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1001 West Broadway Avenue Building 

 
EXECUTIVE SUMMARY 
  
 The 1001 West Broadway Avenue Building is a three story building.  It has 

been vacant for the past several years. The intent of this review was to identify 
building components that require repair to maintain the safety and stability of 
the structure.  

  
 In 2009, Buildings Consulting Group, Inc. (BCG) was retained by the 

Department of Community Planning and Economic Development of the City of 
Minneapolis (CPED) to perform engineering services for the 1001 West 
Broadway Avenue Building.  The intent of that review was to identify building 
components that required repair to maintain the safety and stability of the 
structure. All recommendations made during that review are still applicable. 

  
 The intent of this review update was to identify building components that 

require repair to maintain the safety and stability of the structure after portions 
of the building had been exposed during demolition operations of the building 
additions and debris removal from the interior of the building. 

  
 Several components of the building are distressed and unstable.  We 

recommend that these components be addressed to maintain the stability of 
the building.  These components include: 
 
 The deteriorated wood joist ends at the foundation and sill bearing 

locations at the east and west exterior walls. 
 The deteriorated wood stud ends that bear on the wood sill. 
 The deteriorated wood sill at the east, south and west elevations. 
 The deteriorated sheathing typically located at the building sill level and 

extending a few feet up. 
 The deteriorated wood studs and sheathing at the east and west corners 

of the south elevation, extending a nearly the entire height of the building. 
 Building areas exposed during the addition removal do not have a weather 

barrier. 
 Distressed vinyl siding at the west elevation. 

  
 We recommend budgeting $55,000 to $80,000 for these structural stabilization 

measures to maintain the stability of the building.  We recommend that these 
stabilization measures be made this year. 
 
Additional review is recommended every few years to observe the stability of 
the building components until the building is either demolished or renovated.  

  
INTRODUCTION 
  
 Buildings Consulting Group, Inc. (BCG) was retained by the Department of 

Community Planning and Economic Development of the City of Minneapolis 
(CPED) to perform additional engineering services for the 1001 West 
Broadway Avenue Building.  The intent of this review update was to identify 
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building components that require repair to maintain the safety and stability of 
the structure after portions of the building had been exposed during demolition 
operations of the building additions and debris removal from the interior of the 
building. 

  
 This review generally included: 
  Visual observations of accessible structural components. 

 Identification of concern issues and repair priorities in each area. 
 Cost estimates for correction of the structural stability conditions. 
 Providing a written report summarizing our observations and 

recommendations. 
  
BUILDING DESCRIPTION 
  
 The 1001 West Broadway Avenue Building is constructed of a structural wood 

frame over a full basement, and was built around 1880.  The original building 
was 3 stories in height above grade with a flat roof, and 1 story below grade.  
Additions at the rear (south) of the building were removed in early July, 2011, 
prior to our observations. 

  
 

 
Photo 1, thumbnail 

The above grade structural walls of the original building appeared to be 
constructed of rough-sawn 2x6 studs at the lower two levels and 2x4 studs at 
the upper level.  Floors were constructed of rough-sawn 2x14 joists.  The roof 
and ceiling constructions were separate; each was rough sawn 2x8 joists.  The 
interior finishes were plaster on wood lath, and tongue-in-groove wood 
flooring.  The exterior sheathing was tongue-in-groove horizontal boards.  At 
the north and east elevations the exterior siding was comprised of brick 
masonry veneer supported on a foundation brick ledge.  The south elevation 
exterior siding was comprised of stucco on metal lath over clapboard siding. 
The clapboard siding was exposed where the one story additions had been 
removed.   

  
 The original building had 4 chimneys clad with stucco.  A wood cornice was 

present at the north elevation with a short return on the east elevation. 
  
 A full basement was present below grade at the original building.  This was 

divided into east and west halves.  Access to the west half was via a stairs 
located at the northeast corner of the west store. The west basement was 
unfinished with mortared limestone foundation walls.  Access to the east half 
was via a stairs at the southeast of the store.  The south half of the east 
basement was finished. The north half of the east basement was generally 
unfinished with mortared limestone foundation walls. 

  
 The interior of the building was vacant. All debris reported in the 2009 report 

had been removed. 
  
BACKGROUND INFORMATION 
  
 Limited background information was available regarding the building.  Verbal 

information provided by the CPED was limited but included that the building 
had been vacant for the past several years.  The original building was 
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constructed in about 1880, according to Hennepin County tax information. The 
type of construction and materials observed support the 1880 construction 
date. 

  
 In 2009, Buildings Consulting Group, Inc. (BCG) was retained by the 

Department of Community Planning and Economic Development of the City of 
Minneapolis (CPED) to perform engineering services for the 1001 West 
Broadway Avenue Building.  The intent of that review was to identify building 
components that required repair to maintain the safety and stability of the 
structure. 
 
