
  October 10, 2016 

CONDITION ASSESSMENT REPORT FOR 

THE WILLOWS 
A PROPERTY OWNED BY RADNOR TOWNSHIP, PENNSYLVANIA 

 

 

PREPARED BY 

Avison Young  
Project Management Division 

5 Tower Bridge 
300 Barr Harbor Drive, Ste. 150 
West Conshohocken, PA 19428 

          



 

1 
 

 
 
Table of Contents 
 
Executive Summary      3 
 

Purpose and Function      
Scope of the Investigation      
Future Use Options 

 
Property Summary      5   

General Description 
General Physical Condition 

 
Assumptions and Limiting Conditions    7 
 
System Description and Observations   8 

Overall General Description 
 
Site       8 

Topography 
Storm Water Management 
Access and Egress 
Paving, Curbing, Parking 
Landscaping & Appurtenances 
Utilities 

 
Building Envelope      13    

Building Structure 
Facade 
Roofing 
Windows and Doors 
 

Building Systems      14 
Plumbing 
Heating 
Air Conditioning & Ventilation 
Electrical 
Life Safety/Fire Protection 
Vertical Transportation 



 

2 
 

 
Historic Building Materials    15 

Areas of High Historic Significance  
Exterior Materials 
Interior Materials 
 

Accessibility Evaluation     17 
Accessible Route throughout property 

 
Hazardous Material Observations   18 

Asbestos 
Lead-based Paint 
 

Action Matrix of Probable Costs     20 
 
Action Plan Diagrams      26 
 
Appendix 

Property Photographs 
REPSG Report of Asbestos Survey 
REPSG Report of Lead-based Paint Survey  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

3 
 

Executive Summary 
 
Purpose and Function 
 
The purpose of this report is to summarize the physical condition of the subject property to assist 
the Township with its short-term, mid-term, and long-range planning and goals for the building 
and to provide cost estimates for six options that could be considered to facilitate the reuse of 
the property and/or building structure. 
 
Scope of the Investigation 
 
Senior Project Manager, Sara Anderson, NCIDQ and Project Manager, Jennifer Stark, AIA, CSBA 
visited the property on August 23, 2016 and conducted a review of the building and surrounding 
site.  Two subsequent visits were made to gather additional information. 
 
The Asbestos Report dated January 4, 2013 and the Lead-based Paint Report dated January 9, 
2013 prepared by React Environmental Professional Services Group, Inc. (REPSG) for The Willows 
Mansion and Cottage were also reviewed.  These reports were used as the basis for estimating 
the expense for abatement.   
 
We reviewed cost information from R. S. Means Cost data as well as data in our files to provide 
cost estimates. 
 
Future Use Options 
 
Based on our understanding of the property, the recent past function of the building, and our 
evaluation of the conditions, we have identified six (6) courses of action that address scenarios 
varying from demolition to comprehensive renovation and restoration.  The probable lump sum 
price for each option is provided below. The probable costs do not include escalation beyond 
2017, prevailing wage impact, or account for economic changes to material and fuel costs.  A 
detailed Action Plan Matrix with line item pricing is located on Page 20.   
 

• Option 1 – No Action (Estimated Cost- $0)  
The Township will carry the property as a mothballed resource. 
 

• Option 2 - Demolition (Estimated Cost Range – with prevailing wage $240,000 - 
$305,000 or without prevailing wage $200,000 - $270,000)  
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The Township turns the property over to a demolition contractor.  The scope of work 
would include: 
 

1. Fence the area during the work. 
2. Demolish the building and hardscape. 
3. Remove the basement and foundations and crush masonry. 
4. Backfill basement to grade with crushed material. 
5. Import clean fill and 4” topsoil. 
6. Seed per Township specifications.  

 
• Option 2A – Demolition with the Terrace to remain (Estimated Cost Range – with 

prevailing wage $240,000 - $305,000 or without prevailing wage $200,000 - $270,000) 
plus $20,000 for the Terrace related work.  

