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Original: January 24, 2023 

Added Language: January 31, 2023 

 

Andrew Carlton 

City Manager 

Gardiner City Hall 

6 Church Street 

Gardiner, ME 04345 

 

Re: Structural Evaluation of Existing Building 

Downtown Row Block 

235 Water Street 

Gardiner, ME 04345 

 

Dear Mr. Carlton: 

 

Pursuant to our phone conversation on Thursday, December 29, 2022; any electronic, phone, and/or personal 

correspondence concerning this project between December 29, 2022 and the issue date of this report; and our site 

reconnaissance on Monday, January 9, 2023; Wentworth Partners & Associates Inc. submits the following report 

of our findings.  It is a pleasure to have the opportunity to have been of service for the above referenced project.  

This report is based on our present understanding of the required scope of services as well as our knowledge and 

past experience with similar projects. 

 

Our original scope of service was to investigate and evaluate the existing downtown row structure located at 235 

Water Street in Gardiner. This site investigation was completed on Monday, September 27, 2021 with a final 

report of our finding issued November 8, 2021. This scope of service is to provide a follow-up report based on 

any additional information and/or findings of fact. Once again, this evaluation is part of the due diligence by the 

City of Gardiner to ensure a reasonable level of safety as well as public health and general welfare through 

structural strength and stability [IBC2015 § [A] 101.3 Intent] of the subject building and property. 

 

It can be clearly stated that the building unit in question is unstable and will fail. Portions of the building 

are well beyond repair and have already been recognized as dangerous. The failure of these portions of the 

building will be catastrophic. Furthermore, the failure of this building unit puts the occupants of the 

adjacent unit in grave danger.   Most likely this failure will not give time for anyone to react. This is 

particularly alarming for residential units where occupants could be sleeping and therefore less cognizant 

and responsive to the danger they are in. Any lower-level occupancy, especially at the basement level, could 

require many additional hours of rescue efforts by the first responders due to the instability of any 

remaining portions of the building units and the process of demolition removal required to evacuate 

survivors and/or bodies.  It is the opinion of Wentworth Partners & Associates, Inc. that the threshold of 

responsibility has been crossed and that any act to disregard the severity of the findings of this report 

should be considered a criminal act.  

 

EXHIBIT A
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Report Definitions 

 

Code  The Code refers to the state adopted Maine Unified Building & Energy Code [MUBEC], 

including, but not limited to, all references and standards adopted within. 

 

Unit  The Unit refers to the subject property as defined by the City of Gardiner 2021 tax commitments. 

The Unit represents the eastern-most third of a three-unit row building  

 

Building The Building represents the entirety of a three-unit row structure. 

 

Site Reconnaissance 

 

Reconnaissance 

On Monday, January 9, 2023 two representatives from Wentworth Partners & Associates, Inc., hereinafter 

referred to as the Consultant, did evaluate the above-mentioned structure located at 235 Water Street in Gardiner, 

Maine. This evaluation was limited to observation from outside the structure.  Our findings are as follows: 

 

In General 

The original report details our findings from a much more thorough visual inspection of the building. At the time 

of original inspection, the Consultant was granted access to all available spaces within the building. Areas not 

inspected at that time were deemed to be unsafe. From our original report we conveyed that the building unit is a 

wood frame structure as part of a three-unit row building block. The building block is confined within the 

masonry wall of the former adjacent building to the east and the party wall of the masonry row block to the west. 

The unit of discovery is the eastern most unit of this block. This unit is bounded by an unreinforced clay masonry 

wall, a former party wall, to the east and a multi-story wood frame consisting of two stories of beam/lintel 

framing (basement & main level) and two stories of platform framing or stud infill (second and third stories) to 

the west. The front exterior wall (Water Street) is a three-story partial platform frame wall founded on a full-story 

granite masonry foundation. The rear exterior wall (unnamed alley) is a four-story partial platform frame wall 

founded on a granite and concrete base. There is an attached wooden fire escape in the rear. The full report has 

been attached for reference.  

 

For our January 9th evaluation observation was limited to visual scrutiny from the public ways, namely Water 

Street and the alley behind the structure. Observations were made with a 16x52 Monocular Telescope where  

definition and clarity were required.  

 

No new observations were recorded at the Water Street frontage (front) of the building. Along the eastern party 

wall (right side) observations made were similar in nature to those observations from our September, 2021 visit. 

We then moved down to the back alley. From the back alley we clearly noted that the former party was separated 

from the roof framing entirely. Furthermore, it appears that this condition now extends to the third floor framing 

as well. This wall is not structurally stable. It is presently acting as a cantilevered wall without reinforcing. The 

wall is three-wythes (approximately 12”) thick. It is constructed of locally founded clay bricks with a lime/sand 

mortar mix as the binding agent. Lime/sand mortar has an extremely limited tensile strength. This means that the 

clay masonry units of the wall acting in tension during lateral movement events (i.e., wind, ice or snow) will 

separate at the joints instead of flexing when the wall is moving.  The separation of joints will further weaken 

with each movement event. Continued movement will eventually see the wall acting as hundreds of individual 

pieces instead of one continuous vertical diaphragm. This is best compared to a freestanding brick wall; no mortar 

at all. This wall is a dangerous situation. As stated in the original report:   

 

Other Major Structural Considerations 

This section of the report shall address two additional major structural issues. The first issue is the stability of 
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the existing unreinforced masonry wall previously mentioned. As discussed, this wall was originally the 

exterior wall of the adjoining structure to the east. The wall is founded on granite foundation blocks visible at 

the basement level. These two-foot-tall granite blocks are stacked and grouted along the base of the basement 

revealing one layer from back to front. At the front of the building a second layer is visible from 

approximately four feet out to the building corner. Next a four wythe clay masonry (brick) foundation wall 

from the foundation blocks to the first-floor framing level was constructed. From there the clay masonry 

continues as a three wythe wall up two and one-half more stories to the tapered parapet level above the roof. 

