AGENDA
CITY OF MONONA
San Damiano Project Steering Committee
Monona City Hall – Conference Room
5211 Schluter Road, Monona, WI
Tuesday, February 1, 2022
5:00 pm
NOTICE OF ELECTRONIC MEETING
Note: Committee Members will meet remotely via Zoom virtual meeting. Additional details below.

1.

Call to Order

2.

Roll Call

3.

Appearances

4.

Approval of Meeting Minutes of January 5, 2022

5.

New Business
A. Discussion on use of terms in Request for Proposal for Community Planning
Process.
B. Review and Discussion of draft Request for Proposal for Process Manager
Consulting Services for San Damiano Community Vision and Conceptual Plan
Process.
C. Review and Discussion of Building Conditions Assessment for San Damiano
Friary.

6.

Discussion of Future Agenda Items

7.

Next Meeting Date – To be Determined

8.

Adjournment
ELECTRONIC MEETING INFORMATION NOTICE

Due to the current state of emergency because of the COVID-19 pandemic, this meeting will be conducted via
electronic videoconferencing/teleconferencing. As such, it is likely that some or all members of, and a
possible quorum, may be in attendance via electronic means and not physically present. In accordance with
Wisconsin law, the meeting will remain open to the public. The public may still attend in person at the
location stated in this agenda. However, due to the need to maintain social distancing in accordance with Dane
County Order #17, and the limited physical space available, the public is encouraged and requested to also
attend via electronic means. Directions to do so are listed at the bottom of this agenda. Upon reasonable
notice, the needs of disabled individuals will be accommodated through auxiliary aids or services. For
additional information or to request this service, contact Alene Houser at 608-222-2525.
DIRECTIONS TO ATTEND MEETING ELECTRONICALLY
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You may attend via videoconference at https://us02web.zoom.us/j/88037942980 or by downloading the
free Zoom program to your computer at https://zoom.us/download. At the date and time of the meeting
log on through the Zoom program and enter Meeting ID: 880 3794 2980.
You may attend via telephone conference by calling the following phone number:
PHONE NUMBER: 1-312-626-6799 / MEETING ID: 880 3794 2980, FOLLOWED BY #
Please Mute Your Phone When Not Speaking To Ensure Best Possible Audio Quality.
You can register to appear and speak before the committee by utilizing the Appearance Before a Committee
Form. Link to form: https://www.mymonona.com/FormCenter/CommitteeApplication-11/Appearance-Beforea-Committee-Citizen-Co-82
Note: Upon reasonable notice, the City of Monona will accommodate the needs of disabled individuals through
auxiliary aids or services. For additional information or to request this service, contact Joan Andrusz at (608)
222-2525 (not a TDD telephone number), FAX (608) 222-9225, or through the City Police Department
TDD telephone number 441-0399. The public is notified that any final action taken at a previous meeting
may be reconsidered pursuant to the City of Monona ordinances. A suspension of the rules may allow for
final action to be taken on an item of New Business. It is possible that members of and a possible quorum of
members of other governmental bodies of the municipality may be in attendance at the above stated
meeting to gather information or speak about a subject, over which they have decision-making responsibility.
Any governmental body at the above stated meeting will take no action other than the governmental body
specifically referred to above in this notice.
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Minutes
San Damiano Project Steering Committee
January 5, 2021
Mayor O’ Connor called the meeting to order at 5:00 pm.
Present:

Mayor Mary O’ Connor, Andrew Kitslaar, Alder Doug Wood, Wes Mosman
Block, Loreen Gage, Kyla Beard, Rebecca Holmquist, Kelly Slack, Marliee
Gorman, and Alder Nancy Moore.