The Township turns the property over to a demolition contractor.  The scope of work 
would include: 
 

1. Fence the area during the work. 
2. Demolish the building and hardscape. 
3. Remove the basement and foundations and crush masonry. 
4. Backfill basement to grade with crushed material. 
5. Import clean fill and 4” topsoil. 
6. Seed per Township specifications.  
7. Retain the rear terrace hardscape and use this area for passive recreation. The 

surrounding grade would be augmented so that the area is accessible from the 
paved courtyard and no more than 30” above the lawn on the opposite side 
looking toward the pond. 

 
*For either Demolition effort, the Township could consider selling architectural salvage for 
profit. The salvage dealer would be responsible for the removal of the select items or 
building materials after the abatement work is done, but before the building is turned over 
to the demolition contractor.  

 
• Option 3 – Selective Restoration (Estimated Cost- $1,394,000)  

This option rehabilitates the 1st floor and select rooms on the 2nd floor of the mansion.  
This involves removing the Solarium and replacing it with an up-to-date structure, in-
keeping with the character of the mansion, that would provide a fully integrated event 
space suitable as a single room rental or to supplement a full 1st floor rental.  The historic 
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attributes of the mansion would be refurbished and retained.  New restroom facilities, 
expanded accessible toilets, and an elevator for access to the 2nd floor (with a 3rd floor 
option available) are proposed.   
 

• Option 4 – Status Quo- 1st First Floor Only (Estimated Cost - $691,400) 
This scheme proposes to rehabilitate the 1st floor as-is without any changes to the general 
floor plan or Solarium except for improvements that are required to meet current life 
safety codes.   

 
• Option 5 – Status Quo 1st & 2nd Floors (Estimated Cost - $1,096,400)   

This scheme proposes to rehabilitate the 1st and 2nd floors without any changes to the 
general floor plan or Solarium except for improvements that are required to meet current 
life safety codes.  This includes the addition of an elevator to service the 2nd floor to meet 
ADA requirements.    

 
• Option 6 – Comprehensive Renovation and Restoration (Estimated Cost- $2,169,400) In 

this option the entire interior of the 1st, 2nd, and 3rd floors are gutted and renovated, with 
the exception of highly significance features which will be retained and restored. The 
new design would support futures uses such as public meetings, fitness classes, 
luncheons, school banquets and school dances.   The upgrades would include building and 
system changes required to meet current accessibility requirements and life safety codes 
such as a sprinkler system and an elevator.  

*The basement was not considered for public use.  It was evaluated as a storage and 
utilities space.   
 

Property Summary 
 
History 
 
The property was developed in 1910 by John Sinnott Jr. when he purchased the 47.5-acre parcel 
and built a stone manor home which he named Rose Garland.  The property was purchased in 
1937 by Clarence Geist as a wedding present for his daughter. The estate was renamed Maral 
Brook, which was a combination of the newlyweds’ names, Mary and Alfred Zantzinger. During 
the Zantzinger era, the gate house was occupied and the property featured horses as well as 
vernacular flora and fauna.  The estate was purchased by Radnor Township in 1973 and renamed, 
The Willows and Willows Park, to recognize the specimen willow trees on the site.  The township 
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made architectural changes to the house to accommodate its use as a public venue such as 
adding bathrooms and enclosing an outdoor Terrace space.  
 