The 2009 review identified several components of the building that were 
distressed and unstable and required immediate stabilization: 

 
 The distressed stucco at the west elevation 
 The top few feet of the protruding chimney at the west wall over the 

adjacent property 
 Loose brick at the east parapet 
 Isolated fields of loose brick on the east elevation. 
 
The 2009 review identified several other building components that showed 
distress, but did not need immediate stabilization repairs.  These building 
components included: 
 

1. The wood frame (including wall studs, joists, floor boards, and 
sheathing) of the original building. 

2. Cornice on the north elevation. 
3. Fire escape on west elevation. 
4. Roof access ladder on the east elevation. 
5. Foundation walls. 
6. Building additions. 

  
 The Department of Community Planning and Economic Development of the 

City of Minneapolis (CPED) performed repairs and other work since 2009 to 
stabilize the building and to enhance its marketability. The demolition work at 
the south elevation and interior debris removal exposed more of the building 
construction. 
 
These items included: 
 
 Installing protective retaining fabric over the loose brick at the east parapet 
 Removal of the distressed stucco at the west elevation 
 Removal of the fire escape at the west elevation 
 Installation of vinyl siding at the west elevation 
 Removal of the top few feet of the protruding chimney at the west wall 

over the adjacent property 
 Removal of all debris from the interior of the building 
 Demolition of the two one-story building additions 
 Installing more secure street level protection at the north elevation 
 Installing plywood over all windows at all elevations 

  
REVIEW SUMMARY and DISCUSSION
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 We reviewed the project site on Monday, July 12, 2011. 

 
Hand sketches, brief notes, and photographs were used to document our 
observations, which are summarized in the following paragraphs.  Images 
referenced in the text are attached to the end of this report; a few images have 
been included with the text for clarity and to improve readability. 

  
 Foundation 
  
 Generally, the foundation walls appeared to have significant distress, but 

appeared to be currently stable.  No horizontal cracking, deflection, or rotation 
was observed at either basement.  There was no apparent foundation 
movement or differential settlement visible from inside the basement or 
sidewalk.   

  
 Several openings in the foundation had been infilled. Infill materials consisted 

of brick, limestone, and masonry units. 
  
 A concrete floor slab was present in each basement.  There was no significant 

cracking or displacement of the concrete floor slab. 
  
 The foundation at the west half of the basement was viewable from the 

interior.  It consisted of mortared limestone.  The mortar at the lowest about 3’ 
was deteriorated and had fallen out of the joints at the west half of the 
basement to a depth of a few inches. No interior waterproofing membranes 
were observed.   

  
 
 
 

 
 

The south half of the foundation wall at the east half of the basement was 
concealed by deteriorated finishes. Staining on the wall finishes indicated the 
basement had been previously flooded to a depth of about 3’.  The north half 
of the foundation wall was viewable from the interior. Shallow mortar 
deterioration was visible at the limestone foundation wall. Evidence of water 
movement was observed near the base of the most easterly foundation wall. 
No interior waterproofing membranes were observed. 

  
 A portion of the exterior side of the south foundation wall was uncovered 

during removal of the additions. The exposed exterior foundation wall was 
mortared limestone with severely deteriorated mortar in some areas to a depth 
of a few inches. No exterior waterproofing membranes were observed (photo 
2). 

  
 Original Structure 
  
 Generally, the original wood structure appeared to have significant distress 

with areas of instability. Most significant distress appears to be at the first floor.
  
 Wood joists ends were severely deteriorated at the foundation and sill bearing 

locations at the east and west exterior walls, leaving the floor system possibly 
unsupported at some areas. Vertical displacement of up to two inches was 
observed (photo 3). Temporary shoring was in place to support distressed 
areas of the floor system near the foundation walls at the west exterior 
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foundation (photo 4). Distress appears to be widespread at both the east and 
west exterior foundation walls where the joists bear on the foundation and sill. 

  
 Wood sill timbers bear directly on the foundation wall and support the vertical 

wall studs and joist ends. The wood sill timbers were observed to be severely 
deteriorated where they were exposed along the south foundation wall during 
the recent addition demolition (photo 5). Although not all of the sill timbers 
were observed, it is expected that concealed sill timbers at most foundation 
walls are also equally deteriorated, due to observed joist end deterioration 
within the same vicinity. Additionally, wood stud ends were deteriorated about 
one foot where they end bear on the sill (photo 6). 

  
 Wood wall studs were observed to be decayed at the south elevation at both 

the east and west corners, extending most of the height of the building (photo 
7). Sheathing within the area was observed to be decayed at a few locations, 
and expected to be deteriorated to the same extent as the wall studs.  The 
exposed portion of the original building from addition removal was decayed at 
corner sheathing and wood studs. 