Also Present: City Administrator Bryan Gadow, Missy Tracy, and Jon Werner
APPEARANCES
None
MINUTES
Motion by Alder Wood to approve the November 12th meeting minutes, seconded by Rebecca
Holmquist. Motion carried.
NEW BUSINESS
A. Presentation on the Ho-Chunk Nation’s history with the 4123 Monona Drive property
(Missy Tracy and Kyla Beard).
Ms. Missy Tracy, Municipal Relations Coordinator with Ho-Chunk Gaming Madison,
provided a presentation on the history of the ancestral Ho-Chunk people in Teejop. She
noted the Nation’s respect for land and its safe keeping for future generations. Ms. Tracy
stated that if the City was considering a renaming of the San Damiano parcel to reach out
the representatives of the Nation for suggestions.
Mr. Jon Werner stated that the Ho-Chunk Nation could assist in a variety of ways,
including access to revenue sources and grants. He referenced work that the Ho-Chunk
Nation did with Dane County and the City of Madison on the AB interchange and the
Dane County Sustainability Campus near the Yahara Hills golf course.
Ms. Kyla Beard discussed her thoughts on the historical images and uses that may have
occurred on the property from the indigenous people that inhabited the four-lakes area,
including a settlement on the property.
Ms. Tracy recommended that the Steering Committee connect with staff at Ho-Chunk
Gaming Madison if they had difficulties reaching members of the Ho-Chunk tribal
government.
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B. Update on Year-End Giving Campaign and Communication.
Andrew Kitslaar provided an update on fundraising with two year-end matches of $5,000
each, reporting that they raised $36,000 from the Tuesday giving day to the end of the
year. He reported that the Friends of San Damiano received a $25,000 grant from the
Madison Community Foundation to assist with the community visioning and conceptual
planning process. He noted that they have raised $95,000 towards the conceptual
planning process. Mr. Kitslaar discussed the Friends of San Damiano producing a
monthly e-newsletter to assist with additional communications.
C. Discussion of future agenda items and future meeting dates.
Alder Nancy Moore asked if there could be a discussion item on the use of the terms,
such as master plan or conceptual plan, in the Request for Proposal (RFP) document.
City Administrator Gadow stated that a draft of the RFP for the community visioning
plan process would be ready for the committee’s review at their February meeting. City
Administrator Gadow indicated that he would provide committee members with a copy
of the building conditions structural evaluation report received from GRAEF, a city
contracted professional services firm.
D. Next Meeting Date.
The Steering Committee tentatively agreed on a February 1, 2022 next meeting date,
pending responses to a Doodle poll.
ADJOURNMENT
A motion was made by Alder Wood, seconded by Rebecca Holmquist to adjourn the meeting.
The motion carried. (6:05pm).
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City of Monona, Wisconsin
Process Manager Consulting Services
REQUEST FOR PROPOSAL (“RFP”)
San Damiano Community Vision and Conceptual Plan Process
Monona, Wisconsin
March 1, 2022
The City of Monona, Wisconsin (population 8,624) (“City”) is seeking a qualified firm(s) or
individual(s) to serve as a process manager (“Process Manager”) to facilitate a community
planning, visioning, and engagement process relating to the creation of a conceptual plan
(“Project”) for the former San Damiano parcel at 4123 Monona Drive in Monona (“San Damiano
Property”, “San Damiano”, or “Property”).
Proposals must be received by the City on or before 5:00 PM on Friday, April 1, 2022, in City
Hall at 5211 Schluter Road, Monona, WI, 53716.
Applicants should take caution if mail delivery services are used for the submission of proposals.
Mailing should be made in sufficient time for proposals to arrive at City Hall prior to the time
and date specified above.
I.