Additional Information 
 
Acres: 47.5 
Ward: 3 
GPS Coordinates: 
40 01.393N 
075 23.697W 
 
General Description 
  
The stone and stucco house features a main rectangular section with 3 bays with the front facing 
westerly and the rear facing easterly.  There are service additions appended to the main structure 
on the northerly and southerly ends of the main building, a solarium and storage garage, 
respectively.  The 3 story structure features hipped, Ludowici tile roofs over each bay and a flat, 
membrane roof with fixed skylights over the solarium.  Historic photographs indicate that the tile 
roof was once terra cotta Spanish Tile, rather than the current shingle style, terra cotta.   The 
house has a mixture of original and replacement windows.  Most of the original windows exist 
on the first and second floors including single glazed 1/1 double hung units (1st floor), single 
glazed 6/9 double hung units (1st floor), single glazed 3 mullion casement units (1st floor), and 
single glazed 6/6 double hung units (Kitchen and 2nd floor).  The former Billiard Room, Living 
Room and Dining Room have newer insulated, aluminum casement windows and the Solarium 
features an aluminum storefront windows and door system. The 3rd floor has newer insulated 
vinyl 1/1 double hung windows. 
 
The single family dwelling was converted to public use in the last quarter of the twentieth century 
and some original features have been modified due to the change in use. This includes but is not 
limited to enclosing a terrace area with glass, removing French doors on the Front Façade and 
infilling the openings with fixed windows, adding toilet rooms on the 1st floor, adding a bathroom 
where two closets bedroom closets existed on the 2nd floor, and converting a bedroom into a 
kitchen on the second floor to accommodate a live-in caretaker who occupied part of the 2nd 
floor and the 3rd floor.   Building system changes include the addition of ductwork in the basement 
for air conditioning on the first floor and a ventilation system for a commercial range in the 
Kitchen.  
 
The house is situated on a hill overlooking a sloping landscape.  The easterly facing terrace is 
largely intact. A lower parcel on the western foot of the winding drive has been paved to 
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accommodate event and park visitors; this is located approximately 360 feet from the main 
entrance.  A pond and rolling hills are defining features of the site.  
 
To date, there have been multiple evaluations of the house and site for the purposes of updating 
and converting the house into an active community venue. These proposals included renovations 
and recommendations for additions to the house and site.  This assessment presents a current 
condition evaluation and will address upgrades and/or renovations and repairs necessary to 
make the house a better version of its current self.  The intent with this assessment report is to 
provide the Township with a set of recommendations with their associated costs to assist the 
Township with the stewardship and maintenance of the house and the immediate grounds.  
 
General Physical Condition  
 
The general condition of the house is satisfactory. The main roof has had some leaks and the 
water damage that is evident on the 3rd floor is clearly attributable to the failure of the roofing 
tiles.  Other than this deficit, the exterior envelope of the building appears reasonably 
weathertight.   
 
Additional Considerations 
 
The Township may consider the following actions while studying the property and its related 
issues.  They are all best practices for stewardship and prepare the building for whatever the 
future holds for the site.  
 

• Energy Efficiency- We would recommend that an energy audit be conducted to ascertain 
what the Township can do to operate the property with greater energy efficiencies, 
resulting in lower operating costs and greater user comfort.   For instance, the original 
single glazed windows are a character defining feature of the house. Adding storm 
windows would benefit the energy efficiency for heating and cooling loads and preserve 
the building’s architectural integrity.    
 

• Termite Control- Because of the wooded setting, if there isn’t an inspection program 
already in-place, an annual or bi-annual inspection and treatment program, if necessary, 
should be considered.  
 

• Building Insurance- The existing building insurance policy should be reviewed to confirm 
that coverage is adequate. 
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• Chimney Inspection- The chimneys should be inspected and cleared of debris and any 
animal that may be living in the chimney stack or died in the non-working chimneys. The 
screens visible at the top of the stacks should be re-secured or replaced if they are broken. 

 
• Open Flame Policy- It was noted that when the house was last used for events, candles 

were allowed. There are closets full of wax candles.  It would be safer to only permit 
battery operated candles moving forward.  Fortunately, the aesthetics of battery 
operated candles has improved greatly and there are options for real wax bodies, 
flickering light effects and varying styles and sizes.  

 
• Flammable Material Collection- It was observed that there are dead evergreens, possibly 

from Christmas 2013 (the last occupation of the house), on the second floor.  It would be 
prudent to have a clean sweep of the house to remove the dried greens and other 
potentially flammable debris that is deposited throughout the house.  

