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11 November 2019

Steve Roth
City Administrator
City of Pacific
300 North Hoven Drive
Pacific, Missouri 63069

RE: RED CEDAR INN PROGRAMMING, PLANNING & EVALUATION STUDY

Dear Steve,

It has been our pleasure to collaborate with you and your dedicated team on the evaluation and planning 
of this beloved historic icon.  As you have come to know, our design process is rooted in research, 
and we’ve immersed ourselves in the culture and rich history of the City of Pacific over the past year.  
Through this effort we’ve developed a fond understanding of the City’s nascent planning coupled with a 
deep appreciation of the vision for the City’s future put forward by current and past elected officials and 
administration.

For the partners of Patterhn Ives — Anna Ives, Eric Hoffman and Tony Patterson — as well as our team 
of McClure Engineering & Frontenac Engineering, this project is both professionally and personally 
significant.  We prioritize pursuit of projects close to home and seek out opportunity to participate in 
the legacy of our community.  Collectively, we’ve dedicated our careers to design excellence.  As a firm 
strategy, we limit concurrent projects such that we may remain wholly dedicated to each and every 
project for its full duration.  Endorsed by long-standing relationships with past clients, consultants, 
and communities, we strive to impart a positive, lasting record through careful listening, focused 
observation, research, and collaboration.

We hope the review of this study reveals a profound respect for your City’s history that endeavors to 
embody a timeless spirit of context and place; utilizes program as a central design driver; and is rooted 
in sustainability and long-term benefits of both building and community.  We look forward to continuing 
our relationship with you and the City of Pacific, and welcome the opportunity to share our findings with 
City leadership and the wonderful residents of Pacific.

Please do not hesitate to contact us with any questions or comments.

Kind Regards, 

Anna Ives, AIA NCARB LEED AP
Managing Partner

Eric Hoffman, AIA NCARB LEED AP
Partner

Tony Patterson, Assoc. AIA
Partner
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HISTORIC RED CEDAR INN

Listed on the National Register of Historic Places, Red Cedar Inn is a beloved landmark on historic 
Route 66, the most culturally celebrated and internationally recognized stretch of highway in America. 
Purchased by the City of Pacific in 2017, the property remains one of the most intact historic Route 
66 restaurants in Missouri, and one of the best examples of a destination restaurant on the route. 
This document is intended as a comprehensive guide for planning, preservation, renovation, and 
redevelopment of Red Cedar Inn as a History Museum & Welcome Center.

LEVERAGING AMENITY

The most effective and efficient redevelopment strategies capitalize on the inherent qualities of existing 
conditions.  A building with good bones and a site with natural beauty are great starting points for 
Red Cedar Inn.  This document strives to harness the unfound potential of this historic structure and 
property while establishing a flexible framework for its long term use.  The goal is to find a balance 
between current needs while preparing for future growth and evolution.

EXISTING CONDITIONS

The evaluation of existing conditions includes architectural, structural, mechanical, electrical, and 
plumbing assessments.  In general, the exterior materials are in fair condition, requiring only partial 
repairs.  The interior floor structure and mechanical, electrical, plumbing systems are in poor condition, 
and will require major repairs and/or replacement before opening for public use.  Special attention 
should be given to the need for a Hazardous Material Assessment and also a thorough review of the 
structural narrative and associated repairs required for the primary building structure.

PROGRAMMING & COMMUNITY ENGAGEMENT

As part of this study, a series of public meetings and programming sessions were held to begin a process 
of informed engagement with the City, project stakeholders, and interested community members.  This 
process proved to be productive and rewarding.  Many aspects of the evaluation, programming, and 
planning process have been informed by a diverse group of community members to create a shared set 
of values for the project.

CONCEPTUAL PLANNING

A thorough existing condition evaluation and an engaged programming study has resulted in the 
conceptual planning of two options for redeveloping Red Cedar Inn as a History Museum & Welcome 
Center: Option A, ‘Code Minimum’ and Option B, ‘New North Addition.’  Both options provide 
historically sensitive renovations that meet all building code, life-safety, and accessibility requirements, 
while balancing the current needs of all project stakeholders with vision.

MISSOURI

T
H

E 
CITY OF PACIFIC
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PHILOSOPHY

Patterhn Ives believes in the contextual value, irreplaceable beauty, and lasting impact of historic structures. 
This core tenet of our practice emphasizes both the rich traditions and modern needs of our clients. 
Reflecting a dedication and commitment to restoration, renovation, and adaptive re-use, Patterhn Ives 
maintains an integral historic restoration & preservation studio offering discipline expertise, a unified 
collaborative process, and shared belief in the value of historic structures in contemporary life.  Over the 
last three decades the studio has provided consulting services to many remarkable historic properties 
and historic districts.  Today, the studio is led by Dale Frens, and is founded on the fundamental idea that 
people’s lives are enriched by preserving and revitalizing historic structures and landscapes.

PROCESS & APPROACH

Our team has worked extensively on a planning methodology that respects history, breathes new life into 
this historic structure, and offers a response that balances both vision and practical needs.  Supporting 
this effort, we’ve utilized the following documents and research to support our conclusions and to lead 
a dialogue with the project stakeholders.

DOCUMENTS & RESOURCES REFERENCED:

• 2018 Red Cedar Inn Property Survey

• 2017 Red Cedar Inn All Appropriate Inquiry / Phase 1 Environmental Site Assessment

• 2017 Red Cedar Inn Building Inspection

• 2017 Red Cedar Inn Termite Inspection

• 2017 City of Pacific Comprehensive Plan Update

• 2012 Pacific Welcome Center Business Plan

• 2012 Missouri Route 66 Corridor Management Plan

• 2011 Route 66 Economic Impact Study

• 2002 Red Cedar Inn National Register of Historic Places Registration Form

• 1993 Architectural / Historic Survey of Route 66 in Missouri

This study is a coordinated report and conceptual plan that addresses specific building re-use strategies 
and promotes viable long-term solutions.  We worked with the City of Pacific to further inform and 
foster decision-making through an engaged dialogue and understanding of both short-term and long-
term needs.  At public programming workshops, we identified multiple goals and objectives related to 
space needs, adjacencies, and other program requirements.  Subsequent stakeholder meetings allowed 
further refinements including building structure and systems.  We carefully analyzed and synthesized 
both quantitative and qualitative data to generate two meaningful conceptual plans for Red Cedar Inn.

CITY SUPPORT

The study explores Red Cedar Inn at a level of speculation, and with the City Administration’s support, 
in order to adequately test potential solutions for current and future needs.  This conceptual study goes 
beyond technical feasibility and programmatic requirements by considering benefits associated with 
community outreach, local image, and financial sustainability.
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CITY OF PACIFIC

In 1818, Franklin County was organized and separated from St. Louis County and named after one of America’s 
founding fathers; Benjamin Franklin. Occupying 922 square-miles, Franklin County is the largest geographic area 
in the St. Louis Metropolitan Service Area (MSA) and one of the largest counties in all of Missouri.

The history of Pacific dates back to 1820, when the first known log cabin was constructed in the area. The city 
honors the Native American cultures who first inhabited the region, namely the Osage Indians.

excerpt from City of Pacific Comprehensive Plan 

DOORWAY TO THE OZARKS

Pacific is prominently located along Historic Route 66 where the counties of Franklin, Saint Louis and Jefferson 
join. The Union Pacific Railroad (formally Missouri Pacific) and the Burlington Northern Railroad (formally St. 
Louis San Francisco) run through Pacific. The Meramec River and Pacific Palisades Conservation Area border the 
City’s southeastern limits.

The City falls within the Meramec River watershed which includes Brush Creek and Fox Creek, both of which run 
through the City of Pacific before dumping into the Meramec River. The Meramec River is the longest free-flowing 
waterway in Missouri, measuring approximately 220 miles. The area’s most recognizable landmark is the bleach 
white St. Peter Sandstone bluffs that line the north side of Route 66 as it passes through Pacific. Pacific’s close 
connection to outdoor recreation and the back range of the Ozark Mountains has earned the City the nickname 
“Doorway to the Ozarks.”

excerpt from City of Pacific Comprehensive Plan 

ROUTE 66, RAILROADS & MERAMEC RIVER

Making Pacific a Route 66 destination is yet another opportunity to support reinvestment, promote tourism, 
encourage revitalization of Historic Downtown Pacific and leave a lasting impression.

Today there is a renewed interest in Route 66...collective efforts to preserve the history and keep the spirit of 
Route 66 alive have made Route 66 a powerful economic engine. Route 66 tourism has resulted in community 
beautification, historic building preservation and increased social opportunities in communities committed to 
keeping the Mother Road alive. These quality of life elements help strengthen connections to the community’s 
heritage and increase the beauty, significance and interest within the community.

It is estimated that Route 66 State Park in (neighboring) Eureka attracts 30,000 visitors annually. Pacific’s close 
proximity to Route 66 Park provides a great opportunity to build upon the success of Route 66 Park. The Red Cedar 
Inn, Henry Shaw Gardenway, Jensen’s Point Overlook, the white Silica Bluffs and the Railroad are local treasures 
that make Pacific a Route 66 destination.

Situated on the Meramec River, just a few miles from it confluence with the Bourbeuse and upstream from the Big 
River, Pacific is in a prominent position to serve as the base camp to the City’s growing population and 1,000’s of 
visitors each month seeking adventure, reconnecting to the area’s historical and cultural past or simply looking 
for a quiet place to settle down. With access to hundreds of miles of floatable, fishable waters, thousands of acres 
of Ozark forests, natural scenery, authentic historic downtown and several restaurants, bars and parks, Pacific is a 
great place to live and visit. The following local, State and National parks, conservation areas, outdoor recreation 
landmarks and destinations are within a short drive from Pacific:

• Six Flags

• St. Peters Sandstone Bluffs

• Shaw Nature Reserve

• Pacific Palisades

• Meramec River

• St. Louis Skeet & Trap

• Purina Farms

• Meramec Greenway

• The Ozark Trail

• Route 66 State Park

• Hidden Valley Ski Resort

• Robertsville State Park

• BIGFOOT 4x4 Inc.

• Jensen’s Point Overlook

excerpt from City of Pacific Comprehensive Plan
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AN EXTENSION OF THE MOTHER ROAD

Red Cedar Inn was established in 1934 by James Smith and his brother Bill at the time when “new” Route 66 was 
being built. The bar room was added in 1935.

The Red Cedar logs were cut from the family farm in Villa Ridge on St. Louis Rock Road. The logs were hauled 
on a Ford Model “AA” one ton truck operated by Casper and his son Lawrence Haberberger. The head carpenter 
was Dutch Wehrle of Eureka. The logs were hewed with an axe by Dan Hafley and Earl Morgan. Ed Kreinkamp and 
brothers Ben and Eugene Nauman dug the foundation using a mule pulling a slip. The chinking between the logs 
(a mixture of wood and nails covered over with concrete) was done by George and Otto Manetzke. The logs and 
chinking are original. The bricks are made of silica sand, made at the Pacific Brick Company.

As manager of operations in 1935, James Smith II hired Katherine Brinkman as a waitress. In 1940 the couple were 
married. In 1944 they bought the business from his father. Together along with their daughter Ginger and son 
James III they ran the business until James II retired in 1972.

In October of 1987, Ginger and James III reopened Red Cedar along with Mom’s help (Katherine). In November of 
1987, James III enlisted the help of Wes Karna as a business consultant.

Red Cedar Inn truly is an extension of the famous “Mother Road.” We hope you will experience that “homey” 
feeling that many of our regular customers and travelers have said they experience while visiting us.

excerpt from Red Cedar Inn Collector’s Menu, 2000

MISSOURI LANDMARK

A recent survey of historic resources on Route 66 in Missouri found that this is one of the most intact historic full 
service restaurants left on Route 66 in Missouri, and the only one known to have remained in the same family since 
it was built. The restaurant is also one of the best examples of a historic highway destination restaurant on the 
route, and the only such establishment which did not operate in association with a hotel or other lodging facility. It 
is a highly significant link with the early days of commerce and travel on Route 66 in Missouri.

The end of prohibition spurred its creation, and its name and appearance reflect a conscious effort to create 
“atmosphere.” The Smith Brothers clearly chose log construction for its rustic appearance and relative novelty as 
a construction material for its time. They were able to capitalize on free building materials, and apparently skilled 
local craftsmen, while creating the type of atmosphere that would make Red Cedar a destination in an of itself. 
The rustic theme of the exterior is carried over inside the building as well, with exposed wall logs and knotty pine 
paneling. The log-accented barbecue shack west of the building, which was used for outdoor Sunday barbecues, 
added to that experience.

excerpt from National Register of Historic Places Nomination, 2003
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KEY DATES:

1852 Pacific Railroad Company Platted the
 town originally called Franklin

1859 Franklin officially Incorporated and re-named
 Pacific in honor of the Pacific Railroad

1864 A brief skirmish in Pacific marked the northern-most
 Civil War event in Missouri

1926 Route 66 Formally Commissioned

1933 Route 66 Re-Routed through Pacific

1934 Red Cedar Inn Established by James and Bill Smith

1935 Red Cedar Inn Bar Addition Constructed

1935 Henry Shaw Gardenway Dedication

1935 CCC Camp Established in Pacific

1939 Jensen’s Point Dedication

1940 Red Cedar Inn Rear Kitchen Expansion Constructed

1944 Jim and Katherine Smith Purchase Red Cedar Inn  
 from Jim’s Father.

1963 Red Cedar Inn Rear Bedroom Addition Constructed

1970 Building at 1043 Osage Constructed

1972 Red Cedar Inn Closed

1975 Red Cedar Inn Leased, Rear Addition Constructed

1987 Red Cedar Inn Re-Opening (current booths made)

1991 Jensen’s Point Purchased by Winchester Family

2003 Red Cedar Inn Listed on National Register of
 Historic Places

2005 Red Cedar Inn Closes

2008 Red Cedar Inn Leased to Car Dealership

2010 Red Cedar Inn Renovated, Kitchen Equipment
 removed, Roof Replaced (Gallagher Mechanical)

2015 Jensen’s Point Purchased by City of Pacific

2016 Jensen’s Point Re-Opening and Dedication

2017 Red Cedar Inn Purchased by City of Pacific

2018 Grant Awarded for Red Cedar Inn Site Improvements

Shaw’s Garden, National Park, State Highway and other 
officials assembled yesterday at Pacific, MO, to dedicate 
the new scenic overlook, the high spot in roadside 
beautification of Highway 66 from Kirkwood to Pacific. 
From the left: Lars P. Jensen, president of the Henry 
Shaw Gardenway Association, looking up at the bronze 
plaque, naming the spot in his honor; Capt. Henry S. 
Howes of the CCC which did the work; Otto P. Mitt, 
project superintendent of the National Park Service; 
C.F. Mayle, Mayor of Pacific, and Jasper Blackburn of 
Webster Groves, who unveiled the dedication plaque.