Background
Consisting of almost 10 acres of undeveloped land, much of it wooded, San Damiano
features more than 1,500 feet of shoreline along Lake Monona with stunning views. (See
Exhibits A and B for maps of the Property). Many years ago, it was the site of Native
American encampments along the lakeshore including ancestors of the Ho-Chunk
Nation. The Wisconsin State Historical Society has designated almost the entire property
as the likely location of Native American artifacts and burial mounds (See Exhibit C for
WHS Documentation).
The house and property were part of a 680-acre farm developed by Allis-Chalmers heir,
Frank Allis, Jr. in the 1890’s. The home, built in 1893-94 is of the Dutch ColonialRevival style whose main characteristic is a Gambrel roof with dormers. It was among
the first year-round dwellings on the lakeshore beyond the city limits of Madison. Since
its construction, the land surrounding it has not been touched except for the addition of a
small garage on one side of the property.
Following the death of Frank Allis in October 1915, the farm and home were sold in
November 1916 to former Madison Mayor Adolph Kayser. In October of 1917, Kayser
sold the house and the 10 acres on the lake surrounding it to Dr. Herman Gilbert who
lived there until 1924.
Page 1 of 10
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In July 1924 Dr. Gilbert sold the Frank Allis house and adjacent grounds to Josephine
and Margaret Mahoney, well-known area philanthropists, for $35,000. It is not known if
they ever lived there. The Mahoney sisters contributed to many Catholic churches and
charities in the Madison area, and especially to St. Joseph’s Church which was run by
Norbertine priests.
On November 30, 1929, the Mahoney sisters sold/gave the house and the 10 acres to the
Norbertine Priests for “$1.00 and other good and valuable considerations.” The property
became known as the Norbertine Novitiate and served as a place where young men who
desired to join the Norbertines could experience the religious life. The Novitiate closed
in 1959 but the house continued to be used by the Norbertines as a house of studies for
priests studying at the University of Wisconsin and serving parishes in the area.
In August 1975 the Norbertines gave permission for Capuchin priests and brothers from
Mt. Calvary, WI to rent the Frank Allis house as a “House of Prayer”. The property
became known as “San Damiano”, named after a church in Assisi, Italy. By 1996 it had
become known as the San Damiano House of Prayer and Healing and was used for
conferences, retreats, and healing ministries. The last Capuchin moved out in March
2015.
The building remained empty and in January 2020, the Norbertines announced that they
planned to sell the house and property. In September 2020, the Norbertines accepted the
City of Monona’s offer of $8.6 million and the sale of the property was finalized in June
2021 (See Exhibit D for a timeline of the City’s involvement with the Property). The
Property was appraised in December 2020, with an appraised value of $9.8 million (See
Exhibit F for a copy of the current appraisal).
II.

Project Description
The City endeavors to design and execute a high quality, thoughtful, and inclusive
community planning process to engage residents, business owners, and other community
stakeholders in developing a community-based vision for the lakefront and a set of
potential projects for implementation. This community planning process would occur
over multiple months, and utilize various platforms, such as community meetings,
neighborhood meetings, design charrettes, surveys, social media, and other forms of
interaction to gather substantial community input before moving forward with any
potential projects on the San Damiano Property.
To complete this community planning process, the City intends to select a Process
Manager to design and ultimately guide the community through this intensive planning
process and develop a conceptual plan for the San Damiano Property (the “San Damiano
Conceptual Plan”) based upon the outcomes of this planning process. Furthermore, the
selected firm(s)/individual(s) would assist the City in identifying various grant writing
opportunities to provide outside funding sources for the implementation of specific items
contained in the San Damiano Conceptual Plan. The Friends of San Damiano, through a
Page 2 of 10
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Memorandum of Understanding with the City, have the primary leadership role in private
fundraising efforts related to this Property. The selected Process Manager would report to
the City Administrator, guided by input from the San Damiano Project Steering
Committee, with formal oversight from the Monona Mayor and City Council.
Below is a list of project elements that a Process Manager would lead in partnership with
the San Damiano Project Steering Committee (the “Steering Committee”, more fully
described in Section III below):
 Community Engagement and Outreach (including documentation of input)
 Stakeholder Engagement and Outreach (including but not limited to other
jurisdictional partners, such as Dane County, the WI DNR, and others)
 Communication with external and internal stakeholders, including assistance with
digital and graphic content creation
 Visualization of Potential Project Outcomes (e.g., visual scenarios) and Feasibility
Analysis
 Site Analysis and Design (including schematic plans)
 Environmental Analysis
 Resource Identification (Public and Private)
 Grant Writing
 Assistance with Engaging Regional and State Agencies as determined necessary
III.

Project Partners
A.