 
Assumptions and Limiting Conditions 
 
The report is to be used in whole and not in part. The conclusions and findings contained in this 
report may not be utilized by anyone other than the party identified in the letter of transmittal, 
nor may this report be reproduced without the prior written consent of the author. 
 
For matters of a legal nature, the author assumes no responsibility.  The author shall not be 
requested to give testimony or appear in court by reason of this report unless prior arrangements 
have been made. 
  
Information contained in this report or used as a basis for the conclusions herein was gathered 
from sources believed to be reliable and accurate, but no guarantee of the accuracy or 
completeness of this information is made. 
 
Any exhibits, plans, or renderings included in this report are present only to assist the reader in 
visualizing the property, and no claim is made for their accuracy, scale, or correctness. No survey 
of the property was made unless specifically noted otherwise. 
 
System Description and Observations 
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Site 
 
The site consists of 47.5 acres featuring rolling hills, a pond, paved vehicular drives, a Gate 
Keeper’s Cottage, the Manor House and assorted park amenities added by the Township since 
1973.   
 
According to the Willows Property Report dated August 8, 2012, Township resources cover the 
care and maintenance of shrubbery, mulching and weeding beds, repairing fences, tables and 
benches, tree maintenance, gutter cleaning, leaf collection, spring and fall clean-ups, snow 
removal and limited building repairs.  
 
 

 
Figure 1 Contemporary aerial view of the property. 
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Figure 2  Archival image of the front facade. The French doors flanking the front door have 
already been replaced with fixed infill windows. 

Figure 3  Archival image of the Right and Rear facades. Note that the storage garage is not constructed yet.   The Dining and 
Living rooms still have their original back walls and the covered terraces are still intact.  The roof tiles are Spanish tiles, not 
the current shingle style terra cotta tiles.  



 

11 
 

Storm Water Management 
 
The house has half-round gutters and corrugated leaders that discharge below grade.  There are 
two surface drains in the main courtyard and two surface drains in the rear courtyard.  The 
courtyard is graded toward these surface drains.  It appears that the captured water is directed 
away from the building subgrade.  The surface drains had minor accumulations of dead leaves 
and organic debris.   
 
Access and Egress 
 
The house is accessed from a westerly direction via a winding paved driveway.  A paved courtyard 
acts as a drop-off zone immediately adjacent to the double front doors which serve as the main 
entry to the house.  A ramp to the south of the main door leads to a small service porch with a 
single, 32” clear width door.  This is the designated accessible entrance to the building.   
 
There is another service door into the building next to the accessible entry. This has a small wood 
deck with two risers to meet the grade.  
 
There are rear façade doors in the Solarium and the Living Room, both of which lead to exterior 
terraces that link together. The Solarium doors are a pair of aluminum framed “storefront” doors 
and the Living Room doors are wood framed, all glass doors. A single door leads from the Dining 
Room to the upper terrace.  
 
There is access to the basement from the courtyard via a stone areaway and winding stone steps. 
 
Beyond the house, heading through the front courtyard is a secondary, paved courtyard that 
leads to a storage garage and a designated trash container zone that is enclosed with a chain link 
fence.  
 
Paving, Curbing, and Parking 
  
The paved driveway leading to the house is in good condition. There are no curbs in this park 
setting. The courtyards are sloped toward drains. The paving has some cracking and some uneven 
areas due to tree roots heaving the pavement and freeze-thaw movement.   The “well” feature 
in the secondary courtyard sits above the courtyard on a circular stone base raised by a series of 
steps.  The pavers comprising the steps are mortared in-place and the mortar is cracked or 
missing in areas.  Some of the steps are subsequently dislodged or uneven.  
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General parking is provided approximately 1000 feet from the house.  There is no designated 
walking path from the parking lot to the house.  All foot traffic from the parking lot must use the 
cart way.   There is no designated accessible parking spot adjacent to the house.  
 