St. Louis Daily Globe-Democrat, 1939
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US ROUTE 66

4 WOMEN ON THE ROUTE 66 | GALENA, KSROUTE 66 INTERPRETIVE CENTER | CHANDLER, OKPOPS 66 SODA RANCH | ARCADIA, OKROCK CAFE | STROUD, OK

4 WOMEN ON THE ROUTE 66 | GALENA, KSROUTE 66 INTERPRETIVE CENTER | CHANDLER, OKPOPS 66 SODA RANCH | ARCADIA, OKROCK CAFE | STROUD, OK

CRUISIN WITH LINCOLN | BLOOMINGTON, ILARISTON CAFE | LITCHFIELD, ILROUTE 66 MUSEUM & EDUCATION | ELK CITY, OKROUTE 66 MUSEUM | CLINTON, OK

ROUTE 66 ATTRACTIONS: OF PARTICULAR INTEREST FOR RED CEDAR INN STUDY 

Los Angeles

Santa Monica Flagstaff
Albuquerque

Santa Fe

Amarillo Oklahoma City

Pacific

St. Louis

Springfield

Chicago
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MISSOURI ROUTE 66

St. Louis

Pacific

Cuba

Lebanon

Springfield

Rolla

Devil’s Elbow

WRINKS MARKET | LEBANON, MO THE FOURWAY RESTAURANT | CUBA, MO GAS STATION | PACIFIC, MO TED DREWES FROZEN CUSTARD | ST LOUIS, MO

ROUTE 66 MUSEUM | LEBANON, MO CUBA VISITOR CENTER | CUBA, MO STANDARD OIL STATION & CAFE | CUBA, MO RTE 66 STATE PARK VISITOR CENTER | EUREKA, MO

STEAK N SHAKE | SPRINGFIELD, MO SHELDEN’S MARKET | DEVIL’S ELBOW, MO FANNING 66 OUTPOST | FANNING, MO GARDENWAY MOTEL | GRAY SUMMIT, MO

ROUTE 66 ATTRACTIONS: OF PARTICULAR INTEREST FOR RED CEDAR INN STUDY 
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LEVERAGING AMENITY

VIEW TO MERAMEC RIVER FROM JENSEN’S POINT

© PedroHin
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JENSEN’S POINT OVERLOOK

Originally constructed in 1939 as a stopping point along the Henry Shaw Gardenway and 
Route 66, Jensen’s Point stands as a truly unique scenic overlook offering dramatic views of 
the Meramec River Valley. In 1991, the Winchester family purchased the property and worked 
to protect the structure from further deterioration. The hilltop stone tower, patios, steps, and 
surrounding landscape were revitalized after The City of Pacific purchased the property in 
2015.   Located just feet from Red Cedar Inn, walking connections are limited by the existing 
neighboring building at 1043 Osage.

SPURRING ECONOMIC GROWTH

Preserving and revitalizing Red Cedar Inn and Jensen’s Point as a collective amenity provides a 
unique opportunity to capitalize on an estimated $132 million spent annually in communities 
along historic Route 66. Physically connecting both properties strengthens their appeal and 
potential to draw locals, tourists, and Route 66 enthusiasts, bringing new life and potential 
revenue to the City of Pacific.

CONNECTED CULTURAL DESTINATION

When acting as a single destination with varied amenities, Red Cedar Inn and Jensen’s Point 
Overlook have the potential to attract a wide variety of visitors and patrons searching for culture, 
history, recreation, and social gathering, all set within the natural beauty of the Meramec River 
Valley along Route 66.

1043 OSAGE

Currently, a single property is located between the city-owned Red Cedar Inn and Jensen’s Point. 
Based on initial studies, it would be advantageous for the City of Pacific to purchase 1043 
Osage. The centralized 0.89 acre parcel would unify two significant cultural landmarks while 
greatly enhancing opportunities for site redevelopment as a whole.

References: 

Regional Map and Site Map
Route 66 Economic Impact Study Press Release and Synthesis, June 2011
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ARCHITECTURAL CONDITIONS ASSESSMENT

DETAIL PHOTO OF RED CEDAR INN LOGS AND CHINKING
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The Architectural Conditions Assessment is broken down into the following categories:

• Site Issues Impacting the Building

• Exterior Enclosure

• Interior

Following each architectural component listed in the assessment categories above is a prioritized list of 
recommended work items.  The recommendations are prioritized according to the following:

1. Immediate Repairs: Items which presently create a safety or health hazard, or present irreparable 
compromise of the building’s integrity.  These items should be addressed as soon as possible.

2. Short-Term Repairs: Items which will result in substantial damage to the historic fabric if not addressed 
in a short period of time.  These items should be addressed within the next two to five years.

3. Long-Term Repairs: Items which will ultimately result in damage and loss of historic material.  
These items should be addressed within the next five to ten years.

Figure 1: South Facing Entry Facade of Red Cedar Inn, looking north from Historic Route 66.

EXISTING CONDITIONS: EXECUTIVE SUMMARY                  

Purpose and Scope
The purpose of this Architectural Conditions Assessment is to provide the City of Pacific with an opinion concerning 
the condition of the existing building while considering options for re-use.  This study is independent of any change 
in use, including anticipated increased occupancy of the basement and attic floors.

In preparing the report, the following activities were conducted:

• A one-day conditions-assessment survey of the building on December 6, 2018.  

• A review of building documentation, including 2017 inspection report, 2017 All Appropriate 
Inquiry, 2002 National Register Nomination, and 2018 topographic boundary survey
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EXISTING CONDITIONS: EXECUTIVE SUMMARY continued      

Exclusions and Limits of the Assessment

1. Visual inspection:  The conditions assessment included in this report is limited to observable 
physical conditions, without close inspection from a high-reach platform or other exterior device.  
Observations are the professional opinions of the author regarding exposed elements of the 
building.   

2. Structural assessment of the building:  A structural assessment of the building is contained in a 
separate component of Red Cedar Inn Evaluation.  

3. Site utilities:  Site utilities assessment is contained in a separate component of Red Cedar Inn 
Evaluation.

4. Site features:  This assessment is limited to the building only, and does not include any site walls, 
walks, or other site features outside of the building except those that directly impact the building.

5. Building Code and ADA evaluation:  Because the focus of the report is on building assessment 
and not program, a Building Code and ADA evaluation of the building is not included.    

6. Mechanical/Electrical/Plumbing/Fire Protection systems assessment are contained in a separate 
component of the Red Cedar Inn Evaluation. 

7. Hazardous materials:  This report excludes the identification, evaluation, and recommended 
mitigation for environmental hazards such as lead paint and asbestos.

Summary of Overall Condition

The Red Cedar Inn overall is in good condition and retains much of its original detail and finish, reflective of both 
the quality of durable materials incorporated into its 1934 construction and its continued use as a family-owned 
commercial restaurant for nearly a century.

RESTAURANT
1934

BAR
1935

KIT
1940

BED
1973

KIT / STOR
1975

Plan Diagram of Red Cedar Inn original construction and subsequent additions
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EXISTING CONDITIONS: GENERAL                   

Building Summary

Date(s): 1934, 1935, 1940, 1973, 1975
 
The Red Cedar Inn is a front-facing gabled one-story log structure set on a brick base.  The original portion of the 
restaurant is a 40’ wide x 50’ deep gabled structure with its ridge set perpendicular to the street and with a front 
porch the full width of the building.  Shortly after the original restaurant was constructed, a 16’ wide bar addition 
was constructed on its east facade set flush with the original building, creating an adjacent, smaller front-facing 
gable.  Later additions to the rear of the building include a small office at the northwest corner, a kitchen addition 
behind the bar which extended the roof of the smaller gable to the end of the original Inn gable, and in the late 
twentieth century a shed roof addition was constructed to house a new kitchen and storage areas.   The gabled 
roofs are finished with asphalt shingles and the nearly-flat shed roof at the rear is finished with rolled roofing.

For the purposes of this assessment, the building has been broken down into several building components, 
identified in the Plan Diagram.
 
Building Description

Overall Dimensions:  56’ x 67’

Building Area (ground floor): 3,693 GSF

Building Area (basement): 2,480 GSF (usable)

No. Stories:  1 + basement + attic

Foundations:  Concrete, concrete block 

Walls:  Brick, log, wood shingle siding, aluminum siding

Roofing:  Asphalt shingles, rolled roofing

Figure 2: Red Cedar Inn, East Facade. Figure 3: Red Cedar Inn, North Facade.

Figure 4: Red Cedar Inn, Northwest Corner. Figure 5: Red Cedar Inn, West Facade.
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SITE ISSUES IMPACTING THE BUILDING         

Site Drainage

The Red Cedar Inn sits in the middle of a nearly one-acre lot on the north side of Historic Route 66 that generally 
slopes from the west to the east and north (Fig 1-5), exposing the full height of the basement walls at the northeast 
corner of the building. A large paved parking area sits between the building and the highway and wraps around 
the east side of the building. Downspouts drain at grade or tie into underground storm water piping at numerous 
locations around the building perimeter.  Typically, storm water drains away from the building, but at the west 
facade, debris from water run off collects along the base of the west wall.  At the northwest and southwest corners 
of the building, downspout extensions are provided to disperse the roof drainage around the building, but the 
northwest downspout extension has become partially buried in the build-up of silt and debris (Fig 6).  At the front 
facade between the original Inn and the bar addition, piping to the underground drainage has been abandoned but 
the open pipe remains, protruding through the concrete porch floor (Fig 7).  
 
Short-Term Recommendations:

1. Test, clean out, and determine the extent of all underground storm water piping. Connect all downspouts.

Paths / Walks / Patios

A concrete path abuts the west facade of the building linking adjacent terraced picnic areas to the front and rear.  
The picnic areas and associated steps are exposed aggregate concrete with an array of log railings bordering the 
individual picnic areas.  Having abandoned the dining use of the building over a decade ago, the outdoor patios 
are now overgrown and collect silt run-off and debris from the sloped areas to the west (Fig 5 and 8).  The path 
against the west building facade is in fair condition but the condition of the picnic areas is mostly obscured by the 
debris and vegetation.  The rustic railings are in poor condition, with several posts and rails missing or broken.

Short-Term Recommendations:

1. Seal the open joint between the concrete path and the west building facade.

Long-Term Recommendations:

1. If the picnic areas are to remain, modify the topography west of the terraces to prevent silt and 
debris from accumulating on the terraces and against the building.

Figure 6: Downspout extension at northwest corner blocked. Figure 7
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SITE ISSUES IMPACTING THE BUILDING  continued       

Fences

A red painted shadow-box fence extends west from the southwest corner of the building to the small barbecue 
shack, then continues to the west property line and runs north (Fig 9).  Another section of this fence style separates 
the paving area east of the building from outdoor storage areas in the rear yard.  Some portions of the fence are 
in good condition, but the gate and fence panels between the building and the shack are in a state of disrepair, 
severely out of plumb, or missing components.  Along the west fence run, a whole section of fencing is missing.

Set back approximately 15’ from the face of the building, a chain link fence with vertical privacy slats extends from 
the east facade of the bar addition to the east property line and is in good condition.

Long-Term Recommendations:

1. Replace deteriorated or missing section of shadow-box fence and gate between Inn and barbecue shack.

Plantings

West of the Inn are several large trees providing shade for the now abandoned picnic areas but also regularly 
dropping a significant amount of foliage and debris on the roof and into the gutters (See Fig 5). 

Short-Term Recommendations:

1. Maintain and trim tree limbs seasonally to minimize debris on roof and in gutters.

Figure 8: Grade slopes toward building at west face. Figure 9: Sections of fencing absent at west lot line.

EXTERIOR ENCLOSURE           

Foundation

The foundations of the original Red Cedar Inn, the bar addition, and the small office addition are 10” wide poured 
concrete.  The west half of the original Inn has a shallow crawlspace with an interior north-south foundation wall 
breaking up the span of the floor joists that run west to east, while the east half of the building is built over a full 
height basement, as is the bar addition.  At the first kitchen addition, the foundation walls transition to concrete 
masonry units (Fig 10), and at the modern shed addition at the back the foundations are again poured concrete 
and step down with the adjacent grade at the rear of the building.  The foundation walls are exposed along the 
majority of the east wall and are generally in good condition.  A limited number of hairline cracks are present in 
the exposed concrete foundation (Fig 11) and extend into the first floor brick wall assembly.  At the base of the first
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EXTERIOR ENCLOSURE continued         

Foundation continued

kitchen addition CMU foundation wall, a few of the units have eroded faces and require replacement (Fig 12).  At 
the rear foundation wall of the original Inn, now visible inside the shed addition lower level storage area, two cracks 
are visible and run the full height of the wall.

Short-Term Recommendations:

1. Seal cracks in east and north concrete foundation walls.

2. Replace eroded concrete masonry units at base of east foundation wall.

Figure 13: Inside face of double wythe brick 
(original color) visible in basement.

Exterior Walls

The first floor walls of the original Inn and bar addition are comprised of a brick base with logs above.  The brick base is 
made of two wythes of locally manufactured calcium silicate brick, thirteen courses high set in running bond set directly on 
the concrete foundation.  The exterior face of the brick base is painted red, but at the interior, the brick face of the calcium 
silicate brick is visible in the basement (Fig 13).  Above the brick base the wall transitions to a log assembly (Fig 14 building 
section).  The logs of the original Inn are red cedar approximately 6” wide, hewn to a slab section at their exterior face and 
joined at the corners with “a-v” or “v” notch joinery resulting in the pentagonal cross-section at the ends of the logs (Fig 15 
and 16).  The bar construction followed the typical detail of the original log structure but its logs are more round in section 
(Fig 17). The logs of the bar addition are half-lapped onto the projecting ends of the logs of the original building (Fig 18).  
The logs are in good condition, with limited areas of rot and deterioration located at the south and west facades (Fig 19).

Traditionally, the gaps between the rounded tops and bottoms of a log assembly were filled with chink and daub.  Chinking 
was usually comprised of small pieces of wood fit in the spaces between the logs (Fig 20).  Daub may be comprised of 
sand, clay and lime and is used to fill the balance of the voids and bind the assembly together.  No selective demolition 
was performed as part of this condition assessment so the exact makeup of the chink and daub at the Red Cedar Inn is 
not yet determined.  An investigative test panel is recommended to determine the makeup of the assembly and make 
recommendations for its repair or replacement.