San Damiano Project Steering Committee
As noted above, the City purchased the San Damiano Property in June of 2020.
The Friends of San Damiano (“FOSD”), is an independent, private non-profit
corporation that was formed in July 2020 to encourage and support the acquisition
of the San Damiano Property, to assist the City in the facilitation of a fundraising
campaign to help reduce the City’s cost of the Property acquisition and financially
support the on-going operating and capital needs of the City’s utilization of the
Property for the public, and to provide input to the City on the future uses of the
Property.
In May 2021, the City and FOSD agreed to a Memorandum of Understanding
(“MOU”) to cooperate in efforts to support the ongoing operations and capital
maintenance of the Property. 1
To better coordinate the work of the FOSD and the City, the City formed an ad
hoc committee of ten (10) individuals appointed by the Mayor and confirmed by
the City Council to serve as the Project Steering Committee. The purpose of the
Project Steering Committee is, among other responsibilities, to provide direction
on the public visioning and conceptual planning process, including recommending
and working with a Community Engagement/Process Manager Consultant(s).

1

A copy of the MOU may be found at: http://mymonona.com/1540/San-Damiano-Project-Steering-Committee
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The mission of the Project Steering Committee is to engage the community in the
development of a financially feasible conceptual plan that conserves San Damiano
as a public asset. 2
The final deliverables for the San Damiano Conceptual Plan will also be formally
reviewed and approved by the Steering Committee, the City’s Parks and
Recreation Committee and the City Council.
B.

Additional Project Partners
As the San Damiano Property is regionally important, other potential partners in a
San Damiano Conceptual Plan process and resulting projects for implementation
may include (but are not limited to):
 Monona Grove School District
 Monona East Side Business Alliance
 Dane County
 Ho-Chunk Nation (especially Historic Preservation Office)
 Clean Lakes Alliance
 Aldo Leopold Nature Center
 Wisconsin Department of Natural Resources
 Wisconsin Historical Society
 Blooming Grove Historical Society
 Capital Area Regional Planning Commission
 Greater Madison Metropolitan Planning Organization
 Local natural and recreational interest organizations
 Other area non-profits and organizations

IV.

Project Constraints and Considerations
The San Damiano Property is a unique parcel given its history as further summarized in
Section I above. As such, a successful conceptual plan process must be developed with an
understanding of certain constraints and restrictions that exist on the Property.
First, as noted above, it is the community’s understanding that the Property has a deep
history of indigenous peoples living and utilizing the Property, including the ancestors of
the present-day Ho-Chunk Nation. The Wisconsin Historical Society’s documentation
shows that most of the Property falls within the potential boundaries of an uncatalogued
human burial site known as the Monona Drive mound group (See Exhibit C for additional
information from the Wisconsin Historical Society). The City is in the process of
conducting a phase 1 archaeological survey to gather additional information and data on
the potential existence of any burial mounds or other archaeological remains on the
Property. This phase 1 survey should be completed by spring of 2022.

2

For additional information on the Project Steering Committee, please see: http://mymonona.com/1540/SanDamiano-Project-Steering-Committee
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Second, the Property contains the Frank Allis Home, which is listed on the City’s local
historic landmarks register. As it is an 1890s era structure that has not been occupied in
several years, the City commissioned a building conditions survey to determine the
structural integrity of the building (See Exhibit E for a copy of the Building Conditions
Survey). Based upon the analysis of GRAEF and Isthmus Architecture (local professional
service firms), the Property was observed to be in generally good to fair condition, with
several critical items that would need to be addressed before the building could become
habitable. The City has made no determination at this time on whether to retain the
structure and/or any potential uses of the building and would like to receive feedback on
this as part of the conceptual planning process.
Lastly, the City is in the process of finalizing receipt of $2 million in a direct
appropriation from Dane County to offset a portion of the City’s acquisition cost, as well
as a $249,000 award from the Wisconsin Department of Natural Resources (DNR)
Knowles-Nelson Stewardship grant program. The award of these funds will likely come
with restrictions that the Property may only be used for purposes associated with land &
water conservation and public recreation consistent with the uses of other public parks in
the City of Monona, and that the Property may not be sold to a private entity. The
conditions of the County and DNR’s awards have not yet been finalized but will
ultimately provide certain limitations on potential future uses of the Property.
V.

Proposal Format
A.

Organization
1. Name, address, telephone number, and email address of the main office and
contact for this project.
2. Name, position, qualifications, and experience of individuals designated to
work on this project, including any potential partners or subcontractors.

B.