Landscaping & Appurtenances 
 
The house is prominently sited on a gentle hill and surrounded by lush greens and mature trees.  
There is low shrubbery and manicured landscape immediately surrounding the perimeter of the 
building.  
 
A single bay, 1 story, hipped roof garage was added to the southerly end of the house adjacent 
to the kitchen support area.  The chain link fence enclosed trash area borders the back left corner 
of the secondary courtyard.  
 
Utilities 
 
Water 
 
The house is supplied by Aqua Pennsylvania water company’s Southeastern Division. 
 
Electricity 
 
The property is served by PECO. 
 
Natural Gas 
 
The property is served by PECO. 
 
Sanitary Sewer 
 
The property is served by public sewer. 
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Building Envelope 
 
Building Structure and Façade 
 
The house has a stone masonry foundation and stucco clad walls.   The house is a masonry load 
bearing building.  There is cracking and mortar missing in areas of the foundation and along the 
raised terrace areas.  There is organic staining on portions of the stucco due to water and moss 
growth.  Areas of stucco are also spalled and cracked.  
 
Roofing 
 
The main roof features terra cotta, Ludowici tile; the Solarium addition has a rubber membrane 
roof, a small portico has cedar shakes, and a garage addition has a 3-tab asphalt shingle roof.  The 
terra cotta tiles are beginning to fail and pieces are breaking off and falling to the ground. When 
one surveys the roof, you can see missing broken tiles throughout the tile field. Historic photos 
show that the house originally had terra cotta Spanish Tile, not the current shingle style tiles.  
 
Windows and Doors 
 
The windows are a combination of original and replacement ranging from 1/1, 6/6, 6/9 wood 
original single-glazed double hung units, to original single-glaze wood fixed and casement three 
mullion units, to vinyl insulated double hung units, to aluminum clad insulated casement units.  
All of the windows are weather tight.  But, the original wood windows have heavy paint build-up 
at the mullions and there is decay on some sills and frames.   There are exterior hooks at the top 
of the window heads that were for hanging storm window panels and screen panels.  None of 
the original windows had storm or screen panels on them.   
 
The doors range from original wood French doors, to original wood panel doors with glass and 
newer French doors clad in aluminum and/or wood.  The wood doors do have some deterioration 
and peeling paint around their frames and sills as well as the door bottoms.  
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Building Systems 
 
Plumbing 
 
There is a mixture of c. 1973 or newer fixtures and original fixtures, c. 1910.  The original fixtures 
largely include the single sinks, bathtubs and showers.  New sinks and toilets are located on the 
first floor and second floor where new toilet rooms were created to support the use of the house 
as a public venue.   
 
Heating  
 
The building is divided into heating zones which are serviced by York heat pumps and a natural 
gas 400,000 btu boiler and original hot water radiators.  There is forced air on the first floor in 
supplement to the radiators.  The Solarium is solely heated by forced air.  The 3rd floor is heated 
with perimeter, base board heating using hot water. 
 
The natural gas boiler is serviced by Madsen, Inc., 610-356-4800.  
 
Air Conditioning and Ventilation 
 
The main portion of the first floor has central air conditioning which is fed from the basement; 
this includes the Solarium, the Entry Hall and the 3 event rooms (original Billiard Room, Living 
Room, Dining Room). The second floor and third floors use window air conditioning units.  There 
are condensing units located outside adjacent to the accessible ramp area.  
 
The Kitchen has a commercial sidewall vent to exhaust the range hood.  
 
There are local thermostats to control heating and cooling.  
 
Electrical 
 
Service 
There were 4 electrical panels, a trench emergency generator and transfer switch with a service 
disconnect panel observed.  The Cummins power generation appears to be inspected regularly.  
Every Monday at approximately 10:30am, the generator is tested and runs for about 30 minutes. 
The major concerns are the antiquity of the wiring, the frequent power overloads, and the need 
to meet current codes.  
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The service disconnect panel has an inspection label indicating that Keith Martin Electrical 
Contractors, 610-527-1442, services the electrical equipment.  
 
