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BUILDING EXTERIOR EVALUATION 
WALSH MIDDLE SCHOOL 

14 VERNON STREET 
FRAMINGHAM, MA 01701 

GENERAL BUILDING INFORMATION 

Walsh Middle School (Walsh) was built in 1969. The 
two-story building is constructed with a combination 
of cast-in-place concrete and brick masonry. Walsh is 
middle school housing grades 6 through 8, and it 
contains a cafeteria, kitchen, gymnasium, 
auditorium, library, bathrooms, and assorted 
classrooms and offices.   

Gale reviewed the existing building which is reported 
to be approximately 201,000 sq. ft. in area. Walsh is 
rectangular in shape with two courtyards in the 
center. The school has approximately 15,000 sq. ft. 
of 2.5 ft. wide painted steel framed punched 
windows with single pane glazing. Walsh also has 
sixty-two (62) hollow metal single or double access 
doors, some with sidelights and transoms. The 
building cladding is composed entirely of brick and 
mortar. Expansion joints are dispersed throughout 
the building at approximately 20 to 30 ft. intervals, 
and appear to be constructed with a silicone or butyl 
selant. The perimeter sealant at windows and doors 
also appears to be silicone or butyl.  

REVIEW OF EXISTING DOCUMENTS 

To assist Gale in performing the evaluation of Walsh 
Middle School, representatives from Framingham 
Public Schools provided Gale with the following 
documents and drawings:  

1. Walsh Middle School – Information sheets
including contact information, building
information, utility information, building
features and transportation.

2. Walsh Middle School – Floor plans designed by
Be Safe Technologies, Inc. The floor plans
provided room and door numbers.

3. Walsh Middle School – Documents with photos
of the school both from a ground view and an
aerial view.

Figure 1: Partial view of the South Elevation. 

Figure 2: Partial view of the East Elevation. 

Figure 3: Partial view of the North Elevation. 
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EXISTING EXTERIOR CONDITIONS 

Gale performed a visual evaluation of the building’s 
existing exterior cladding, doors, windows and 
associated components. The brick masonry 
appeared to be in fair condition overall. Step 
cracking, efflorescence and deteriorated mortar 
were observed occasionally throughout the brick 
walls. Stress cracking and spalling were observed 
occasionally in the concrete trim and concrete 
foundation of the building. Sealant at doors, 
windows and expansion joints is failed in areas. In 
addition, window glazing sealant has failed on 
approximately half of the building.  

Exterior Observations: 

1. The existing window systems are non-thermally
broken painted steel framed punched windows
with single pane glazing.

2. Window glazing throughout the building is clear
glass. Glazing appears to be in good condition
overall.

3. The steel window frames are in fair to poor
condition. Some frames are rusted at the sill
where window perimeter sealant has failed (Fig.
4).

4. The existing door systems are approximately 3
foot wide, 7 foot tall hollow metal single or
double doors. Some doors have sidelights and
transoms. Doors appear to be in good condition
overall.

5. Approximately 200 linear feet of expansion joint
sealant throughout the building is in fair to poor
condition. Poor condition is evident by cracking
(cohesive failure) and dry, hard texture which
has de-bonded from the brick masonry (adhesive
failure) (Fig. 5).

6. Approximately 25% of all window, door and
louver perimeter sealant has failed. This is
evident by cracking (cohesive failure) and dry,
hard texture which has de-bonded from the brick
masonry (adhesive failure) (Fig. 6).

Figure 4: View of rusted window frame. 

Figure 5: View of expansion joint in poor condition. 

Figure 6: View of failed window perimeter sealant. 
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7. Approximately 50% of all window glazing sealant
has failed. This is evident by cracking (cohesive
failure) and dry, hard texture which has de-
bonded from the window (adhesive failure) (Fig.
7).

8. Approximately 2% of mortar throughout the
building is deteriorated (Fig. 8).

9. Approximately 300 square feet of efflorescence
was observed throughout the building (Fig. 9).

10. Approximately 700 linear feet of stress cracking
was observed throughout the building’s
concrete foundation (Fig. 10).

11. Approximately 150 square feet of spalling was
observed throughout the building’s concrete
foundation and concrete trim (Fig. 11).

12. Approximately 50 linear feet of step cracking was
observed throughout the building’s brick walls
(Fig. 12).

13. Approximately 24 square feet of bowed concrete
trim was observed on the north elevation (Fig.
13).

14. Approximately 150 square feet of spider cracks
were observed in the building’s concrete
foundation on the south and west elevations (Fig.
14).

Figure 7: View of failed window glazing sealant. 

Figure 8: View of deteriorated mortar. 

Figure 9: View of efflorescence. 

Figure 10: View of stress cracking in the building’s concrete 
foundation. 
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Figure 11: View of spalled concrete at cast-in-place 
concrete fascia. 