Experience
List and briefly describe at least three (3) to five (5) projects you or your firm
completed in the past ten (10) years with requirements like those stated in this
RFP. List the dates and locations of these projects. Provide references for each of
these projects (contact name, organization/municipality, address, and telephone
number).

C.

Process
1. Describe the community engagement process used by your firm for this
project.
2. Describe the level and type of participation required by residents and other
community stakeholders.
3. Describe your strategy for using public participation for this project, including
number of community meetings, neighborhood meetings, workshops, focus
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4.
5.

6.
7.

D.

DRAFT

groups, social media outreach, and additional public presentations you feel
necessary to complete this project.
Describe your strategy for outreach and engagement that encourages and
amplifies traditionally underrepresented voices.
Describe the level and type of participation required by City staff, the San
Damiano Project Steering Committee, other relevant City Committees, and
elected and appointed officials.
Describe the product to be delivered upon completion of the Project.
Describe how your proposed process will assist in arriving at a “financially
feasible concept plan”.

Deliverables
1. The completion of a San Damiano Conceptual Plan, which would include a
prioritization of project elements, schematic plans, and documentation of
public comment and input received during the planning process.
2. Potential funding sources are identified and vetted. The San Damiano
Conceptual Plan will be aligned with other state and regional stakeholders to
tap into available funding resources.
3. A preliminary cost estimate for implementation of the San Damiano
Conceptual Plan.

E.

Timing
Please provide a timeline for you or your firm’s involvement in the community
planning process that relates to the City’s proposed time for the process. (See
Section X for more detail on timeline).

F.

Cost
Provide a cost breakdown for the completion of the Project. Include the following
information:
1. Detailed fee listing.
2. Estimated total project cost, including a not-to-exceed figure.
Please include any additional services offered by you or your firm or proposed
sub-grantor that may be relevant to the Project and are not specifically included in
the estimated total project cost. All fees and costs submitted as part of your
proposal may be further negotiated during the negotiation process, prior to the
signing of a formal contract with the City for the Project.

VI.

Terms and Conditions
1. The City reserves the right to reject any or all proposals or to negotiate a contract
that is in the best interests of the City at the absolute and sole discretion of the
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2.
3.

4.

5.
6.

7.

VII.
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City Council, with the advice and recommendations of the San Damiano Project
Steering Committee and City staff.
The City reserves the right to request clarification of information submitted and to
request additional information of any or all the RFP Respondents.
An RFP Respondent must submit twelve (12) bound copies and one (1) Universal
Serial Bus (USB) drive (“flash” or “jump” drive) containing the proposal in a
PDF format to Bryan Gadow, City Administrator, 5211 Schluter Road, Monona,
WI 53716; no later than 5:00 PM, Friday, April 1, 2022. All proposals must be
signed by a duly authorized individual.
All proposals shall become the property of the City and the City may, at its
option, request oral presentations prior to selection. No public bid opening will be
held.
All proposals and materials are subject to Wisconsin Open Records requirements.
No materials submitted shall be considered proprietary.
Proposals in response to this RFP will be valid for sixty (60) days from the
proposal due date. The City reserves the right to request an extension of time if
needed.
RFP Respondents may be asked to attend meetings, make oral presentations,
inspect City locations as part of this RFP process. Such presentations, meetings,
or site visits will be at the Respondents expense.