Figure 10: Concrete to
CMU foundation.

Figure 11: Limited 
foundation cracks.

Figure 12: Two block faces deteriorated at east wall.

Figure 14 Figure 15
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EXTERIOR ENCLOSURE continued         

Exterior Walls continued 

The chink and daub is in good condition with no failure or voids visible, though there are numerous vertical 
hairline cracks visible at the exterior (Fig 21).  Sealant has been installed between the daub and the logs (Fig 22), 
presumably because gaps or cracks in the edges of the daub had developed.  The sealant is now severely cracked 
but intact.  No leaks are visible at the interior to suggest that the assembly is allowing moisture to penetrate the wall.  

The front and back gable ends above the log structure are wood frame finished with cedar drop siding with a 
transparent finish.  The siding and other wood architectural elements of the facade – gable end brackets, fascia, 
barge board and exposed roof decking all have a very weathered appearance, but are still solid (Fig 23).  Historic 
photographs of the Inn indicate that the brick base and all the architectural woodwork were previously painted 
white (Fig 24). Residue of the white paint can still be seen in the joints and deep graining of the woodwork so the 
weathered appearance of the woodwork is likely the result of a harsh paint removal process.

Outside the perimeter of the two earliest log structures, the walls are wood frame and clad with red aluminum 
siding in good condition.

Short-Term Recommendations:

1. Provide dutchman repair to (2) deteriorated log sections (south wall and west wall).

2. Re-point cracked or open joints in brick base.

3. Provide natural finish or semi-transparent stain at exterior architectural woodwork and horizontal siding. 

4. Complete test probes to determine existing make-up of chink and daub between logs.

Long-Term Recommendations:

1. Remove existing and provide new chink and daub at log assembly.

Figure 16 Figure 17 Figure 18 Figure 19

Figure 20: Historic 
example, wood chinking.

Figure 21 Figure 22: Sealant at 
edge of daub, typical.

Figure 23: Weathered 
finish of exterior wood 
likely exacerbated by
paint removal.
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EXTERIOR ENCLOSURE continued         

Roof: Original Inn and Bar Addition

Rather than being a standard A-shaped gable, at the midspan of each half of the main gable is a slight change in 
roof pitch.  The smaller gable of the bar addition has a single continuous pitch.  The roofing of the original Inn, 
the bar, and the first kitchen addition, is asphalt shingles installed within the last 10 years and in good condition.  
The edges of the roof lack a sheet metal drip edge and allow the shingles to droop over the roof decking and will 
eventually cause them to crack.

Between the two gables a wide cricket was constructed to shed water to the front and rear facades (Fig 25).  The 
cricket is finished with rolled roofing, matching the color of the asphalt shingles.  Inclement weather prohibited 
a first-person view of the cricket, but photographs showing the alligatoring of the rolled roofing are present in 
a recent inspection report on the building.  Along with the cracked finish, the rolled roofing, by the nature of its 
layered installation, incorporates a large number of seams at this section of roof that is most vulnerable to leaks. 
Traditionally, crickets are finished with flat seam metal roofing which provides a far more durable finish.

Roof: Front Porch

The asphalt shingle roof of the front porch is the most visible roof of any on the site.  It is also finished with the 
same asphalt shingle roof of the main gables, but as recently as the early 2000s, the porch roof was finished 
with wood shingles (Fig 26), which was the original finish of the Inn roof.  The absence of wood shingles at this 
prominent location diminishes the rustic nature and historic quality of the Inn. 

At the junction between the porch roof deck and the gable end wall and also at the bar addition entrance hood, 
flashing  - if present at all -- has been haphazardly coated with roofing cement (see Fig 23).  Sheet metal flashings 
should be installed between the porch roof and the building.    

Figure 25: Large cricket finished in rolled roofing. Figure 26: c. 2003, National Register Nomination.

Figure 24: Historic image shows light paint color at 
brick base and architectural woodwork.
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EXTERIOR ENCLOSURE continued         

Roof: Rear Addition

At the rear addition, the very shallow shed roof is also finished with rolled roofing, matching the finish and condition 
of the cricket.  This low sloped roof is not visible from anywhere on the property and would be better protected 
with a membrane roof.

Short-Term Recommendations:

1. Remove existing flashing sealant and sections of horizontal siding as required to install sheet 
metal base flashings at porch roof and bar addition entrance hood. 

2. Provide sheet metal edge flashing along eaves of main gables.

3. Provide roof framing, sheathing and membrane roof at exposed foundation bump-out at rear.

Long-Term Recommendations:

1. Replace asphalt shingle roofing on main gables and porch roof with taper sawn cedar shakes on 
existing wood decking and cedar breather.

2. Remove rolled roofing at cricket and install flat seam metal full length of cricket.

3. Replace rolled roofing at rear shed addition with membrane roofing.

Gutters and Downspouts

Gutters and downspouts are present at the eaves of the Inn and are brown aluminum “K”-gutters with brown 
aluminum corrugated downspouts draining to grade or connected to underground piping (See Site Drainage). 
Historically, the Inn did not have gutters at the eaves, but likely drained water away from the building by way of 
ground gutters.  Gutters provide a great service to the preservation of historic buildings by draining water away 
from building face and foundations, but “K” gutters are not appropriate on an historic building.  Half round 
gutters and smooth round downspouts should be employed on historic structures that require exposed gutters 
and downspouts.

The cricket between the double gables drains into a large metal leader box on the front facade.  This leader box 
and downspout were previously connected to the underground piping through the porch slab, but currently the 
white PVC outlet tube from the sheet metal leader box disperses directly into the gutter of the front porch.  In heavy 
rains, the volume of water coming from the roof cricket would likely exceed the capacity of the porch downspout.

Short-Term Recommendations:

1. After testing and clearing of underground piping is complete, tie sheet metal outlet tube from 
cricket leader box to underground piping in bar addition concrete porch slab.

Long-Term Recommendations:

1. In conjunction with roof replacement, remove K-gutters and install metal half-round hung gutters 
and smooth round downspouts.

Chimneys

Historic photographs of the Inn reveal that there were three chimneys present at the building in the mid twentieth 
century (see Fig 24).  Today, all that remains visible at the exterior is the base of the brick chimney on the east 
facade.  This chimney was constructed as part of the first kitchen addition and is integral to the basement wall.  
The portion of chimney that was previously above the roofline was likely demolished when the new asphalt roof 
was installed less than ten years ago.
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EXTERIOR ENCLOSURE continued         

Chimneys continued

The chimney is constructed of the same calcium silicate brick used at the base of the log structures.  Unlike the 
base of the log structures, the chimney bricks are not painted, and either through excessive weathering or an 
inappropriate sand-blasting project at the building, the face of the bricks is completely eroded, exposing the bright 
white of its core and leaving the face of the mortar proud of the new plane of the brick (Fig 27).  With the loss of 
the brick face, the bricks will continue to deteriorate in their exposed location. 

Long-Term Recommendations:

1. Complete demolition of east facade chimney and fill in voids in basement wall as required or 
rebuild the entire chimney from grade to above the roof line.

Figure 28: Front doors. Figure 29: Bar door.Figure 27: Calcium Silicate brick.

Exterior Doors

With the construction of the bar addition, the Inn had two main entrances on the front facade – one at the center 
of the original Inn and another at the bar.  At the Inn, a pair of 30” wood doors with three vertical lights and three 
horizontal panels (Fig 28) was later enclosed by a small vestibule with a single 36” door.  The double doors, which 
may be early or original, are in good condition.   The single door to the vestibule is a modern fiberglass full light 
door that is in good condition but not in keeping with the historic nature of the Inn.

At the bar, a wood door with a single light above and two vertical panels below is centered on the addition.  The 
natural finish of the wood door is significantly weathered but is protected by a glazed aluminum storm door (Fig 
29). The original frame opening was packed down with wood trim to fit the smaller size of the storm door.   

At the balance of the facades are several single doors.  At the west facade, a single wood door with a three-light 
glazed panel and horizontal panels below (matching the double doors at the entrance) provides access to the old 
picnic areas.  At the rear facade, two modern steel panel doors provide access from the modern kitchen addition 
to the rear deck.  And at the east facade, a wood board door provides access to the lower level storage areas.  The 
doors on the west and north facades are in good condition.  The board door at the basement level of the east 
facade is in poor condition.

Long-Term Recommendations:

1. Replace front door with wood door to match style of existing wood double doors.

2. Repair wood board door to rear storage areas. 
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Figure 30: Replacement windows, black aluminum. Figure 31: Original (or early) windows in Attic.

EXTERIOR ENCLOSURE continued         

Windows

Existing windows at the first floor of the original Inn and bar addition are black aluminum replacement 
windows with a three-over-one muntin configuration of “grilles between the glass” and sealed insulated 
glass units (Fig 30).  At the time of the National Register nomination in the early 2000s, the early or original 
wood sash were present, which also had three-over-one sash.  Two of the original or early wood sash are still 
present in the attic at the front facade (Fig 31), though they are mostly obscured by the Red Cedar Inn sign 
on the face of the gable.  Replacement of the wood windows with aluminum windows significantly marred the 
historic appearance of the Inn.  New wood windows that provide the exterior detail of the historic windows 
and include sealed insulated glass units should be installed in the log structures if the historic nature of the 
building is to be preserved.

At the east facade, two twin window openings have been covered with wood panels in order to provide additional 
wall space at the bar interior.  The wood panels are in good condition, but could be returned to twin windows in 
the future if additional daylight is needed. 

At the rear addition, modern vinyl windows are present and in good condition.  

Long-Term Recommendations:

1. Remove aluminum replacement windows and provide new wood three-over-one sash in existing 
wood frames to match the profiles of the existing historic wood windows still present in the attic.

Front Porch

A hipped-roof porch with log posts and railings spans the full width of the original Inn (see Fig 25).  The porch 
floor is poured concrete and is generally in good condition, though the sealant between the concrete porch 
floor and the building wall is deteriorated and now open to the weather.  The log posts and railings provide a 
complementary rustic aesthetic to the log structure, but some posts are severely split and checked, and some 
log railings are missing. The posts are set on the top of the concrete slab, and a few are slightly recessed 
into the slab, providing an opportunity for the posts to take on unwanted moisture at their end grain, and for 
freeze and thaw cycles to crack the surrounding concrete (Fig 32).  The soffits and beaded board ceiling of the 
porch roof are natural cedar, with a number of holes from carpenter bee infestation.  Like the architectural 
woodwork of the main building, the wood of the porch structure also has a very weathered appearance, likely 
from the removal of its prior painted finish (Fig 33).  Additionally, the porch suffers from the presence of 
an unknown insect, which covers the porch ceiling and soffits in a thick layer of cobwebs on a weekly basis.  
While a visual nuisance, it does not appear to deteriorate the wood finish.
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EXTERIOR ENCLOSURE continued         

Front Porch continued

Tucked under the center of the main porch is the vestibule added to protect the entrance. The three walls of the 
enclosure are wood frame finished with beveled wood siding.  The outside corners of the siding have been covered 
with sheet metal, protecting the weathered and brittle ends, and in the field of the siding are several holes (Fig 34).   

At the bar addition is an uncovered porch with a stamped and painted concrete porch floor (Fig 35).  The log post 
and railing system of the main porch is continued here, but the railing system in front of the bar is in very poor 
condition, with many of its components missing or broken.  The log posts that are still in place are notched and 
face-mounted to the sides of the poured concrete porch floor.  Above the door is a small gabled hood, with wood 
brackets, exposed rafter tails, and horizontal wood siding repeating the details of the main gable end walls.  Like 
the balance of the architectural woodwork, the woodwork at the hood also has a very weathered finish.  

Rear Deck

At the rear of the building, a pressure treated residential quality deck with steps to grade has been constructed 
and provides access to the back door of the modern kitchen (see Fig 3).  The deck is comprised of 4x4 pressure 
treated posts, 2x6 cap and bottom rails, and square vertical pickets, all of pressure treated lumber. The deck is in 
fair condition.  

Short-Term Recommendations:

1. Provide transparent or semi-transparent finish to all architectural woodwork to extend its service life. 

2. Repair or replace damaged and missing components of front porch railing system.

3. Replace deteriorated sections of entrance vestibule siding. 

Figure 34: Siding at Entry Vestibule.

Figure 35: Painted, stamped concrete at Bar Entry.

Figure 32: Front Porch post recessed in slab.

Figure 33: Carpenter bee damage at Front Porch.
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EXTERIOR ENCLOSURE continued         

Outbuildings

Just west of the southwest corner of the Inn is a small barbecue shack.  Visible on historic maps as early as 1955, 
three walls of the structure are comprised of vertical logs at its base and large operable board and batten panels 
above.  The front wall is plywood on frame, displaying the large Red Cedar Inn sign painted on the plywood (Fig 
36).   At the northwest corner, the building is set into the sloping grade, exposing the wood log structure to 
unwanted moisture (Fig 37).  The base of the building is now in poor condition, and walls are significantly out of 
plumb (Fig 38).  The roof is asphalt shingle.

Long-Term Recommendations:

1. Depending on potential reuse of the site, consider demolition of the barbecue shack. 

Exterior Painting / Staining

All exterior architectural woodwork is very weathered, perhaps due to a previous paint removal campaign.  Its 
refinishing cycle should be regular and consistent to extend the life of the woodwork.

Short-Term Recommendations:

1. Provide transparent or semi-transparent finish at all exterior architectural woodwork and maintain 
consistent cyclical finishing maintenance standards.

Figure 38: Shack interior, looking southwest. Figure 39: Deteriorated roof at rear facade of Inn.

Figure 36: Barbecue Shack, to the west of the Inn. Figure 37: Shack exposed to excessive moisture.
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INTERIOR            

Basement

The lower level of the Red Cedar Inn is comprised of several sections.  At the left half of the original Inn is a low 
crawlspace with a center foundation wall at the mid-span of the first floor joists (Fig 40).  The east half of the 
original Inn is a full height basement with wood posts and beams running north to south, breaking up the span 
of the first floor joists in the same manner as is done in the crawlspace (Fig 41).  In the basement, the poured 
concrete foundation walls are exposed, as are the floor joists and the floor is an unfinished concrete slab.  Despite 
its previous use as an apartment for the owner of the restaurant above, the basement is now completely void of 
finishes and is used for storage.  Many surfaces are obscured by the abundance of storage materials, but surfaces 
that were visible are in good condition.  Under the bar addition, the subfloor overhead was severely deteriorated 
from previous leaks related to the taps and water lines (Fig 42).

