Structural, Priority 2)
	Summarized and Prioritized Recommendations
	Masonry
	General masonry repairs
	Stone
	Plaster Repair
	Identifying Problems:
	Identifying Plaster Systems:
	Lime plaster
	Gypsum plaster
	Plaster Deterioration from Water Damage:
	Loose Plaster:
	Large Cracks:
	Small “hairline” Cracks:
	Delaminated Coats:
	Small areas of missing plaster:
	Large areas of missing plaster:
	Wood
	Repair by Wood Component Replacement:
	Custom fabricate new wood components to replace missing members or members deteriorated beyond repair.  Either replace the entire wood component or splice a new wood member into an existing member.
	Cut out deteriorated or damaged sections of wood components and replace them by splicing replacement wood components into existing remaining wood members.  Anchor new wood components by nailing and with adhesive.
	Install new replacement wood members with concealed stainless steel fasteners.  Fill nail holes and touch up the finish to match surrounding wood finish. Replacement wood components should be adjusted to prevailing conditions at installation areas bef...

	Repair by Removing Individual Units:
	Repair by Pretreatment and Patching Compound:
	Clean wood surfaces prior to consolidation treatment and patching.  If rotted or soft wood remains, remove down to sound wood according to patching manufacturer's written instructions.
	Apply wood pretreatment to soft wood fibers to remain, complying with manufacturer's written instructions.  Coat surfaces with consolidation treatment by brushing, applying multiple coats until the wood is saturated.  Allow treatment to harden before ...
	Mix only as much patching compound as can be applied at one time according to manufacturer's written instructions.
	Apply patching compound to fill depressions, nicks, cracks, and other voids created by removed or missing wood.  Apply the compound in layers as recommended in writing by the manufacturer until the void is completely filled.  Sand the patching compoun...
	Patch wood members that have been damaged and exhibit depressions, holes, or similar voids, and that have limited rotted or decayed wood.  Remove rotted or decayed wood down to sound wood.
	Treat wood members with wood pretreatment prior to application of patching compound, according to repair and patching material manufacturer's written instructions.  Caulk any open seams, especially where horizontal and vertical wood members meet.


	Wood Patching Materials
	Wood Pretreatment:  There are ready-to-use products designed for hardening and sealing soft fibers of wood materials that have deteriorated due to weathering and exposure and that are designed specifically to enhance the bond of wood patching compound...
	Wood Patching Compound:  A 2-part epoxy-resin wood compound with a 10- to 15-minute cure at 70 degrees Fahrenheit, in knife grade formulation and recommended by manufacturer for type of wood repair indicated.  The compound shall be designed for fillin...

	and Quickwood, by Polymeric Systems Inc.
	Recommendations: Protect adjacent materials from damage.  Clean existing wood columns, entablature, soffits, and eaves of mildew, algae, moss, plant material, loose paint, grease, dirt, and other debris.  Use a bristle brush and mildewcide to kill mil...

	Deteriorated Paint
	Severely deteriorated paint, including extensive cracked and loose paint film, is characterized by considerable cracking, checking, blistering, erosion, loss of adhesion, and severe chalking or mildew.

	Removal of Deteriorated Paint
	Recommendations: Remove the old paint film down to bare wood (or plaster) substrate by using hand-tool removal, scraping and sanding, chemical removal, or a combination of all three methods.
	The selection of the surface-preparation tools and methods should be determined by the particular site conditions. Do not use power tools, including sanders, grinders, and power brushing tools.  A heat plate (flameless) may be used.

	Surface Preparation
	General:  Use the gentlest appropriate method necessary to clean the surface in question. Wash surfaces by hand using clean rags, sponges, water, and detergent.
	Hand-Tool Cleaning:  Use wet sanding and wet scraping methods only.  Lightly mist the substrate before sanding or scraping.  Acceptable hand-tools include scrapers, wire brushes, sandpaper, steel wool, nonmetallic pads, and dusters.
	Solvent Cleaning:  Solvent cleaning may be used to remove oil, grease, smoke, tar, and asphalt from painted or unpainted surfaces before preparation work begins.  In addition, if necessary, spot-solvent cleaning may be employed just prior to the comme...

	Paint Removal Methods
	Removal Methods, General:  Where cleaning methods have been attempted and further removal of the paint is required because of incompatible or unsatisfactory surfaces for repainting, use the paint removal methods specified below.  Completely remove pai...
	Chemical Removal:  Chemical removal systems may be employed to remove parts or complete coatings of paint.  Spread the removers over the surface from which coatings are to be removed.  Remove the softened paint with a scraper (broad knife) or similar ...
	Mechanical Removal:  Use and selection of mechanical removal equipment shall be the responsibility of the painting restoration specialist.  Use of power paint removal tools is prohibited.  Acceptable tools for manual paint removal include scrapers, wi...

	Painting:
	General:   Apply paints to produce surface films without cloudiness, spotting, holidays, laps, brush marks, runs, sags, ropiness, or other surface imperfections.  Cut-in sharp lines and color breaks.  Use natural bristle brushes for the primer coat, i...
	The use of an oil-based primer is recommended, together with an oil-based intermediate coat and top coat for best adhesion to the historic wood surfaces.  For exterior trim or exterior woodwork, the top coat is to be gloss or semi-gloss.  Follow manuf...
	Protect adjacent surfaces and materials against damage from paint application.  Correct damage to adjacent materials and surfaces by cleaning, repairing, replacing, and refinishing, as approved by the architect, and leave in an undamaged condition.
	At the completion of the project, touch up and restore any damaged or defaced painted surfaces.

	Windows
	Sealants
	Metals
	Site
	Landscaping
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