Life Safety and Fire Protection 
 
Notification  
There are illuminated exit signs at appropriate egress doors.  None of the egress doors have panic 
hardware.  There are emergency lights along the egress routes.   
 
Smoke Detectors 
There are battery operated smoke detectors located throughout the house.    
 
Active features 
Fire extinguishers are mounted throughout the house. There is no sprinkler system.   
 
Vertical Transportation 
 
There is no elevator.  The main staircase is the primary access to the second floor.  A service stair 
near the kitchen also connects the 1st floor to the 2nd floor and continues to the 3rd floor. Stair 
access to the basement is located under the main stair and a service smaller service stair in the 
kitchen wing.  
 
Historic Building Materials 
 
The house was originally designed to be a statement of wealth and later served as a wedding gift 
to a beloved daughter.  The general expression of the formal, first floor plan and the massing of 
the house reflects the affluence of the original owner.  There is a distinctive hierarchy of materials 
and architectural detail to differentiate staff and support areas from the public spaces in the 
house. When evaluating a historic property, it is helpful to identify the areas where a higher level 
of craftsmanship and architectural detail exists not only to quantify the amount of material, but 
also to help determine areas that are highly sensitive to modern interventions such as new stairs, 
the addition of mechanical chases, the placement of new equipment, the location of a new 
elevator or changes needed to meet accessibility requirements.  
 
The Entry Hall, Stair Hall, Dining Room, Living Room and Billiard Room are the areas of most 
historic significance if you evaluate the house using the criteria above.  Other rooms and areas of 
the house may be categorized as contributing to the highly significant zones, or non-contributing.  
A contributing area usually has some historic fabric that is significant, such as plaster walls or 
original windows, or an adjacency to the highly significant rooms.  Non-contributing areas are not 
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directly visible from the highly significant rooms and may be considered prime locations for 
modern interventions, renovation, or an addition.  
 
Exterior Historic and Character Defining Materials 
 

• Stucco wall cladding, 
• Terra cotta roofing (originally Spanish Tile, now shingle style), 
• Juliet balconies with iron railings, 
• French Doors at main the entry, 
• Louvered shutters with black iron shutter dogs, 
• Wood 6/6 and 6/9 double hung windows, 
• Wood casement and fixed windows, 
• Bluestone terrace and patios. 

Historic and Character Defining Materials in Significant Rooms 
 
Main Hall and Stair Hall 
 

• Wood, tongue & groove floor, 
• Original French Door and original windows.  (The openings flanking the main door once had similar 

French Doors), 
• Plaster walls and ceiling, 
• Decorative white metal stair railing, 
• Crystal, tiered chandelier, 
• Gilded frame, pier mirror,  
• White metal door handles.  

 
Living Room 
 

• Wood paneling, 
• Wood coffered ceiling, 
• Sandstone fireplace surround, 
• Wood, tongue & groove floor. 

 
Dining Room 
 

• Wood, tongue & groove floor, 
• Wood mantle fireplace surround, 
• Plaster walls and ceiling.  



AR
EA

S 
O

F 
HI

ST
O

RI
C 

SI
GN

IF
IC

AN
CE



 

17 
 

Billiard Room 
 

• Wood, tongue & groove floor; 
• Plaster walls and ceiling. 

It is important to be cognizant that these elements are key to distinguishing the Willows from 
any other property.  Missing features may be replaced in-kind and existing damaged features 
may be restored.  This kind of preservation planning should be incorporated into all future 
improvement, maintenance, repair, or capital projects to ensure that the architectural integrity 
of the house is maintained.  The drawing on the following pages highlights the historically 
significant zones.  
 