Evaluation and Selection Process
The City and the San Damiano Project Steering Committee will evaluate and validate all
qualifying proposals. The proposal evaluation process will permit the City and the Project
Steering Committee to identify the proposal that best meets the needs of the City.
Selection will rely on City staff and the Project Steering Committee’s assessment of the
proposal’s compliance with the requirements and intent of this RFP.
After review of the RFP responses, the City and the San Damiano Project Steering
Committee will recommend to the City Council which RFP respondent(s) would best
provide the services needed by the City. The Project Steering Committee and/or City
Council may invite select Respondents to participate in an interview process at their
discretion. The City Council shall have the final determination on selection of and award
to an RFP Respondent.
The City and the San Damiano Project Steering Committee will evaluate the received
proposals based on the following criteria:
1. Demonstrated understanding of the requirements of this Project.
2. Responsiveness of proposal to submittal requirements identified in this RFP.
3. Relevance and suitability of the project approach and schedule to meet the needs
of the City.
4. Qualification and expertise of the key personnel to be assigned to this Project.
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5. Background experience of the Respondent’s firm(s) or individual(s) and the
project team as it directly relates to this Project.
6. The availability of the Respondent.
7. Record of past performance on similar projects.
8. Price of services, and quality and cost control procedures to be used on this
Project.
9. References provided by past and current clients of the Respondent.
10. Resources of the Respondent to conduct and complete this Project in a
satisfactory manner.
11. Clarity and organization of the proposal.
Non-responsive or incomplete proposal may be disregarded at the discretion of the City.
The award of contract will be made to the most qualified firm or individual(s) utilizing
the above criteria and as a result of negotiations. The determination of the most qualified
firm(s) or individual(s) rests solely with the City.
VIII. Right to Reject Proposals
By responding to the RFP, the Respondent accepts the process outlined in this RFP and
fully acknowledges that the final determination of the City of Monona is binding and
without appeal.
The City reserves the right to reject any or all proposals without stated cause or prejudice,
and/or waive any irregularities if deemed in the best interest of the City. In addition, the
City reserves the right to reissue all or part of this RFP and/or not award any contract at
its discretion and without penalty.
The City reserves the right to disqualify any proposal, before or after opening, upon
evidence of collusion, intend to defraud, or any other illegal practice on the part of the
Respondent.
IX.

Compensation and Terms of Payment
Proposals must include a fixed or not-to-exceed fee, plus estimated out of pocket
expenses, to provide the services identified above. The City will remit payment from
appropriately documented invoices within forty-five (45) days of submittal and progress
payments can be made during the engagement period. Funds for the payment of this
contract will be from funds raised by the FOSD.

X.

Project Schedule
The City and the San Damiano Project Steering Committee recognize that developing a
community conceptual plan is a time intensive process, and will most likely need to be
implemented over a longer time horizon due to availability of funding resources. The
proposed San Damiano Conceptual Plan process to engage various stakeholders to
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develop a vision and a formalized Conceptual plan will take approximately twelve (12) to
eighteen (18) months to gather robust community input. The estimated timeline for the
community engagement process is as follows:
Estimated Community Engagement Process Timeline
 March 1, 2022 – RFP for Process Manager is sent out to firms for response
 April 1, 2022 – RFP response due date
 On or about June 1, 2022 – Process Manager is selected from RFP responses
 June/July 2022 – Preparation and execution of contract with selected
firm(s)/individual(s)
 August 2022 – Initial community kick-off/open house meeting – explain mission,
vision, and process
o Lay out future communication process and channels
 Methods to communicate with stakeholders
 Brainstorm on ideas, concepts
 September 2022 to December 2023 – Community Visioning and Conceptual Planning
Process
XI.

Award Notification
The City will notify, in writing, the Respondents who have not been selected.

XII.

Nature of the Proposed Relationship
The successful Respondent will be hired by the City on a contractual basis and will
perform the services required as an Independent Contractor and shall not be deemed an
employee of the City. The successful Respondent will be responsible for payment of all
their own payroll taxes and payment of all withholding amounts including, but not
limited to, State and Federal income tax, FICA, and other types of payroll taxes.

XIII. General Provisions
1. Non-Discrimination Statement: The City of Monona does not discriminate
based on race, color, region, age, marital or veterans’ status, sex, national origin,
disability, or any other legally protected status in the admission or access to, or
treatment or employment in, its services, programs, or activities.
2. Project Cost: The City shall not be liable for any costs incurred to prepare or
submit a proposal for this RFP.
3. Withdrawal of Proposals: The proposer upon written request may withdraw a
proposal.
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XIV. Submittal Instructions
Proposals shall be submitted to:
City of Monona
Attn: City Administrator
5211 Schluter Road
Monona, WI 53716
XV.

Inquiries
Documents related to the San Damiano Property and the San Damiano Project Steering
Committee may be viewed online at: http://mymonona.com/1540/San-Damiano-ProjectSteering-Committee.
Prospective Respondents may submit questions by email to:
Bryan Gadow, ICMA-CM
City Administrator
City of Monona
Monona, WI 53716
bgadow@ci.monona.wi.us
All responses to substantive questions will be in writing and provided to all requesting
parties.