Long-Term Recommendations:

1. Depending on decisions reached in the planning study, basement layouts and finishes may be affected.

Figure 45: Interior looking north. Figure 46: Interior of Bar addition looking east.

Figure 43: Interior looking south. Figure 44: Interior looking east.

Figure 41 Figure 42Figure 40: West crawlspace.
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INTERIOR continued           

First Floor

The first floor of the Inn is now used as an office for a mechanical contractor.  While most of the finishes from the 
days of the restaurant remain (Fig 43-46), additional walls have been constructed for office functions in addition to 
the recent rehabilitation at the rear addition (Fig 47-49).  The log structure is visible at the interior, as is the brick 
base at the south and east walls.  At the west wall, the brick base is clad with random width vertical board tongue 
and groove paneling (Fig 50).  The board paneling at the wall base is one of two different types of vertical paneling 
that dominate the interior finishes.  The other is of a consistent narrow width and is present at the dining room 
side of the original kitchen walls and the rear wall of the original Inn.  When the new office walls were constructed 
they employed similar wood paneling finishes combined with corrugated metal panels (Fig 51).  The floors are 
finished with carpet, except the original band platform of the Inn in the southeast corner which retains is wood 
floors.  The ceiling of the open (former dining) area is drywall with a popcorn finish.  The drywall ceiling obscures 
an older particle board paneled ceiling that has been noted in other reports to possibly contain asbestos (Fig 52).  
That paneled system, painted black, is currently exposed in the bar area.  At the new office spaces, a new version of 
the paneled ceiling was installed, comprised of thin veneered plywood panels framed with 1x3s, but it is not known 
how many older ceiling layers are above it.

Short-Term Recommendations:

1. Complete testing of ceiling panels to determine quantity of potential hazardous materials.

2. Abate hazardous materials.

Long-Term Recommendations:

1. Depending on decisions reached in the planning study, first floor layout and finishes may be affected.

Figure 47 Figure 48 Figure 49

Figure 50 Figure 51 Figure 52
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INTERIOR continued           

Attic

Within the wide gable of the original Inn is a 13’ wide attic space running the full length of the origin building.  
The space is accessed by a wood stair at the back of the building, and has a ceiling height of 7’-5” and knee walls 
approximately 5’-4” high (Fig 53, 54).   Considered for light office use in the past, the three stacked rooms are 
partially finished with batt insulation, gypsum drywall and plywood subfloors, but no frames, doors or trim is 
present.  Access to the triangular attic space behind the knee wall is provided in the front room and offers a clean 
view of structural bearing at the mid-span of the rafters (Fig 55). Of note within the unfinished attic areas is the 
loose fill insulation between and on top of the ceiling assembly, structural iron straps providing additional lateral 
support to the floor / ceiling joists (Fig 56), and the wide board decking of the roof, most likely installed with the 
first asphalt roof.  At the raking eaves and soffits, an earlier beaded board decking is still present.  

Long-Term Recommendations:

1. Depending on decisions reached in the planning study, attic layout and finishes may be affected.

Figure 55: Inside Attic knee wall. Figure 56: Steel strap at Attic Floor structure.

Figure 53: Attic looking north. Figure 54: Attic looking south.
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ACCESSIBILITY REPORT           

Primary Floor Level

The following diagram illustrates a high-level review of all accessibility issues found for the primary floor level of 
the existing Red Cedar Inn.  For historic buildings on the National Register, many code related issues are evaluated 
on a case-by-case basis in order to carefully balance code compliance and historic character of the building.

Accessibility (Excerpt from The Secretary of the Interior: Standards for the Treatment of Historic Properties):

It is often necessary to make modifications to a historic building to make it compliant with accessibility code requirements. 
Federal rules, regulations, and standards provide guidance on how to make historic buildings accessible. Work must be 
carefully planned and undertaken in a manner that results in minimal or no loss of historic exterior and interior character-
defining spaces, features, or finishes.  The goal should be to provide the highest level of access with the least impact to the 
historic building.

Life Safety (Excerpt from The Secretary of the Interior: Standards for the Treatment of Historic Properties):

When undertaking work on historic buildings, it is also necessary to consider the impact that meeting life-safety codes (public 
health, occupational health, life safety, electrical, seismic, structural, and building codes) will have on both exterior and interior 
spaces, features, and finishes. Historic building materials that are hazardous, such as lead paint and asbestos, will require 
abatement or encapsulation. Some newer life-safety codes are more flexible and allow greater leniency for historic buildings 
when making them code compliant. It is also possible that there may be an alternative approach to meeting codes that will 
be less damaging to the historic building. Coordinating with code officials early in project planning will help ensure that code 
requirements can be met in a historic building without negatively impacting its character.
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ENGINEERING NARRATIVES
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In support of the requirement to evaluate existing conditions at Red 
Cedar Inn and to make recommendations for its potential re-use, 
Patterhn Ives engaged McClure Engineering to provide analysis of 
plumbing, electrical, and HVAC systems.

ENGINEERING TEAM

In support of the requirement to evaluate the structural conditions 
at Red Cedar Inn and make recommendations relating to findings, 
Patterhn Ives engaged Frontenac Engineering to provide analysis.

Frontenac Engineering
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EXISTING CONDITIONS           

The [Red Cedar Inn] building is comprised of three primary sections. For the purposes of this report the main 
section is considered the portion of the building below the large gable roof. This portion of the building appears 
to be part of the original construction. The eastern section is the portion of the building below the smaller gable 
roof. The front half of this section appears to be original to the property whereas the rear half appears to be 
an addition. And the rear section is considered the addition at the rear of the building with the shed roof. This 
Structural Feasibility Report is intended to note structural conditions of the building that may impact the feasibility 
of its use as a Welcome Center and Historical Museum. This report does not comment on the structural integrity 
of the detached shed to the west of the main structure. At the time of our site visit the building was occupied, the 
finishes were intact except for a few locations, and much of the building is used for storage. Therefore, access to 
much of the structure was prevented.

FOUNDATIONS

The foundations are mostly of cast-in-place concrete construction. There is a portion of foundation wall that 
is CMU construction in the eastern section of the building. Overall, these foundations appeared to be in good 
condition.

Conditions of structural concern at the foundation are as follows:

1. In a few locations, there are vertical creaks in the foundation walls. Given their location and trajectory, these 
cracks appear to be caused by shrinkage and do not compromise the integrity of the foundation walls.

2. The size of the strip footings below the foundation walls are unknown. Therefore, their adequacy to 
support the loads induced by the proposed use of the building is unknown.

3. As stated previously, the size of the all spread footings supporting interior columns are unknown. 
Therefore, their adequacy to support the loads induced by the proposed use of the building is unknown.

We recommend the following actions be taken for the respective structural concerns above:

1. Cracks in foundation walls should be epoxy injected to prevent water infiltration and monitored to verify 
no future movement.

2. Exploration should be performed to determine the size of the existing strip footings. Structural analysis 
should then be performed to determine the capacity of the footings compared to the applied loads. Should 
the existing strip footings be inadequate, remedial actions would need to be taken. Remedial actions 
could consist of underpinning portions of the foundation or the installation of piers in select locations.

3. Exploration should be performed to determine the size of the existing spread footings. Structural analysis 
should then be performed to determine the capacity of the footings compared to the applied loads. Should 
the existing spread footings be inadequate, remedial actions would need to be taken. Remedial actions 
would likely entail the removal and replacement of existing spread footings or expanding the existing 
footings.

EXTERIOR WALLS

The exterior walls of the original portions of the building are rough hewn logs with chinking between the logs. 
These exterior walls are supported by concrete foundation walls. The exterior walls of the additions are of wood 
framed construction with vinyl siding finishes. The exterior frame walls are supported by masonry foundation walls 
in some locations and concrete frost walls in other locations. The majority of the rear addition has wood framed 
basement walls supported by concrete frost walls. 

In general, the exterior walls look to be in good condition. Our primary recommendation is that the log and 
chinking portions of the building should be maintained and weatherized appropriately to ensure the integrity of 
both the logs and the chinking.

STRUCTURAL NARRATIVE
Frontenac Engineering - Project #18.1385
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EXISTING CONDITIONS continued                     

FIRST FLOOR STRUCTURE

The first floor structure of the main section of the building is comprised of 2x10 joists at 16” o.c. which are 
supported by foundation walls and interior wood beams. The western half of the main section of the building 
is a crawl space with the eastern half being full-height basement. A (3)2x10 beam supported by 6x6 wood posts 
runs the length of the basement. This (3)2x10 beam is recessed into the joist space and supports the floor joists 
utilizing 2x4 ledgers that are notched into the floor joist and nailed to the (3)2x10 beam.

The first floor structure of the eastern section of the building is comprised of 2x10 joists at 16” o.c. The joists at 
original portion of this section span the full 16’ -0”± and are supported by foundation walls at each end. The joists 
at the addition portion of this section also span 16 ‘-0”±, but there is a 12’ -0”± long (2)2x8 beam supporting the 
central portion of these joists at their mid span. The (2)2x8 beam is supported by two temporary pipe columns 
which sit directly on the basement slab. No observable damage to the joists was observed to warrant this beam. 
No footings below the pipe columns were observable. 

The first floor structure of the rear section of the building is comprised of 2x10 joists at 16” o.c. While most of 
this section of the building is full-height basement, the westernmost portion is crawl space. The joists over the 
crawl space span approximately 13 ‘-0”±. The joists at the full-height basement portion span the full 16’-0”± but 
are supported at their midspan by a (2)2x12 beam. These joists are supported at their interior by foundation wall 
and at their exterior by 2x wood frame wall and concrete frost wall. The (2)2x 12 beam is supported by adjustable 
pipe columns. Due to this portion of the building being used for storage, we were unable to observe the presence 
or absence of footings supporting these columns. 

Conditions of structural concern at the first floor are as follows:

1. In locations where the previous owner took remedial steps to address the removal of the western columns 
supporting the second floor, the actions taken are inadequate to address the structural issues that the 
removal of these column create. Technically, the remedial actions taken are structurally unstable.

2. The existing structure of the basement stairs in the main section of the building are not constructed in 
accordance with industry standards. Stringer spacing and connections are inadequate.

3. Numerous floor joists at the basement portion of the main section are cracking due to the notch created 
by the support connection at the central beam. The existing damage demonstrates the inadequacy of this 
connection to support the loads induced by the proposed use of the space above.

4. There is currently no positive connection between the beam in the basement portion of the main section to 
its supporting columns.

5. The (3)2x10 beams and columns supporting the existing floor joists in the main section of the building are 
inadequate to support the loads induced by the proposed use of the space above.

6. The size and adequacy of the existing spread footings in the basement portion of the main section is unknown.

7. In numerous locations within the basement portions of the main section and the eastern section, headers 
above window and door openings are absent.

8. The maximum allowable span for the 2x10 joists for the loads induced by the proposed use of the first floor 
space is 10’ -0”±. Floor joists at the eastern section and the crawl space portion of the rear section have spans 
over 10’ -0”± and are, therefore, inadequate to support the load induced by the proposed use of the space above.

9. The (2)2x12 beam supporting the floor joists at the rear section is inadequate to support the induced loads 
by the proposed use of the space above.

10. There is currently no positive connection between the beam in the basement portion of the rear section to 
its supporting columns.

11. The size and adequacy of the existing spread footings in the basement portion of the rear section is unknown.
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EXISTING CONDITIONS continued                     

FIRST FLOOR STRUCTURE continued

We recommend the following actions be taken for the respective structural concerns above:

1. The beams, posts, and footings supporting the first floor structure provided by the previous owner should 
be abandoned and demolished once the second floor has been stabilized. A viable load path needs to be 
provided through the first floor joist system for the second floor columns to rest on the existing foundation.

2. Demolish and rebuild the stairs in accordance with industry standards.

3. The first floor joists at the basement portion of the main section should be connected to the central beam 
using joist hangers attached to the central beam.

4. Positive connections from beam to columns shall be provided. This will likely entail the installation of 
column caps that attach to the beam.

5. The central (3)2x10 beams should be removed and replace with steel beams and columns.

6. Exploration should be performed to determine the size of the existing spread footings. Structural analysis 
should then be performed to determine the capacity of the footings compared to the applied loads. Should 
the existing spread footings be inadequate, remedial actions would need to be taken.

7. In these locations, headers should be adequately size and provided. This does not apply to openings that 
have been infilled in their entirety with a complete load path from joists to foundation provided.

8. Double the floor joists in the eastern section and the crawl space portion of the rear section. We expect 
that the (2)2x8 beam and pipe columns in the addition portion of the eastern section could be removed 
once the joists are doubled.

9. The (2)2x12 beam shall be removed and replaced with a steel beam or additional columns and footings 
should be provided to allow for the existing beam to be adequate.

10. Positive connections between beam to columns shall be provided. This will likely entail the installation of 
column caps that attach to the beam.

11. Exploration should be performed to determine the size of the existing spread footings. Structural analysis 
should then be performed to determine the capacity of the footings compared to the applied loads. Should 
the existing spread footings be inadequate, remedial actions would need to be taken.

SECOND FLOOR STRUCTURE

The second floor is located only in the main section of the building. The floor joists are supported by rough sawn 
(2)2x8 beams (2 locations) that are recessed into the joist space. These beams are located directly below the (2)2x8 
beams supporting the rafters. Metal tension ties at 48” o.c. connect the floor joists on one side of these beams to 
the floor joists on the other. 

Conditions of structural concern at the second floor are as follows:

1. The central portion of floor joists spanning between the two (2)2x8 floor beams span 20’-0”± which is much 
too far for 2x6 floor joists to span.

2. The second floor joists, while they are supported by the (2)2x8 beams mentioned above, the western 
beam line is completely unsupported and the eastern beam line is supported by one column located 
approximately 13’-0”± off the front wall and is otherwise unsupported. Per a conversation with the current 
occupants, the previous owner, there were previously two interior columns for each respective beam 
line. Per his testimony, three of the four columns were removed prior to his time with the company 
with no replacement provided. This resulted in the western beam line sagging significantly. The previous 
owner undertook to remedy this by making the partition walls between the offices and the work area load-
bearing walls. He installed LVL headers over the office door openings, posts at the bearing ends of the 
beams, and 24”x24” spread footings below the post loads in the crawl space below. No action has been 
taken to replace the support column along the eastern beam line that was removed. The removal of these 
three interior columns results in a discontinuous load path that is causing non-structural partition walls 
to become load-bearing walls. These now-load-bearing partition walls transfer their loads in irregular and 
undefined ways to elements that were not designed to support their loads.
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EXISTING CONDITIONS continued                     

SECOND FLOOR STRUCTURE continued

3. Depending on how the support for the second floor structure is provided, the (2)2x8 beams supporting 
the second floor joists could be inadequate for their given spans.