The strong axis of the wall is north-south and is approximately fifty-one feet long. The weak axis of the wall 

is east-west and is approximately twelve inches wide. In the original construction of the wall the weak axis 

was braced directly by the floor framing diaphragms of the original building. Hence horizontal movement of 

the wall was limited to intermediate deflections between floor levels. Adding to the stability of the wall was 

the tributary area of the gravity loading of the former building apportioned to this wall. At the time of our 

inspection those conditions no longer existed. This wall is now a freestanding cantilever wall. This modeling 

condition would be considered from first floor deck level of the subject unit to the parapet level at the roof. 

The true concern is that the wall is unreinforced. The design of this wall was never intended to be 

cantilevered. Without reinforcing this wall has no mechanism to resist tensile stresses caused by any lateral 

movement. Modeling the boundary condition at the base would most likely be considered a pin connection, 

meaning that the wall at said base point would be fixed for vertical and horizontal movement but free to rotate 

about that point. This was a noticeable condition to the inspectors at the time of the visit. The wall is 

separating from the building from the top, moving easterly toward the adjacent lot currently being used for 

outside seating for Gerald’s restaurant. It appears this condition is being further advanced at the roof level 

where there is a visible separation between the roof deck and framing members and the masonry wall. At the 

back of the building unit this gap appears to be about three inches. This is obviously an area where rain, snow, 

and ice can enter the subject unit. Damage to the masonry at the parapet and down the wall due to these 

environmental conditions is already evident. The exterior chimney, visible from the outdoor seating area, is in 

disrepair and shall be considered dangerous. 

 

Further complicating the issue is internal damage to the wall due to poor workmanship. As mentioned, this 

was formerly an exterior wall. Pre-planned openings in the wall were headed off with lintels at the time of 

construction. However, at some time in the past, the subject building unit and the adjacent former building 

were integrated at all three levels. This merger fully integrated a majority of the buildings at the first-floor 

level with the installation of a steel built-up beam and columns to support the remaining masonry wall above. 

However, this merger also added new openings to access the second and third floors of the subject building 

unit from the existing floor layouts of the former building. These openings in the masonry were butchered, 

unbraced, and unsupported. The long-term effects of this poor workmanship are quite evident now, both 

inside and outside the building unit. Major stress cracks have opened between the upper unsupported opening 

and a lower original opening. This stress crack penetrates all three layers of brick rendering all masonry work 

above this level as dangerous. Loose bricks were easily picked off the wall by hand and numerous fallen 

bricks were already on the floor at each transition stairway. Overall, the masonry wall, without immediate 

support and stabilization, shall be considered dangerous from the second-floor framing to the roof parapet. A 

further study and shoring plan, as issued by a licensed structural engineer, shall be required to determine a 

permanent solution if the wall is to remain. Any shoring would need to occur immediately before further 

environmental damage occurs. 

 

Conclusion 

 

It is the professional opinion of Wentworth Partners & Associates, Inc. that the subject building unit is a clear and 

present danger to the public health and general welfare of the community. The entirety of this report again 

highlights the deficiencies in the structural strength and stability of the building unit. These deficiencies are 

overwhelming in comparison to the building unit’s remaining or usable integrity. The only determination being 

reiterated in this report is that this building unit is dangerous to human life and public welfare, and shall be 
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considered a dangerous building within the meaning of the law. In accordance with Maine State law, “To adjudge 

a building to be a nuisance or dangerous, the municipal officers or county commissioners must find that the 

building is structurally unsafe, unstable or unsanitary; constitutes a fire hazard; is unsuitable or improper for the 

use or occupancy to which it is put; constitutes a hazard to health or safety because of inadequate maintenance, 

dilapidation, obsolescence or abandonment; or is otherwise dangerous to life or property” [17 M.R.S.A. §2851 2-

A]. This report clearly defines the building as unsafe and unstable. In accordance with the Code, “unsafe 

structures shall be taken down and removed or made safe, as the building official deems necessary” [IBC2015 § 

[A] 116.1].  

Again, it has been clearly stated that the wall in question is unstable and will fail. The failure will be catastrophic.  

Please peruse this document. Should you have any questions or comments please do not hesitate to contact me. 

No destructive or invasive testing was performed as part of this inspection. Our visual observation of the structure 

was limited only areas that were available at the time of inspection. This visual observation does not constitute an 

analysis of the structure, in part or in whole. Observations and subsequent assessments are based on our 

understanding of the scope of services requested upon us and limited to the restrictions thereof. Our inspection, 

including this report, is not to be considered as a guarantee of condition and no warranty is implied.  

 

Very truly yours, 

WENTWORTH PARTNERS & ASSOCIATES 

Steven C Govoni 
Steven C. Govoni, P.E., M. ASCE 

President 

 

Attachments: 

 

195-21 RPT 2021-11-08 235 Water Street (Gardiner, ME) Investigation Report and Findings 
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1884 Map 
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