XVI. Attachments
A.
B.
C.
D.
E.
F.

Exhibit A – Aerial Map of the San Damiano Property
Exhibit B – Aerial Lidar Map of the San Damiano Property (from Wisconsin
Historical Society)
Exhibit C – Wisconsin Historical Society Documentation on the Property
Exhibit D – City of Monona San Damiano Property Timeline
Exhibit E – Building Condition Assessment Survey on San Damiano Property
Exhibit F – Appraisal Report on the San Damiano Property
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Architectural Condition Assessment
I. HISTORIC CONTEXT
The Dutch Colonial Revival manor house located at 4123 Monona Drive was designed by
Milwaukee architect William D. Kimball, commissioned by Frank Allis, and constructed on the
east shore of Lake Monona in 1893. The house stands more than 400 feet west of Monona
Drive on a wooded site just under 10 acres in size, situated above a stone outcropping at the
lakefront. A boathouse, demolished, was built on the shore west of the house. The Allis family
initially occupied the house, as part of their 600-acre farm. Upon Mr. Allis’ death in 1915, the
entire property was sold to Madison Mayor Adolf Kayser. A year later, the house and 10 acres
were sold to Dr. Herman Gilbert, Chief of Staff at St. Mary’s Hospital. In 1924, the property was
acquired by sisters Josephine and Margaret Mahoney. In 1929, the sisters offered the house
and property to the Catholic Norbertine priests. Since that time, it has been known as the San
Damiano Friary and until recently, functioned as a retreat center for priests.

Photo 1: Aerial view of Site
2021-5014
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Photo 2: East Façade Image dated 1895 – WHS Image 117313

Photo 3: East Façade Image circa 1930 – WHS AHI#5588

II. ARCHITECTURAL DESCRIPTION
The building is rectangular in plan. Its footprint measures 75 feet (north-south) by 30 feet (eastwest). The east- facing facade exhibits a central, projecting entrance pavilion with a flat roof,
veneered with random. rock- faced ashlar. Originally, a wooden balustrade with turned
balusters and paneled posts capped the roof. Wooden, double-hung sash windows in 12/1
configuration light the pavilion's north, south and east faces. A flat-roofed entry porch is found at
the base of the projecting pavilion. Currently, it is enclosed with clapboards and displays an offcenter door, balanced by a polygonal, fixed window. Previously, the entry porch had square
2021-5014
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corner posts, was enclosed with vertical boards, and displayed a central door surmounted by a
multipaned transom. The windows in the projecting pavilion and its interior finishes suggest that
the pavilion is original, although it is not. The roof of the block is shingled and displays a large
central gambrel dormer with Palladian window flanked by two smaller with semicircular
pediments at the third floor with 9/1 windows. Three brick chimneys rise above, two center on
the block and become one, physically connected by an open brick arch. This unusual detail
termination is difficult to observe due to the mature wooded landscape.
On the north façade of the house, both the main block and the wing can be seen. The northfacing facade of the main block features small, multipaned windows, compound belt courses,
returned eaves, and raking cornices. One fixed window appears on the north-facing facade and
the gambrel end displays one 6/1 window, raking cornices with dentils and returned eaves. At
the base of the wing on this facade is a flat-roofed, enclosed entry porch.
An exterior brick chimney trimmed with stone rises from the center of the south-facing façade of
the main block. East of the chimney, a flat-roofed section projects from the second story
supported by monumental brackets with knee braces. The modified cornice matches the main
block, but the window openings are boxier. The main block exhibits 12/1 windows and small
multi-pane windows in the gambrel end. Compound blet courses, raking cornices and returned
eaves embellish the block.
An enclosed, flat-roofed porch with dentilled cornice extends across the first story of the main
block at the southwest end of the west (rear) facing façade. Another porch appears above this
on the second story. This open porch exhibits tapered columns and wood balustrade. Attached
to the porch is an exposed fixed steel fire escape. A large Palladian window is centered at the
second story is flanked by 12/1 windows. Three dormers with semicircular pediments are
centered on the roof at the third floor with 1/1 windows. The balance of this façade features a
large picture window on the first-floor projection, roofed by extension of the first-floor porch roof.
Beyond this to the north the building steps back, ending the main block with a two story smallerscale block.