We recommend the following actions be taken for the respective structural concerns above:

1. Once the use of the second floor space is determined, the second floor joists second floor joists should 
be sized to accommodate the loads imposed by its use. Given the configuration of the roof structure, it is 
possible that the second floor structure is working compositely with the roof structure to function as an 
attic truss that is supported at the western exterior wall, the two interior beam lines and the wall between 
the main section of the building and the eastern addition. Additional structural analysis would be required 
to determine how the roof structure is functioning and what remedial actions need to be taken.

2. The second floor structure must be redesigned to ensure the stability and integrity the second floor 
and roof structures. This will likely require the installation of beams and columns on the main level in 
locations that ensure the appropriate transfer of loads to the original foundations.

3. Columns should be placed such that the existing (2)2x8 beams are adequate or the existing beams should 
be removed and replaced with beams sized for longer spans. Given the configuration of the roof structure, 
it is possible that this second floor beam is working compositely with the (2)2x8 beam supporting the 
rafters and the diagonal braces between them to create a field fabricated truss that is capable to spanning 
longer distances. Additional structural analysis would be required to determine how the roof structure is 
functioning and what remedial actions need to be taken.

ROOF STRUCTURE

The roof structure over the main section of the building is comprised of rough sawn 2x6 rafters at 24” o.c. and 
rough sawn 2x6 floor joists at 24” o.c. There is a rough sawn 1 x8 ridge board running the length of this section 
with 2x4 collar ties at 48” o.c. The roof sheathing is comprised of Ix planks. The rafters are supported by rough 
sawn (2)2x8 beams (2 locations) which are supported by vertical rough sawn 2x4’s and lateral stabilized by rough 
sawn 2x4 diagonal braces. The rafters and beams comprising the roof structure appear to be in good condition 
with the structural members sized and located appropriately to support and transfer the loads downward. 

The roof structure over the eastern section had limited access. The original portion of this section has rough sawn 
2x6 rafters and ceiling joists spaced at 24” o.c. Access to the addition portion of this eastern section was not 
provided. We did not observe a ridge board in this area. We recommend that 2x6 blocking be installed between 
each rafter along the length of this ridge to stabilize the rafters. Otherwise, from our limited perspective, the rafters 
and ceiling appeared to be good condition and were sized and located appropriately to support and transfer the 
loads downward. 

The roof structure over the rear section has no observable access point. This portion of the roof is a shed roof 
sloping at a 3/12 pitch toward the rear of the building. We did not observe any cracks or repairs in the drywall that 
would indicate that the roof rafters in this area were under-sized or located inappropriately to achieve the support 
and downward transfer of loads.

GENERAL REMARKS

Since many portions of the structure were not visible at the time of our site visit and it is currently unclear how portions of the structure 
function related to other elements, we recommend that further structural exploration, analysis and design take place only after the 
demolition of the interior finishes has been performed.

The observations, conclusions, and recommendations listed above represent the opinion of Frontenac Engineering Group, Inc. based 
upon a visual structural inspection of the accessible areas of the existing structure. This report and all conclusions and opinions 
contained within are based upon and limited to the conditions present and visible at the time the inspection was performed. If the 
observed existing conditions identified in this report change in the future, then the conclusions and recommendations may also 
change. 

The visual inspection was limited only to the structural items and locations referenced in the report and did not include inspection of 
electrical, mechanical, plumbing or any other items outside the structural inspection. No warranties or guarantees of present or future 
performance are expressed or implied with this report. This report is not intended for use by anyone other than the client to whom the 
report is addressed. No third party may claim any rights arising from this inspection report.
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FIRE PROTECTION – DIVISION 21         

Fire Protection and Automatic Sprinklers
The existing building has no fire protection service or automatic sprinkler system.

PLUMBING – DIVISION 22          

Domestic Water Service and Domestic Hot Water Heating
The facility has an existing 3/4” domestic water service.  Backflow prevention on this water service could not be 
located.  This service supports basic restrooms and several sinks on the main level and hose bibs on the building 
exterior.  All water piping is copper.  Water piping is not insulated.

The water meter is located at the southwest corner of the building.  

It is anticipated that a new water service and backflow prevention devices will be required.  The existing water 
meter may be adequate but will require review and coordination with proposed new floor plan and water flow test.

Domestic hot water is supplied by a small, electric domestic water heater (3.5 kw heating element, 50-gallon 
storage) in the lower level.  It is anticipated that a new water heater system will be provided under the renovation 
work.

Sanitary sewer system is routed below the lower level.  The below grade sanitary piping is cast iron piping original 
to the building.  It is recommended that this be replaced with new due to the age of the system.  The above grade 
sanitary piping is schedule 40 PVC.  The condition of this piping is acceptable.  It is anticipated that the sanitary 
piping will be removed in its entirety to accommodate new systems.

The existing toilet rooms do not comply with the American Disabilities Act.  

HVAC, AIR DISTRIBUTION AND TEMPERATURE CONTROL SYSTEMS  – DIVISIONS 23 thru 25  

HVAC Air Distribution Systems
There are two HVAC air distribution systems that service the building.  

A heat pump split system with condensing unit located on the east side of the building and the air handler located 
in an office, serves the bar, kitchen and east offices.  The ductwork is routed overhead in the attic space.  This 
system was manufactured in 2010.

System Info: Trane Model 4TEC3F60B1000AA, Serial No. 1203148L31V
  1 HP Motor
  208 Volts, 1 Phase
  ~2,000 CFM

A packaged heat pump located on the north side of the building serves the main office area (west) via ductwork 
routed through the lower level and terminates with floor grilles.  This unit’s manufacturer data was illegible.  This 
unit appears to be near the end of its expected service life. 

It is anticipated that both units and all associated ductwork will be removed to accommodate new floor plans. 

ENVIRONMENTAL SYSTEMS NARRATIVE -- EXISTING CONDITIONS
McClure Engineering - Project #144300.000
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HVAC, AIR DISTRIBUTION AND TEMPERATURE CONTROL SYSTEMS  – DIVISIONS 23 thru 25 continued 

Exhaust Fans
Toilet rooms include ceiling mounted cabinet fans and flexible ductwork.  It is recommended that these fans be 
replaced with new to accommodate new floor plans.  These fans appear to be at the end of their service life.   

Building Management System (BMS)
There is no existing building management system.  All HVAC equipment is controlled by wall-mount low voltage 
thermostats.
 

ELECTRICAL – DIVISION 26                                                                                                                  
 
Electrical Utility Service
The existing building is current fed from an AmerenUE pole mounted transformer, mounted to a power pole on 
the south side of East Osage Street. Overhead electrical lines run across East Osage Street and connect to a power 
pole located at the southeast corner of the building. 

The main service conductors route to two weatherheads that provide power to the building mounted meter 
enclosure. Secondary conductors are attached to the building exterior, penetrate the existing foundation wall, and 
route to three existing Cutler-Hammer, 200A MCB, 120/208V, three phase panel boards located on an existing wall 
of the basement storage area.

Main Electrical Service Conductors & Meter

Power Lines Across East Osage
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ELECTRICAL  – DIVISION 26 continued                                                                                                            

Electrical Power Distribution
All power throughout the building originates from the three basement Cutler-Hammer panel boards. The panels 
were found to be in fair condition, though a detailed inspection of the interior could not safely be performed. Of 
note, panel space covers were found to be missing, and circuit directories were not accurate. These panels connect 
to other electrical equipment within the building. This equipment includes:

1. Square D Load Center (20 space, 100A, 120/240V, 1-phase). Surface-mount near basement stair.

Noted deficiencies:
• Circuit directory not up-to-date.
• Circuit breaker space cover missing.

2. Unlabeled Distribution Panel (30 space). Surface-mount in storage area.

Noted deficiencies:
• Panel door missing.
• No circuit directory.
• Enclosure cover is damaged.
• Enclosure cover shows signs of rust.

3. Square D Load Center (18 space, 100A, 120/240V, 1-phase). Surface-mount near basement door.

Noted deficiencies:
• Enclosure cover missing.
• Debris in the bottom of the enclosure.
• Unused openings not properly sealed.

The building contains existing convenience receptacles as needed to support current operations. The need 
for additional receptacles was addressed via a combination of surface mounted conduit and recessed duplex 
receptacles (where previous renovations have taken place).

Interior Lighting Systems
The existing interior lighting is primarily composed of mostly incandescent down-lighting, ceiling fan lights, and 
surface mounted fluorescent linear fixtures, with local toggle switch control. In general, the existing interior fixtures 
were found to be in various conditions and should be replaced should renovations occur.

Exterior Lighting Systems
The existing exterior lighting is limited and composed mostly of various types of pole mounted site lighting. In 
general, the existing exterior fixtures were found to be of poor quality and condition and should be replaced should 
renovations occur.

Emergency Egress Lighting Systems
Existing emergency egress lighting is composed of surface mounted emergency exit ‘bugeye’ style light fixtures. A 
centralized inverter or generator has not been installed.

Existing Electrical Distribution
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TELECOMMUNICATIONS + ELECTRONIC SAFETY AND SECURITY  – DIVISIONS 27 and 28       

Telecommunications
The existing building is currently fed by an unknown telecommunications utility, though miscellaneous distribution 
equipment was found throughout the building. The majority of the telecommunications equipment appeared to be 
located in the attic, in the South storage room.

The building contains existing data outlets as needed to support current operations. The need for additional 
outlets was addressed via a combination of surface mounted conduit and recessed data outlets (in some spaces 
where previous renovations have taken place).

Cable Television
The existing building is currently fed by DirectTV, with the main service panel located in the South attic storage 
room. Television is distributed to various locations throughout the building, each equipped with a standalone set-
top box.

Access Control / Security / CCTV
The existing building does not have an access control system, though it is equipped with a limited security system. 
This system appears to provide security coverage via the use of a few motion detectors and an alarm key pad. 

The areas generally served are:
• Front offices
• Main open office
• Bar / storage room

The existing building is equipped with a CCTV system, which provides coverage to limited portions of the building. 
It is unknown how or where the system connects, as a head end was not found. This system only appeared to serve 
the main open office.

Fire Alarm
The existing building does not have a fire alarm system, though it does contain smoke detectors in various 
locations throughout the building. In general, the existing devices looked to be in adequate condition, but should 
renovations occur, the placement of devices should be reviewed.

Office with Motion Detector Coverage  Open Office with CCTV Coverage

Smoke DetectorsCable TV EquipmentTelecomm & Cable TV Equipment
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PROGRAMMING & COMMUNITY ENGAGEMENT

PUBLIC MEETING & PROGRAMMING WORKSHOP: JANUARY 2019
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PROGRAMMING

Architectural programming is the thorough and systematic evaluation of the interrelated values, goals, facts, and 
needs of a client’s organization, facility users, and the surrounding community.  A well-conceived program leads 
to high-quality design.

Our programming philosophy is closely rooted to the notion of ‘loose fit : long life.’  Of particular interest in 
museum settings, the long-term potential of a design’s flexibility allows an organization to better address their 
evolving needs.  We believe that a rigorous research, programming, and planning process will better highlight 
the unfound potential within a given context.  Our process and methodology respects history, looks beyond 
immediate need, and embraces implementation and realization strategies.  We believe our experience in planning 
and programming space needs will benefit the City of Pacific and the future uses of Red Cedar Inn.

CAREFUL LISTENING

This process begins with careful listening and endures as a conversation.  We promote a philosophy that is both 
collaborative and iterative with the intent that our work is truly an extension of our client’s needs; helping them 
realize a vision.  Early in the process, we meet with stakeholders and hold workshops to solicit issues, aspirations, 
and ideas for the future.

COMMUNITY ENGAGEMENT

Public and community engagement is about building meaningful relationships.  We are committed to developing 
a coalition of project supporters across a wide range of people, voices, and communities in an effort to equitably 
represent the diversity and character of Pacific and the Meramec Valley region.

Public meetings and workshops aid consensus-building among community members and project stakeholders.  
When conducted at an early stage of the planning process, these efforts will help confirm assumptions, refine 
goals, and greatly influence conceptual designs for the rehabilitation of Red Cedar Inn.

GOALS FOR PUBLIC MEETINGS / PROGRAMMING WORKSHOPS:

• Empower and foster trust in the planning process, especially for those not typically included.

• Ensure all perspectives are heard and incorporated.

• Build pride of ownership and increased project support.

• Help all community members embrace the project as their own.

• Minimize risk of unanticipated issues, which may ultimately save time and money.

(1) full-time @ 40 hrs/wk for (52)wks (x $15/hr) = ~$31,200/year

7,000 gsf Red Cedar Inn building (x $1.00/sf ) = ~$7,000/year

7,000 gsf Red Cedar Inn building (x $1.25/sf ) = ~$8,750/year

      ~$46,950/year

STAFFING

MAINTENANCE
(CYCLICAL)

MAINTENANCE
(REPLACEMENT)

TOTAL BUDGET

PROGRAMMATIC & ECONOMIC SUSTAINABILITY: ANNUAL BUDGETING (ORDER OF MAGNITUDE)
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PUBLIC WORKSHOP FINDINGS
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FIIRST PUBLIC MEETING SECOND PUBLIC MEETING PUBLIC MEETING
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PUBLIC WORKSHOPS

Two public meetings and programming workshops were held in January and February 2019 to start a process of 
informed engagement with the client, project stakeholders, and interested community members.  This engagement 
allows a carefully tailored process to address the unique needs of the building, site, and community.  By holding 
these meetings at an early stage of development, we hope to avoid a traditional process of public input only 
occurring after a design concept has been generated.

Through this continued process, we will help build consensus among community groups, provide a shared sense 
of ownership over the final concept, and create shared values as the project moves toward implementation.

QUESTIONS POSED FOR PUBLIC PROGRAMMING WORKSHOPS:

• What amenities or services are lacking in the Pacific community?

• What is the best use for Red Cedar Inn in the immediate future?

• What image or identity should this project convey to visitors?

• What is the best way for Red Cedar Inn to generate revenue annually?

• How could a covered outdoor pavilion near Red Cedar Inn be used?