  
 Building Additions 
  
 The two building additions at the south side of the building were entirely 

demolished prior to the review. At the time of the review, work was in progress 
to enclose the basement access to the original building so the adjacent void 
area, previously enclosed by the additions, could be backfilled (photo 8).  

  
 Stucco Veneer on West and South Walls 
  
 
 
 
 

The unstable portion of the stucco west wall, described in the 2009 report, was 
removed and replaced with vinyl siding as part of stabilization. Stucco remains 
on the portion of the west wall south of the protruding chimney.  
 
The remaining stucco veneer on the south wall did not display significant 
dislocation. 

  
 The stucco at the south elevation did not display significant dislocation; 

however, it appears to be of the same construction and is probably susceptible 
to ongoing deterioration and distress. 

  
 The condition of the stucco veneer combined with the significant deterioration 

of the underlying clapboard siding may allow significant rainwater intrusion, 
resulting in further deterioration of the structurally supporting wood 
components. 

  
 Vinyl Siding 

  
 The unstable portion of the stucco west wall, described in the 2009 report, was 

removed and replaced with vinyl siding as part of stabilization. The vinyl siding 
has become loose and has fallen off at a few locations. It is possible that the 
underlying sheathing is decayed and will not retain nails. 
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 Brick Veneer and Parapet 
  
 Generally, the brick veneer at the east elevation displayed isolated areas of 

poorly bonded brick.  The north elevation did not appear unstable; however, it 
did display widespread mortar joint deterioration. 

  
 
 
 
 
 
 

The brick veneer appeared to be a single thickness; no lateral brick ties were 
observed.  However, no significant out-of-plane dislocation was observed 
relative to window frames or viewing along the plane of the wall.  There was 
significant step cracking and mortar voids, mostly concentrated at the north 
and south ends of the east elevation.  Less cracking and distress was 
observed on the north elevation. 

  
 The east wall parapet appeared to bow outward several inches and displayed 

a slight outward rotation at the top.  Additionally, there was brick and mortar 
cracking in the brick parapet.  This area was retained with protective retaining 
fabric during recent stabilization efforts. 

  
 Wood Cornice and Chimneys 
  
 The wood cornice and the 4 chimneys appeared to be distressed and aged, 

but currently stable. 
  
 The wood cornice is on the north elevation and at the roof parapet.  The 

cornice was constructed of wood and was significantly weathered.  However, 
no dislocated or significantly distressed structural components were observed.

  
 The four brick chimneys were observed from ground and appeared to be brick 

with a stucco coating.  Some of the stucco had deteriorated and spalled.  The 
chimneys were set back from the roof edge by about 1’. 

  
 Chimney of 1005 West Broadway Avenue Building 
  
 The protruding chimney at the west elevation of the building appears to be part 

of the adjacent property.  The top few feet have been removed as part of 
stabilization. The lower part displayed significant cracking and mortar 
deterioration. 

  
CONCLUSIONS and RECOMMENDATIONS
  
 The wood framing of the original building displays significant distress with 

areas of instability for which we recommend repairs to stabilize the structure.  
  
 We recommend the following stabilization repairs due to the risk of structural 

failure. The stabilization repairs described below will provide permanent 
support of the structure and aid future renovation of the building. 

  
 Stabilization should be performed in 2011.   
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 We recommend budgeting $55,000 to 80,000 for stabilization repairs. 
  
 1. Wood Framing Repairs 

 
A budget of about $50,000 to $75,000 should be established for this 
repair. 
 
A. Removal of basement finishes at joist repair locations. 
B. Removal of brick infill between joists at east and west foundation 

walls. 
C. Removal of about 4’ of the finish floors and subfloors adjacent to east 

and west exterior walls for joist access and framing repair. 
D. Removal of about 4’ of the  interior and exterior finishes at the base of 

the east, south and west exterior walls for access and framing repair. 
E. Removal of deteriorated joist ends, sill timbers, sheathing and stud 

ends. 
F. Installation of new built-up perimeter sill with a treated plate adjacent 

to masonry. 
G. Installation of new joist ends sistered to existing joists and framed to 

new sill with joist hangers. 
H. Installation of new studs sistered to existing studs where deteriorated. 
I. Installation of new sheathing and subfloors. 

  
 2. Weather Barrier Repairs 

 
A budget of about $5,000 should be established for this repair. 
 
A. Repair vinyl siding at the west wall where damaged. 
B. Install vinyl siding at the south wall at repair location. 

  
 If the building is not renovated in the next 2 or 3 years, additional review is 

recommended to observe the stability of the building components.  
 
Past deferred maintenance, aging, and weathering has likely allowed new 
distress to occur at an accelerated pace.  New distress can, and should be 
expected to occur in the next few years until the building is either demolished 
or renovated. 
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