Figure 12: View of step cracking. 

Figure 13: View of bowed concrete fascia panel at north 
elevation. 

Figure 14: View of spider cracks in concrete foundation. 
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DISCUSSION AND RECOMMENDATIONS 

Gale has evaluated the windows, exterior doors and 
cladding at Walsh in an effort to provide Framingham 
with a better understanding of their current 
condition and serviceability. 

Please note the following exclusions: 

Hazardous materials testing was not
conducted as part of this building evaluation.
Door and window operation was not
reviewed as part of this building evaluation,
only exterior visual observations of the
doors and windows have been included.

Windows: 

Based on Gale’s visual observations of the window 
systems, it is our opinion that the existing steel 
framed windows are thermally inefficient and in 
poor condition. The aluminum window units are 
single glazed and do not have thermally broken 
frames or sashes. In addition, the noted deficiencies 
of the units are likely to allow air and moisture 
infiltration into the building.  

Typically, steel window systems have a service life of 
approximately 30 to 40 years depending on the type 
of system, frequency of use, maintenance and 
exposure to weather. Gale could not locate a 
manufacturer’s date stamp on the window frames or 
glass components and therefore the age of the 
existing windows is unknown. However, it does 
appear that the windows are original to the building 
and are nearing the end of their useful service life.  

In general, the frame and glazing systems lack 
adequate air and moisture protection due to failed 
sealants and glazing components and cannot resist 
thermal transfer through the conductive metal due 
to the lack of a thermal break. Similarly, the single 
pane glazing’s offer little resistance to thermal 
transfer, or control of solar gains and visible light. 
Therefore, due to the poor thermal performance of 
the frames, it is recommended that these systems be 
replaced within the next 3 - 5 years.  

Entrances: 

The existing steel storefront entrance framing 
appears to be in fair condition, however the it lacks 
adequate air and moisture protection due to failed 
sealants and glazing components and cannot resist 
thermal transfer through the conductive metal due 
to the lack of a thermal break. Similar to the windows, 
the single pane glazing offers little resistance to 
thermal transfer, or control of solar gains and visible 
light. Therefore, due to the poor thermal 
performance of the frames and glazing components, 
replacement of all storefront entrances may also be 
considered to occur within the next 3 - 5 years when 
the window renovations are performed, as it may be 
more cost effective to perform the window 
renovations under the same contract.  

Exterior Wall Cladding: 

Based on Gale’s visual observations of the brick 
masonry, and cast-in-place concrete wall cladding 
systems, it is our opinion that, while the masonry is 
generally in fair condition, there are several deficient 
conditions such as displaced precast panels, step 
cracking, deteriorated mortar conditions, and 
damaged or loose bricks that could allow the passage 
of moisture into the cavity wall.  

The bowed concrete could potentially be due to poor 
form work during construction but should be 
reviewed by a structural engineer. Brick masonry 
units under this area appear loose and present a 
potential fall hazard to pedestrians.   

Step cracking, deteriorated mortar joints, and 
damaged or loose bricks are a potential source of 
moisture infiltration. Long exposures to moisture 
may accelerate deterioration of the brick and mortar 
and can pose a concern of a freeze/thaw cycle. Note 
that spot repointing to address sections of 
deteriorated mortar joints may provide a “spotty” 
appearance to the wall surface.   

Based on the current condition of the brick masonry 
wall system, it is recommended the previously noted 
deficiencies be repaired within the next 0 - 3 years. 
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COST ESTIMATE 

The budget estimates presented in this report have 
been broken down for the recommendations listed 
for each option. These estimates, which are based on 
current construction costs, should be considered 
preliminary and should not be used for sensitive 
budgeting. All estimating was performed using 
historical and market trends to establish unit pricing.  
These estimates have been generated by various 
sources and may not reflect the actual conditions at 
the time of construction. These budget estimates do 
not include additional engineering evaluation or 
design services, construction administration services, 
or permitting costs.  These budget estimates also do 
not include soft costs associated with Walsh’s 
project management, site supervision, designer fee’s 
or site renovations associated with the site logistics. 
The line items within the estimate include a ten-
percent (10%) design and construction contingency, 
as a defined scope has not been determined, as well 
as to account for potential unforeseen conditions 
that may be encountered.  Framingham may want to 
budget the recommended work as follows: 

Recommended Repairs: 
Window and Doors Replacement, Sealant Repairs
Material and Labor Subtotal ........................ $1,607,946

General Conditions, Mobilization, 
Bonds, Insurance, Overhead 
and Profit 15% .................................. $241,192 
Design and Construction 
Contingency 10% .............................. $184,914

Total Estimated Cost: ..……. ........................ $2,156,095 

Total Estimated Cost: ..……....................... $2,156,095 

*Please note that these budgets are based upon 
2020 construction prices and escalation for delayed 
construction should be considered.