PROGRAM OPTIONS VOTE TALLY

PROGRAM PRECEDENT IMAGERY USED FOR WORKSHOPS

18
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SUMMARY OF PROJECTED SPACE NEEDS: BUILDING PROGRAM

All areas and square-footages are estimates based on practice standards; total area may increase or 
decrease depending on particular design solutions.

Program Space    Quantity Area per Unit Net Square Feet

ENTRY / RECEPTION           

Reception / Waiting Area   1  200 200

Sub-Total 200

HISTORY MUSEUM / VISITOR CENTER        

Information Desk (open)   1  140 140

History Exhibits    1  1000 1000

Genealogy Work Area    1  240 240

Office      1  140 140

Gift Shop     1  140 140

Sub-Total 1660

FOOD & BEVERAGE            

Existing Bar (grab and go food / beverage) 1  400 400

Kitchenette     1  100 100

Sub-Total 500

SUPPORT            

Restroom: Mens (2 wc / 1 lav)   1  150   150

Restroom: Womens (3 wc / 1 lav)  1  150   150

Mechanical Room (placeholder)  1  200   200

Storage: General (placeholder)   1  100 100

Storage: Exhibit (placeholder)   1  1000   1000

Storage: Genealogy (placeholder)  1  500 500

Janitor Closet     1  25   25

Electrical / Data Closet    1  25   25

Sub-Total 2150

TOTAL SPACE NEEDS NSF 4510

TOTAL SPACE NEEDS GSF (assumes 1.5 grossing factor for museum typology) 6765

EXTERIOR PROGRAM & SITE CONSIDERATIONS

Covered Outdoor Space: Potential uses include outdoor eating, social gathering, and outdoor classroom.  Increased 
Assembly (A-3) occupancy may require increased plumbing fixtures.

Off-Street Parking (City of Pacific 400.235): Current Target (28) spaces based on Commercial/Retail use (4 spaces 
per 1000 GSF), to be verified with City of Pacific. Minimum (2) accessible parking spaces required based on 28 
total parking spaces.

Refuse Collection: Area required for (2) rolling trash bins on concrete pad, to be enclosed with lockable gate.
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HISTORY MUSEUM / WELCOME CENTER PLANNING

c 1952 GINGER SMITH GALLAGHER AT THE BBQ STAND
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KEYS TO SUCCESS

Audience
ATTRACT WIDE AUDIENCE, LARGE POOL OF POTENTIAL VISITORS.
ACCOMMODATE DIVERSE DEMOGRAPHICS, INTERESTS & LEARNING STYLES.
CREATE AND MAINTAIN RELEVANCE & AUDIENCE ENGAGEMENT.
MAKE MEANINGFUL & PERSONAL CONNECTIONS.

Presence
STRENGTHEN COMMUNITY PRESENCE TO ATTRACT & ENGAGE WIDE AUDIENCE.
IDENTIFY TARGET AUDIENCES & DEVELOP PROGRAMS TO ATTRACT THEM.
REACH OUT TO THE NEXT GENERATION.

Mission
DEVELOP CLEAR MISSION & IDENTITY.
ESTABLISH AUDIENCE ENGAGEMENT STRATEGIES & BUILD PARTNERSHIPS.
BLEND EDUCATION & RECREATION.

Operations
BALANCE FREE MUSEUM, PUBLIC AMENITIES & REVENUE GENERATION.
CURATE PERMANENT EXHIBITS WITH ABILITY TO RE-CONFIGURE & GROW.
CURATE ROTATING EXHIBITS FOR MORE RETURN VISITORS.

Experience
PROVIDE MIX OF PROGRAMMING TO DRAW MORE VISITORS.
MAKE WAYFINDING SIMPLE & INTUITIVE.
ORIENT VISITORS & EXPLAIN OPPORTUNITIES AVAILABLE, INVEST IN WEBSITE.
ACCOMMODATE CHANGE WITH FLEXIBLE DESIGN.
INSPIRE LEARNING THROUGH MEMORABLE EXPERIENCES.
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CONCEPTUAL PLANNING

The redevelopment of historic Red Cedar Inn is an incredible opportunity to amplify the natural beauty of its place.  
The City of Pacific History Museum and Welcome Center has the potential to become a new destination for every 
visitor to the city and to travellers on Route 66.  This significant structure is located on a picturesque property 
gently sloped to Clear Creek.  In an effort to maximize investments, a conceptual Site Plan suggests how the entire 
property might be developed in the future.  An outdoor pavilion with open seating, outdoor classroom, parking, 
landscape improvements, and potential connections to Jensen’s Point and Eureka-Pacific Trail are included for 
consideration.

1043 OSAGE

ENTRY
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ADA

0201

2120 2322

FUTURE PATH TO JENSEN’S POINT
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NEW NORTH ADDITION

RED CEDAR INN

PAVILION CLASSROOM
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EXISTING

The existing structure provides many assets for redevelopment, as well as many liabilities.  The exterior shell is in 
fair condition, requiring only partial repairs (reference Architectural Conditions Assessment).  The interior floor 
structure, mechanical, electrical, and plumbing systems are in poor condition, and will require major repairs and/
or replacement before re-opening to the public (reference Engineering Narratives).
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EGRESS

EGRESS

EGRESS EGRESS

PROPOSED OPTION A -- CODE MINIMUM LEVEL 01 GROUND FLOOR

The first proposed concept provides as much of the desired program space as possible within the existing footprint, 
with the minimum amount of work done to redevelop the building as a History Museum and Welcome Center.  All 
public building code, life safety, and accessibility requirements are met, while arriving at a flexible plan layout that 
balances the needs of all project stakeholders.

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR TREATMENT OF HISTORIC PROPERTIES: PRESERVATION

Mixed Occupancy: Assembly A-3 (2200 sf / 15 = 147 occupants) + Business B (600 sf / 100 = 6 occupants): 153 total
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EXISTING

Two north additions were made to the original Red Cedar Inn.  A bedroom was added to the northwest corner in 
1973, and a kitchen was added in 1975.  The construction of both additions are in poor condition, offer extremely 
limited ceiling heights, and do not compliment the historic structure.
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EGRESS

EGRESS EGRESS

EGRESS

PROPOSED OPTION B -- NEW NORTH ADDITION LEVEL 01 GROUND FLOOR

The second proposed concept considers removal of the existing non-historic north additions (1973/1975), and 
replaces both with an entirely new building addition.  This option allows more efficient planning and systems 
layout, as well as a more historically appropriate addition to the existing structure; one that clearly distinguishes 
new from original.

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR TREATMENT OF HISTORIC PROPERTIES: REHABILITATION

Mixed Occupancy: Assembly A-3 (2200 sf / 15 = 147 occupants) + Business B (661 sf / 100 = 7 occupants): 154 total
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EGRESS

PROPOSED OPTION A -- CODE MINIMUM LEVEL 00 BASEMENT

The existing basement will be used primarily for building systems and general storage with no public access.  All 
public building code, life safety, and accessibility requirements are met for these spaces to be used as programmed.
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EGRESS

FUTURE

FUTURE

PROPOSED OPTION B -- NEW NORTH ADDITION LEVEL 00 BASEMENT

In this concept, the existing basement will be used similarly to Option A.  The new basement spaces will be used 
for building systems with more efficient routing, as well as providing infrastructure for two future restrooms to 
serve a potential outdoor pavilion.
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PROPOSED OPTION A -- CODE MINIMUM 

Exterior materials are repaired as needed and refinished for preservation.  Existing non-historic windows are left in 
place.  Historic doors are reconditioned and reinstalled.  All metal siding at existing north addition is replaced with 
historically appropriate cedar siding.

SOUTH ELEVATION

EAST ELEVATION

NORTH ELEVATION

WEST ELEVATION
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PROPOSED OPTION B -- NEW NORTH ADDITION

Exterior materials, windows, and doors are treated similarly to Option A.  Two existing east windows are replaced.  
The new north addition is wrapped in historically appropriate cedar siding, and the recessed ‘link’ between the 
original building and the new addition clearly distinguishes the historic structure.

SOUTH ELEVATION

EAST ELEVATION

NORTH ELEVATION

WEST ELEVATION
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OUTDOOR PAVILION CONCEPTUAL STUDY -- NOT IN PRICING SCOPE

The historic Red Cedar Inn restaurant included outdoor seating for dining on the west side of the building under 
the canopy of several large trees.  The existing site offers an amazing opportunity for a small outdoor pavilion 
located directly east of the building, to become a more formalized version of the historic outdoor space and 
barbecue stand.

LOW-PITCH GABLE: EAST/WEST RIDGE - LIGHTWEIGHT STEEL STRUCTURE WITH WOOD DECKING
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OUTDOOR PAVILION CONCEPTUAL STUDY -- NOT IN PRICING SCOPE

A new outdoor pavilion is envisioned to provide multiple functions: destination and meeting point for groups 
visiting the new History Museum and Welcome Center, resting spot along historic Route 66, social gatherings, 
picnics, and outdoor classroom for school groups.  The ‘New North Addition’ concept includes two future 
restrooms located in close proximity to serve the outdoor pavilion.

LOW-PITCH GABLE: NORTH/SOUTH RIDGE - LIGHTWEIGHT STEEL STRUCTURE WITH WOOD DECKING
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A fully restored and revitalized Red Cedar Inn welcomes all visitors to the City of Pacific, becoming the new ‘Doorway 
to the Ozarks’ along Route 66.  New amenities compliment the historic structure, simultaneously respecting and 
honoring the past while looking toward the future with optimism.
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BASIC MECHANICAL CONDITIONS – DIVISION 20       

Design Considerations
The goals of the project are to provide environmental control, comfort of building occupants, systems that are not 
acoustically disruptive, and construction planning to achieve systems that meet monetary budget and energy goals 
while remaining easily serviced and maintained.

FIRE PROTECTION – DIVISION 21         

Fire Protection and Automatic Sprinklers
The existing building has no fire protection service or automatic sprinkler system, and a new sprinkler system is 
not required by code for the new building use.  If the Owner voluntarily elects to install a sprinkler system, a new 
4-inch domestic water line will be required to supply to the building.  The Attic will require a dry-pipe system.  The 
system pump will be located in the Basement Mechanical Room.

PLUMBING – DIVISION 22          

Domestic Water Service and Domestic Hot Water Heating
The facility has an existing 3/4” domestic water service.  All existing domestic water piping and water heating 
systems will be removed in their entirety, including the existing water meter.  A new 2-inch domestic water service 
will be required.  This may require a new connection to the water main routing near the highway.  New water piping 
will be provided throughout the renovation area.  New plumbing fixtures will be provided in all Restrooms.  Each 
Restroom and Mechanical Room will include a floor drain. A 50 gallon, 100 MBH, electric water heater will be 
provided in the Mechanical Room to serve new Restrooms and other domestic hot water requirements.

HVAC, AIR DISTRIBUTION AND TEMPERATURE CONTROL SYSTEMS  – DIVISIONS 23 thru 25  

HVAC Air Distribution Systems
The existing mechanical systems do not provide minimum code level ventilation or energy consumption.  The 
existing systems will be removed in their entirety.  A dedicated outdoor make-up air handling unit (DOAS-1) will 
provide the code-required outdoor air quantities for the building.  Due to the relatively small building size and the 
diversity of the spaces, each individual zone desires dedicated temperature control (Museum, Genealogy, Bar, 
Office).  This will be provided by a variable -refrigerant-flow (VRF) heat pump system.  To minimize unnecessary 
energy consumption, the DOAS will turn off during unoccupied periods, allowing the VRF system to run on 
100-percent return air.  The VRF heat recovery system will cycle to maintain building temperature setpoints.  The 
DOAS will have a dehumidification cycle that will allow the air handling unit to re-circulate air in unoccupied mode.

Perimeter Supplemental Heat
Where required at exterior walls, electric baseboard heat will be provided to offset the poor existing window and 
wall construction.

Restroom Exhaust
Exhaust air systems will be provided for the Restrooms.  Exhaust fans will be roof mounted or in-line with wall 
mount exhaust louver.

Entrances
Supplemental electric unit heaters will be provided to treat the infiltration of cold winter air.

Building Management System (BMS)
A building controller will be provided that will allow for system scheduling.  The system will also include a data 
connection for remote monitoring, if desired.

ENVIRONMENTAL SYSTEMS NARRATIVE -- CONCEPTUAL PLANNING
McClure Engineering - Project #144300.000
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ELECTRICAL – DIVISION 26                                                                                                                 
 
Design Considerations
The existing electrical service is not large enough to provide power for the building.  The existing systems will 
be removed in their entirety and replaced.  Where necessary, existing devices shall be fed from new equipment.  
As part of this project, the existing power pole adjacent to the building will not be removed, though costs from 
the utility shall be determined for a potential Add Alternate.  Based on current plans for Option A and Option B, 
the size of the service and electrical distribution system equipment does not change.  Generally, power shall be 
distributed from new equipment in Basement spaces up to loads on the First Floor and Attic.

Electrical Power Distribution Systems
A new 800A, 120/208V, three phase, four wire service shall be provided.  The existing power pole may not contain 
the capacity to support the new service, and a discussion with AmerenUE is required to determine the service work 
required for the planned renovations.  The following systems are not included (emergency power supply system or 
generator, lightning protection system, audio-visual systems, uninterrupted power supply system).

Interior Lighting Systems
In all areas of renovation, all new lighting and lighting controls shall be provided. General ambient lighting will 
consist of LED, with a mix of recessed indirect basket-type 2x2’s, 2x4’s, and downlights. Target light levels will be 
in accordance with IES recommendations for maintained foot-candles. Every attempt will be made to minimize 
the number of different lamp sources used on the project. Ease of re-lamping will be considered in the selection 
and placement of light fixtures.

 Museum / Welcome Center:  LED downlights in new ceiling / select pendant fixtures to match historic.
 Existing Bar:   LED downlights in new ceiling / select pendant fixtures to match historic.
 Genealogy:   LED downlights / linear fixture over work table with wall mount dimmer and occupancy sensors.
 Corridors:    LED downlights connected to new lighting relay panel.
 Offices:    LED downlights with wall mount dimmer and occupancy sensors.
 Basement, Attic, Storage:  LED strip style fixtures with wall mount occupancy sensors.
 Emergency:   LED exit lights with battery back-up / designated fixtures throughout with battery back-up.

Lighting control will be accomplished by use of a programmable lighting relay panel and local occupancy sensors.  
The system will allow additional switches, control points, zones to be added as the building operations change.

Exterior Lighting Systems
All new lighting fixtures and lighting controls shall be provided. New LED historically similar lighting shall be 
provided for the covered entry.  Exterior light fixtures shall be connected to the building lighting control system.