Accessibility Evaluation 
 
Because the property is within a public park and most likely will continue to be used as a public 
venue for meetings and events, it is important to bring the building and immediate site up to the 
standards required to meet the current accessibility codes.  Radnor Township has adopted the 
Uniform Construction Code, International Building Code (IBC) 2009. IBC recognizes ANSI A117.1 
and the IBC Chapter 11, 2015.  
 
The general criteria of the standards are prescribed to render sites, facilities, buildings and 
elements accessible to and usable by people with such physical disabilities as the inability to walk, 
difficulty walking, reliance on walking aides, blindness and visual impairment, deafness and 
hearing impairment, incoordination, reaching and manipulation disabilities, lack of stamina, 
difficulty interpreting and reacting to sensory information, and extremes of physical size.  The 
resulting design intent is to allow a person with a physical disability to independently get to, 
enter, and use a site, facility, building, or element.  
 
Basic guidelines include: 
 

1. Provide an accessible parking place. 
2. Provide an accessible route from the parking place to the building. 
3. Provide an accessible entry into the building. 
4. Provide an accessible path of travel through the building.  
5. Provide an accessible toilet facility. 

 

During our site visit, we observed that there was a high potential, with minor intervention, to 
meet the five basic guidelines.  The external improvements involve creating accessible pathways 
and ramps. Internal changes include expanding the number of accessible toilet rooms and adding 
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an elevator.  The inherent grand scale of the first floor lends itself to good traffic circulation with 
wide doorways and corridors.  The second floor also offers good maneuverability from the stair 
foyer to the areas that are currently designated for pre-party preparation by the users.   There is 
flexibility to make the elevator feature a 2 or 3 stop unit.  There appears to be enough floor to 
ceiling height on the third floor to allow for an elevator run to the third floor, but it may not be 
programmatically necessary to provide this.  For the purposes of costing, we have included the 3 
floor service option.   Monetarily, the cost savings for a 2 floor service is a savings of $15,000 - 
$25,000 depending on the amenities and materials offered in the elevator design.   The following 
plan indicates recommendations that meet the five goals above.  

Hazardous Material Observations 

The Willows was constructed in 1910.  It is considered self-evident that some building materials 
used historically have now been deemed unsafe and hazardous based on contemporary science, 
environmental and medical evidence.  The common culprits are asbestos and lead in residential 
construction.   

Asbestos was considered a wonder material because it was cheap, durable, flexible and naturally 
acted as an insulating and fireproofing agent.  The construction and manufacturing industries 
were enamored with its potential and used asbestos-containing products whenever possible. 
From the early 1900’s to the 1970’s, asbestos was the ideal material to use. 

Lead is most commonly found in paint because it was used as a pigment (chrome yellow, red and 
white). Lead also sped up drying time, increased paint durability, allowed the finish to appear 
fresher longer and caused a coating of paint to act as a barrier against moisture absorption.  In 
1978, the United States banned the use of lead in paint.   

The Township commissioned two reports from React Environmental Professional Services Group, 
Inc., in January 2013, to conduct sampling and testing for lead and asbestos. These reports 
provide an excellent overview of areas that contain lead and asbestos.  Asbestos was found in 
fire doors, pipe insulation and roofing materials.   All of the painted surfaces tested contained 
lead-based paint. These included: 

• Walls
• Ceilings
• Baseboard molding
• Window frames
• Stair components
• Doors and door components
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• Radiators 
• Fireplace mantles 
• Wood trim 
• Exterior railings 
• Cabinets  

Remediation for asbestos is removal.  Remediation for lead-based paint is removal or 
encapsulation.  All work requires that proper regulations and procedures be followed and 
conducted by a Pennsylvania licensed abatement professional.  All of the recommendations 
contained within this report as well as all future projects (renovation, additions, demolition, 
repair or restoration) must take into consideration the extra effort required to address the 
asbestos and lead containing materials in the house.  
 
Copies of REPSG’s surveys and findings may be found in the Appendix of this report.   
 
Action Plan Matrix 
 
The following pages detail the potential action scenarios presented on Page 3. 
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