TELECOMMUNICATIONS + ELECTRONIC SAFETY AND SECURITY  – DIVISIONS 27 and 28   

Fire Alarm System
A new digital, addressable fire alarm system shall be installed in accordance with the latest version of NFPA 72.  
A new annunciator panel shall be installed adjacent to the front door.  The fire alarm control panel shall be in the 
Basement Mechanical / Electrical Room.

Analog Telephone System
The existing analog telephone system entrance shall be reworked to serve the renovated space as needed.  Where 
necessary, additional lines shall be provided to the existing telephone punch down block.

Telephone and Data Systems
New data drops, telephones, and wireless access points will be connected to a new building-wide data system.

Closed Circuit Television System
A new CCTV system shall be provided and connected to the new data system.  Select locations throughout the 
interior and exterior shall be provided with camera coverage.
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CONCEPTUAL COST OPINION -- OPT A

The following represents an early concept-level estimate of the local construction market probable cost.  
A full cost opinion to supply all labor, materials, tools, and equipment necessary to complete historic 
restoration of Red Cedar Inn follows:

OPTION A - CODE MINIMUM: 3,693 Gross Sq. Ft. Date: October 30, 2019

Item   Description     Total Cost $

01   Site Construction & Selective Removals  78,443

02   Foundations & Slab on Grade  2,902

03   Superstructure  59,165

04   Roof Enclosure  52,228

05   Exterior Wall  30,675

06   Partitions & Doors  31,816

07   Finishes  184,203

08   Specialties & Equipment  22,906

09   Plumbing  45,528

10   Heating, Ventilation, Air Conditioning  248,359

11   Electrical  188,403

TOTAL DIRECT COST $ 944,628

General Requirements 172,600

Insurance & Fees 8,642

Performance & Payment Bond (1.23%) 15,674

Contractor Fee   (10.00%) 114,228

Mid-Point Escalation  (1.38%) 19,226

TOTAL COST OPINION $ 1,274,998

CONTINGENCY  (10.00%) + 127,500

ADD ALTERNATE Hazardous Materials Abatement (ceilings, if required) + 10,500

ADD ALTERNATE Automatic Sprinkler System (voluntary, not code required) + 72,900
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CONCEPTUAL COST OPINION -- OPT B

OPTION B - NEW NORTH ADDITION: 3,899 Gross Sq. Ft. Date: October 30, 2019

Item   Description     Total Cost $

01   Site Construction & Selective Removals  96,164

02   Foundations & Slab on Grade  37,186

03   Superstructure  85,395

04   Roof Enclosure  75,852

05   Exterior Wall  52,555

06   Partitions & Doors  37,581

07   Finishes  192,692

08   Specialties & Equipment  23,441

09   Plumbing  47,411

10   Heating, Ventilation, Air Conditioning  253,218

11   Electrical  175,068

TOTAL DIRECT COST $ 1,076,563

General Requirements 196,688

Insurance & Fees 9,797

Performance & Payment Bond (1.23%) 17,871

Contractor Fee   (10.00%) 127,325

Mid-Point Escalation  (1.38%) 21,962

TOTAL COST OPINION $ 1,450,206

CONTINGENCY  (10.00%) + 145,000

ADD ALTERNATE Hazardous Materials Abatement (ceilings, if required) + 10,500

ADD ALTERNATE Automatic Sprinkler System (voluntary, not code required) + 72,900

Labor rates based on Davis-Bacon Prevailing Wage Labor (Commercial Rates & Residential Rates).  Cost for work based on single 
mobilization, normal working hours 7:00AM-3:30PM, Monday through Friday, beginning on or near third quarter, 2020.  Cost includes 
Performance or Material Payment Bond.  Demolition, Concrete Restoration, Tuck-pointing, and Specialties all included, as required.

Cost Opinion excludes Sales & Use Tax, any LEED requirements, window treatment, and all non-essential furniture, fixtures, equipment.
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GRANT FUNDING RESEARCH

RED CEDAR INN SIGNAGE DETAIL
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GOVERNMENT GRANT OPPORTUNITIES: FEDERAL

National Park Service: Route 66 Corridor Preservation Program 
https://ncptt.nps.gov/rt66/

The Route 66 Corridor Preservation Program provides cost-share 
grant assistance to support the preservation of the most significant 
and representative historic Route 66 buildings, structures, road 
segments, and cultural landscapes in the eight states through which 
the route passes. Assistance is also provided to support research, 
planning, oral history, and educational outreach projects related to 
the preservation of Route 66.

• Funds available: $90,000.
• Grant Application Requests: $5,000-30,000.
• Cost Share: 1:1 (includes in-kind).
• Deadline: April 12, 2019 by 5:00 pm.

Construction Projects: Preservation, Restoration, and Rehabilitation

The preservation, restoration, and rehabilitation of transportation-related historic properties 
on Route 66 are eligible project activities. Properties must have been in service and have had a 
strong and direct association with Route 66 during its 1926-1985 period of national significance; 
be on, or within view of a Route 66 road alignment; be in their original location; and retain 
historical and architectural integrity. Properties that are listed on the National Register of 
Historic Places or a state register, or that have been determined eligible for a register, will 
receive priority consideration.

Examples of  eligible transportation-related property types include:
• Gas stations, automotive repair shops, and other automobile-related businesses.
• Restaurants and cafes.
• Motels, hotels, and campgrounds.
• Curio shops, tourist trading posts, tourism-related attractions.
• Original road pavement and associated road features (e.g., bridges, culverts).

Other potentially eligible property types, though of  lesser priority are:
• Transportation-related properties that date to the 1926-1985 period of  significance, but are not 

listed on or determined eligible for the National Register of  Historic Places.
• Properties that did not directly serve the traveler, but were used by travelers or impacted the 

traveling experience such as theaters, public buildings, and landscape features. These properties 
must date to the 1926-1985 period of  significance and have a well- documented and significant 
association with Route 66.

Important: Project plans and drawings prepared by a registered historical architect or other 
qualified professional must be included in all preservation, rehabilitation and restoration 
projects, or the development of such plans must be part of the project proposal. All work 
must conform to the Secretary of Interior’s Standards for the Treatment of Historic Properties; 
requirements for Section 106 of the National Historic Preservation Act review; Occupational 
Health and Safety Administration Standards; and all applicable local/state building codes.

Property owners must commit to providing care and protection for the properties to the best of 
their ability for no less than 10 years after the project is completed.
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GOVERNMENT GRANT OPPORTUNITIES: FEDERAL

National Park Service: Route 66 Corridor Preservation Program (continued)

Non-Construction Projects: Planning, Research, Interpretive, or Educational

Planning, research, interpretive or educational outreach projects are eligible project activities.

Examples of  eligible activities include:
• Project Planning and Architectural Drawings for preservation, rehabilitation or restoration 

of  eligible historic properties. Plans and drawings must be prepared by a registered historical 
architect or other related professional, and comply with the Secretary of  Interior’s Standards for 
the Treatment of  Historic Properties.

• Historic Structure Reports for properties listed on or determined eligible for the National Register 
of  Historic Places. Other properties relating to the 1926-1985 period of  significance may also be 
considered. Reports must be prepared by a historical architect and follow guidelines established in 
Preservation Brief  43, Preparation and Use of  Historic Structure Reports.

• Road and/or Archaeological Surveys by local, state, and tribal governments that identify and 
describe historic properties within an area or region along Route 66, and assess the significance, 
cultural value, condition and/or threats to the properties.

• Road Alignment or Pavement Preservation Plans prepared by local, state, and tribal governments.
• Local Corridor Preservation Management Plans prepared by local, state, and tribal governments.
• Planning and Development of  Research, Oral Histories, Interpretive or Educational Activities that 

directly advance the understanding and preservation of  Route 66, are broadly accessible, and have 
a long-term impact.

National Park Service: Historic Revitalization Subgrant Program 
https://www.nps.gov/orgs/1623/historic-revitalization-subgrant-program.htm

A new Historic Preservation Fund grant program that supports the rehabilitation of historic 
properties and foster economic development of rural communities. This program funds 
physical preservation projects for historic sites, including architectural and engineering services 
through subgrants to communities determined rural by the U.S. Bureau of the Census. The 
Historic Revitalization Subgrant Program is funded through the Historic Preservation Fund 
using revenue from Outer Continental Shelf oil lease revenue, not tax dollars. 

Eligible properties must be listed in the National Register of Historic Places or determined 
eligible for listing at the National, State, or local level of significance and located within rural 
(non-urban) communities with populations less than 50,000. States, Tribes, Certified Local 
Governments, and non-profits will apply for funding that will in turn be subgranted to rural 
communities in their jurisdictions.

• Funds available: $5,000,000 (award 7-10 grants total).
• Grant Application Requests: $10,000-750,000.
• Cost Share: Matching Funds not required; however, providing match will be considered in the 

application scoring process. 
• Deadline: April 1, 2019 by 11:59 pm (online submission).

Under this program, eligible grantees (nonprofits, Tribal Historic Preservation Offices, 
State Historic Preservation Offices, or Certified Local Governments) will receive funds to be 
subgranted to organizations within their jurisdictions to undertake project work. Applications 
must come from eligible grantees; these applications will describe the proposed subgrant(s).
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GOVERNMENT GRANT OPPORTUNITIES: FEDERAL

National Park Service: Save America’s Treasures
https://www.nps.gov/preservation-grants/sat/

Save America’s Treasures grants provide preservation and/or 
conservation assistance to nationally significant historic properties 
and collections. Resources must be either individually listed as a 
National Historic Landmark or contributing to a National Historic 
Landmark district. Collections projects must describe and document 
the national significance of the collection.

• Funds available: $13,000,000 (2019).
• Grant Application Requests: $125,000-500,000.
• Cost Share: 1:1 (includes in-kind).
• Deadline: December, 2018 for 2019 grants (PASSED).

GOVERNMENT GRANT OPPORTUNITIES: STATE

St. Louis County Municipal Park Grants
http://www.muniparkgrants.org/

To improve, restore, and expand local parks and recreation programs in municipalities in St. 
Louis county.  Submission of (2) grants in same grant year can be done on separate applications 
for different projects or types of grants.

Construction Grants

Any St. Louis County municipality can apply for a grant. The grants have been used to fund park 
renovations and explanation projects including; playgrounds, water parks, golf courses, trails, 
recreation centers, ice rinks and many other types of recreation facilities. In the past funds have 
been used to purchase property according to Steve in the grants office.

This money is awarded to municipalities based on the strength of their grant applications, 
taking into account such factors as need, planning, community input, and prior awards.

• Grant Applications Available: June 3, 2019.
• Deadline: August 30, 2019 at 4:00 pm.
• Awarded: End of  November.

Missouri Department of Natural Resources: Historic Preservation Fund Grants
https://dnr.mo.gov/shpo/heritagegrants.htm

Funds provided to states under the 1966 Preservation Fund Act.  To date, funds have not been 
authorized or distributed to states for projects. More information expected in June. 

• Primary Contact: Allison Archambo, Preservation Planner & Grants Manager.

Missouri Department of Natural Resources: Missouri Heritage Properties Program Grants
https://dnr.mo.gov/shpo/heritagegrants.htm

The State Historic Preservation Office is not offering any grants through this program in 2019.
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GRANT OPPORTUNITIES: FOUNDATIONS & TRUSTS

National Trust for Historic Preservation: Johanna Favrot Fund
https://forum.savingplaces.org/build/funding/grant-seekers/specialprograms/favrot-fund

In July 1994, the Johanna Favrot Fund for Historic Preservation was created in honor of Johanna 
Favrot’s 80th birthday.  The fund aims to save historic environments in order to foster an 
appreciation of our nation’s diverse cultural heritage and to preserve and revitalize the livability 
of the nation’s communities. The Johanna Favrot Fund for Historic Preservation is open to 
Organizational Level Forum members or Main Street America members of the National Trust. 
Public agencies and nonprofit organizations are eligible.  

• Grant Application Requests: $2,500-15,000.
• Cost Share: 1:1 (cash match).
• Deadline: March 1, 2019.
• Notification: July 1, 2019.

Grants may be made for activities and projects such as:
• Obtaining the services of  consultants with expertise in areas such as architecture, planning, 

economics, archeology, fundraising, media relations, education or graphic design.
• Restoration, rehabilitation, stabilization, and preservation of  designated historic sites and structures, 

including bricks-and-mortar construction.
• Restoration, rehabilitation, stabilization, and preservation of  archaeological sites or cultural landscapes.

The selection committee will place particular importance on the likelihood that the requested 
assistance will contribute to the preservation or recapture of  an authentic sense of  place. 
The committee will also consider:
• The historic significance and the present or potential charm of  the property.
• The need for funding and the urgency of  the project.
• The project’s budget and the applicant’s proven ability to secure matching funds.
• Evidence of  community support for the project.
• The project’s timeline.
• The long-term objectives or impact of  the project.
• The qualifications of  the key personnel, including consultants.
• The demonstrated ability of  the applicant to complete preservation projects.
• The potential to replicate the project in other communities.
• The potential of  the project to be a catalyst for further positive action to benefit other historic 

properties, neighborhoods, or communities.
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GRANT OPPORTUNITIES: FOUNDATIONS & TRUSTS

National Trust for Historic Preservation: Cynthia Woods Mitchell Fund for Historic Interiors
https://forum.savingplaces.org/build/funding/grant-seekers/specialprograms/cynthia-woods-mitchell-fund

The purpose of the fund is to assist in the preservation, restoration, 
and interpretation of historic interiors. Mitchell fund is open to 
Organizational Level Forum members or Main Street America 
members of the National Trust. Public agencies and nonprofit 
organizations are eligible. Any documents or plans for preservation 
work that result from the project must conform to the Secretary of 
the Interior’s Standards for the Treatment of Historic Properties.

• Grant Application Requests: $2,500-15,000.
• Cost Share: 1:1 (cash match).
• Deadline: March 1, 2019.
• Notification: July 1, 2019.

Grants may be made for activities and projects such as:
• Obtaining professional expertise in areas such as architecture, planning, paint analysis, archeology, 

or graphic design.
• Hiring a preservation architect to create an interior restoration plan.
• Hiring a consultant to develop a conservation plan for an interior’s textiles.
• Producing a historic furnishings plan.
• Sponsoring a workshop on the preservation of  historic interiors.
• Restoration, rehabilitation, stabilization, and preservation of  designated historic interiors, including 

bricks-and-mortar interior construction.

Community Foundation of the Ozarks
http://cfozarks.org/

Possible eligibility for small grants.

Emerson Charitable Trust
https://www.emerson.com/en-us/about-us/corporate-social-responsibility/community-involvement

Possible funding once project and mission have been established.

Preliminary Grant Funding Research Submitted by Rebecca L. Wilson



patterhn ives llc

EXISTING CONDITIONS

DETAIL PHOTO OF RED CEDAR INN ENTRY & SIGN



























c 2003 BAR AT RED CEDAR INN: NATIONAL REGISTER NOMINATION
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  MINUTES 
  
  

Project Red Cedar Inn: Programming, Planning & Evaluation Study 
  

 Meeting Date 22 May 2019 
  

Project Number 1817 
  

Location Pacific Government Center 
  

Participants City of Pacific 
Steve Myers, Mayor 
Steve Roth, City Administrator 
Keith Bruns, Tourism Commission 
Bill McClaren, Tourism Commission 
Rick Presley, Tourism Commission 
Ann Trent, Tourism Commission 
Carol Johnson, Board of Aldermen; Meramec Valley History & Genealogy Liaison 
Janet Daniel, Meramec Valley History & Genealogy 
Donna Graham, Meramec Valley History & Genealogy 
Pauline Masson, Meramec Valley History & Genealogy 
Therissa Schlemper, Meramec Valley History & Genealogy 
Patricia Sewell, Meramec Valley History & Genealogy 
Jeff Titter, Meramec Valley History & Genealogy 
City of Pacific Residents 
Bob Masson 
Patterhn Ives (API) 
Anna Ives 
Tony Patterson 

  
Topic Public Stakeholder Meeting 

 
 
Project Overview / Status Update 

• Reviewed Project Scope and where we are in the process. 
o Programming, Planning & Evaluation Study Document DRAFT submitted 15 March 2019. 

 Executive Summary to be finalized after conceptual planning is complete. 
 Context & History complete. 
 Leveraging Amenity complete. 
 Existing Conditions Assessment (Architectural, Structural, MEP Systems) 

complete. 
 Existing Conditions Drawings complete. 
 Grant Funding Research initial findings complete, final report due after 

conceptual planning is complete. 
 Bibliography and Helpful Links complete. 

o Building Program & Adjacencies drafted, need input from all Stakeholders. 
o Conceptual Planning Options drafted, need input from all Stakeholders. 
o Conceptual Cost Opinion due after conceptual planning is complete. 

 
 
Planning and Programming Considerations 

• Secretary of the Interior’s Standards and Guidelines for the Treatment of Historic Properties. 
o Required for any ‘Preservation’ or ‘Rehabilitation’ of Red Cedar Inn. 
o All information available online for reference. 

• Code requirements for public use of Red Cedar Inn. 
o 2009 International Building Code Use and Occupancy Classification. 

 Reviewed (2) options (potential impacts for plumbing fixture requirements). 
• Business (B): Assembly use under 50 occupants. 
• Assembly (A-3): Assembly use (gallery / museum). 
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• Reviewed existing Code & Accessibility issues to be addressed (ref. full report). 
o All existing restrooms are non-accessible. 
o Existing stairs and adjacent corridor are non-accessible. 
o All existing exterior doors swing opposite egress. 
o Existing entry vestibule non-accessible. 
o Existing door connecting restaurant and bar is non-accessible. 
o Existing dead-end corridor north of existing bar. 

• Egress requirements from existing basement discussed. 
o Current stair would need to be replaced as second means of egress. 
o Option to remove stair and add (1) exterior door as second egress (Bill McClaren). 

• Reviewed existing Structural issues to be addressed (ref. full report). 
o Existing foundations and logs in good condition, only minor work required. 
o Substantial retro-fits to existing structure (both load-bearing column lines) need to be 

corrected for code compliance. 
o Majority (or all) of existing First Floor structure needs to be reinforced. 
o Existing Attic structure does not support public use or programmed storage. 
o If Attic is not for public use, code requires existing stair to be removed. 

• Fire Protection / Sprinkler System discussed. 
o Code Requirements (API to confirm and report with Conceptual Planning). 
o Potential for pricing as Alternate(s), wet vs. dry system. 

• Reviewed (3) options for building renovation / building addition. 
o Option A: Renovate Existing North Addition (Business occupancy under 50). 
o Option B: New North Addition (Min). 
o Option C: New North Addition (Max). 

• Suggestion to cost options for renovating vs. replacing existing north addition (Pauline Masson). 
• Suggestion to phase work, move quickly to resolve existing structural issues (Bob Masson). 
• Efficiency in consolidating new restrooms and plumbing in new addition (Keith Bruns). 
• Previous renovation layout (Jeff Titter). 

o Staff / Reception Desk east of Entry (including information pamphlets, tv display). 
o Gift Shop west of Entry (lock cash when not in use). 
o History Exhibits central. 
o Genealogy to north (position at back to encourage circulation, lock when not in use). 
o Accessible restrooms not planned within this layout. 

• Genealogy inventory to be provided (Pauline Masson). 
o Genealogy gifted systems furniture, dimensions to be provided. 

• History Exhibits, rotating and permanent. 
o Meramec Valley, Pacific, Route 66, and Red Cedar Inn exhibits included (Jeff Titter). 
o Potential for independent exhibits from outside existing collection (Steve Myers). 

• History storage most likely required off-site, will not use existing basement for primary storage (Titter). 
• Dedicated meeting space not needed, potential to use genealogy space for small groups. 
• Existing Bar to be maintained. 

o Potential grab-and-go food and beverage and/or vending machines (not staffed). 
o Potential to lease space for food & beverage, relieve additional staff needs (Steve Myers). 
o Potential ‘soda fountain’ / arcade games (Steve Roth). 

• Need strong connection from primary space to existing bar space (Steve Roth). 
o Potential to open existing window opening between the two (Jeff Titter). 
o Potential to utilize approx. 6-foot opening in logs if existing restroom is removed. 

 
 
Operation and Staffing Considerations 

• Anticipate (1) salaried manager plus volunteers to meet all staffing needs. 
• Confident in volunteer group capacity for proper staffing (Carol Johnson). 
• Important to keep Visitor Center open, target open (6) days per week, if possible (Steve Myers). 
• Should plan for future sustainability, operate beyond City Budget in the near future (Rick Presley). 
• Potential revenue generation. 

o Coffee Bar / Grab-and-Go Snacks / Gift Shop / Local Books. 
• Important to attract visitors, including international tourists (Rick Presley). 
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Next Steps 

• API to provide drafted options that were discussed (attached). 
• API to provide list of questions & confirmations for Stakeholder feedback (attached). 
• Follow-up Stakeholder meeting to be scheduled. 

 
 
Information Received after Meeting 

• Potential Office required for ‘Welcome Center Manager’ (Pauline Masson). 
• Genealogy existing furniture, books, magazines, and binder inventory (Pauline Masson). 
• Genealogy space layout sketch, not-to-scale (Pauline Masson). 

 
 
 
 
End of Meeting Minutes: Please notify Patterhn Ives within (7) calendar days of any changes or corrections. 
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  MINUTES 
  
  

Project Red Cedar Inn: Programming, Planning & Evaluation Study 
  

 Meeting Date 29 August 2019 
  

Project Number 1817 
  

Location Red Cedar Inn 
  

Participants City of Pacific 
Steve Myers, Mayor 
Steve Roth, City Administrator 
Kim Barfield, City Clerk 
Anna Hodge, City Engineer 
Herb Adams, Board of Alderman 
Keith Bruns, Tourism Commission 
Carol Johnson, Board of Aldermen; Meramec Valley History & Genealogy Liaison 
Janet Daniel, Meramec Valley History & Genealogy 
Donna Graham, Meramec Valley History & Genealogy 
Pauline Masson, Meramec Valley History & Genealogy 
Sue Reed, Meramec Valley History & Genealogy 
Jeff Titter, Meramec Valley History & Genealogy 
City of Pacific Residents 
Margaret Francis 
Jim Reed 
Bob Masson 
Amelia (Surname?) 
Larissa (Surname?) 
Patterhn Ives (API) 
Anna Ives 
Tony Patterson 

  
Topic Public Stakeholder Meeting #2 

 
 
Project Overview / Status Update 

• Red Cedar Inn is now vacated. 
• Reviewed Project Schedule. 
• Next Steps: 

o Finalize Concept Design & Prepare Package for Cost Opinion. 
 
Review of current Concept Design Planning 

• Reviewed (2) updated options for building renovation / building addition. 
o Option A: Code Minimum. 
o Option B: New North Addition. 

• Primary Structural Retro-fits. 
o West structural line is currently inadequate and requires replacement. 
o Consensus for replacing existing west interior wall with new columns and beams to open 

the primary space and improve egress. 
 More usable floor area, and more flexible space. 
 Expose more of the cedar logs to the interior. 
 Restores primary space to historic condition when first built. 
 Potential to reclaim any viable wall cladding during demolition. 

o First floor beams and joists are currently inadequate. 
• Plumbing Fixture Count and Occupancy. 

o All existing restrooms and plumbing fixtures fail to meet ADA standards. 
o Option A: Currently shows new fixtures (2) Female + (2) Male (occupancy 49). 
o Option B: Currently shows new fixtures (3) Female + (2) Male (occupancy 160). 
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o Consensus for higher occupancy. 
o Option A to be revised with one additional plumbing fixture. 

• Existing Raised Platform in Primary Space. 
o Existing Raised Platform creates and non-accessible condition. 
o Consensus for removing raised platform. 
o Salvage existing rail. 
o Salvage existing floor boards, if viable. 

• Existing Booths in Bar. 
o Consensus for maintaining existing booths. 
o Potential to modify existing north table for accessible seating. 

• Existing Attic. 
o Consensus for no structural upgrades. 
o Provide attic access hatch only, demolish existing stair to Attic. 

• Existing Basement. 
o Existing Basement is in relatively good shape, dry. 
o Consensus for Storage and Mechanical use only in Basement. 
o Humidity and temperature control in Basement will be limited (no sensitive materials to be 

stored in Basement). 
o Existing stair to Basement requires replacement. 

• Existing Entry Vestibule to Primary Space. 
o Consensus for removing vestibule, if feasible. 
o Update technical performance of existing double doors and change direction of swing. 

• Site Utilization. 
o Consensus for outdoor seating on east or west. 
o Potential for outdoor classroom function. 
o Potential for exterior access restrooms. 

• Mechanical, Electrical, and Plumbing Systems. 
o All new systems required. 
o Potential to re-use existing electrical panelboards. 
o Plumbing is greatest concern. 

 
Operation and Staffing Considerations 

• Need to Develop Operation Plan to compliment Concept Design. 
• Anticipate (1) salaried manager plus volunteers to meet all staffing needs. 

o ‘Director’ titled position, key role in success. 
o Visitor Center: face of Pacific, Missouri. 
o Promote Pacific businesses. 
o Organize volunteers. 
o Assist History and Genealogy. 
o Social Media. 

• Hours of Operation. 
o Consensus for 9AM-5PM TUESDAY through SUNDAY, if feasible. 

• Food & Beverage. 
o Consensus for packaged food and drink only, no food prep. 
o Vending machines to be located near Bar. 
o Potential for specialized vending (glass bottle mentioned, others to be considered). 

• Exhibit Designer / Curatorial Designer. 
o Potential for professional interpretation of history collection; tell the story of Red Cedar Inn. 

• Fundraising / Donations. 
o Include fundraising component to compliment other sources of funding. 

 
Next Steps 

• API to re-engage engineering consultants. 
• API to update both Option A and Option B plans based on feedback. 
• API to prepare pricing package for cost estimator (Price for Option A and Option B). 
• Early November target for final Concept Design; Programming, Planning & Evaluation Study complete. 

 
 
 
End of Meeting Minutes: Please notify Patterhn Ives within (7) calendar days of any changes or corrections. 
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Pacific Chamber of Commerce
https://pacificchamber.com/

Meramec Valley Historical and Genealogical Society
http://sites.rootsweb.com/~mofrankl/hsmeramecvalgen.htm

Franklin County Historical Society
http://www.franklincountymohistoricalsociety.com/

City of Pacific Comprehensive Plan
http://www.pacificmissouri.com/DocumentCenter/Index/39  

Great Rivers Greenway
https://greatriversgreenway.org/meramec-greenway-master-plan/

Route 66 Association of Missouri
http://missouri66.org/

National Park Service Route 66 Corridor Preservation Program
https://www.nps.gov/orgs/1453/route-66-corridor-preservation-program.htm

Preserve Route 66: National Trust for Historic Preservation
https://savingplaces.org/preserve-route-66#.XDjECfZFwuU  

US Bicycle Route System
https://www.adventurecycling.org/routes-and-maps/us-bicycle-route-system/

National Park Service / The Secretary of the Interior: Standards for the Treatment of Historic Properties
https://www.nps.gov/tps/standards.htm

National Park Service / The Secretary of the Interior: Technical Preservation Services - Preservation Briefs
https://www.nps.gov/tps/how-to-preserve/briefs.htm

HELPFUL LINKS

BIBLIOGRAPHY

Winchester, Wayne. Jensen Point: Stop and Reminisce. St. Albans, MO: Winchester Publishing, 2018. 

Sonderman, Joe. Route 66 Then and Now. London: Pavilion Books, 2018.

Missouri Route 66 Corridor Management Plan. Great River Associates, Route 66 Association of Missouri, 2012.

Route 66 Economic Impact Study. Rutgers Center for Urban Policy Research in collaboration with the National 
Park Service, Route 66 Corridor Preservation Program, and World Monuments Fund, 2011.

Sonderman, Joe. Route 66 in the Missouri Ozarks. Charleston, SC: Arcadia Pub., 2009.

Olsen, Russel A. Route 66 Lost and Found: Ruins and Relics Revisited, Volume 2. Minneapolis: Voyageur, 2006.

Rand, Judy. The 227-Mile Museum, or a Visitor’s Bill of Rights. Curator, 44(1), January 2001, 7-14.

Curtis, C.H. The Missouri US 66 Tour Book. St. Louis, MO: D.I. Enterprises, 1994.

Marshall, Howard Wright. Folk Architecture in Little Dixie. Columbia, MO: University of Missouri Press, 1981.
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McClure Engineering
1000 clark avenue
saint louis missouri 63102

Frontenac Engineering
2725 sutton boulevard
saint louis missouri 63143

Everest Estimating
10027 stratton drive
saint louis missouri 63126
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Special recognition and 
thanks to everyone at the City 
of Pacific for their assistance 
and dedication as well as the 
Smith & Gallagher families.
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