Photo 4: East Façade 2021

Photo 5:North Façade 2021
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`
Photo 6: South Façade 2021

Photo 7: West Façade 2021

III. METHODOLOGY
Isthmus Architecture and GRAEF conducted an onsite condition assessment of the San
Damiano Friary, aka the Frank Allis House on October 4th. The team was easily able to access
the entire structure to make close-up and detailed visual examination of the existing structure.
The purpose was to record the current conditions and to document areas of deterioration or
concern. Extensive photography and notes were made.
As part of the initial organizational phase, the Isthmus team reviewed archival documents and
photographs located at the Wisconsin Historical Society preservation office. The team had
access to the 2020 property appraisal prepared by Scott Appraisal, LLC. Dimensioned plans
incorporated in this report with Scott Appraisal approval.
The team took field measurements and notes and verified architectural details throughout the
interior and exterior of the structures.
All building components were assessed using the following three designations commonly used
and recommended by state and federal preservation agencies:
GOOD

Indicates that minimum maintenance and simple repair is needed

FAIR

Indicates that minor maintenance and simple repair is needed

POOR

Indicates that major repair or replacement is warranted
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IV. REFERENCE FLOOR PLANS

Basement Floor
[2500.00 Sq ft]
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V. EXTERIOR CONDITION SURVEY
Frank Allis House (Historic Name)

Refer to Site Plan
East (Front) Elevation

_1_ of __4_

Element:

Condition:

Foundations exposed at grade
1. Brick masonry – red face brick with black coating
2. Cast-in-place concrete – with black coating
3. Concrete block masonry -with black coating

FAIR
GOOD
POOR

Exterior stone masonry veneer – Lannon stone

GOOD

Exterior frame wall – Cementos shingle siding painted over lapped wood.GOOD
Sash and Glazing
1. Aluminum Combination Storm & Screen Units
2. Original Wood Sash Single Glazed Double-Hung Units
3. Vinyl Replacement Single-Hung Units
Doors
1.
2.

Wood (original)
Newer replacement

GOOD
FAIR
FAIR

FAIR/GOOD
GOOD

Soffit / Fascia
1. Wood painted / original
2. Metal coil stock wrapped painted

GOOD
GOOD

Dormers, Sash and Glazing
1. Wood painted / original
2. Metal coil stick wrapped painted
3. Cementos shingle siding over lapped wood
4. Asphalt shingles

FAIR
GOOD
GOOD
GOOD

Brick Chimney(s) Masonry

GOOD

Asphalt shingle roof and flashing
Aluminum ogee gutters and downspouts (non-original)
1. Visual evidence of abandoned box gutters on main roof

GOOD
FAIR

Notes:
1. Porch off kitchen appears to be a remodeling, open then later enclosed.
2. Two-story stone mass on front rests on concrete foundation, appears to be later remodeling,
board formed concrete visible, although windows appear to match originals on main house. Flat
roof atop this mass seems uncharacteristic, unrelated to the original architecture.
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Frank Allis House (Historic Name)

Refer to Site Plan
South Elevation

_2_ of __4_

Element:

Condition:

Foundations exposed at grade:
1. Brick masonry – red face brick with black coating
2. Cast-in-place concrete – with black coating
3. Concrete block masonry -with black coating

FAIR
GOOD
POOR

Exterior stone masonry veneer– Lannon stone

GOOD

Exterior frame wall– Cementos shingle siding painted over lapped wood.GOOD
Sash and Glazing
1. Aluminum Combination Storm & Screen Units
2. Original Wood Sash Single Glazed Double-Hung Units

GOOD
FAIR

Soffit / Fascia
1. Wood painted / original
2. Metal coil stock wrapped painted

GOOD
GOOD

Brick Chimney(s) Masonry

GOOD

Asphalt shingle roof and flashing

GOOD

Notes:
Flat roof on 2nd floor projection not inspected.
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Frank Allis House (Historic Name)

Refer to Site Plan
West (Rear/Lakeside) Elevation

_3_ of __4_

Element:

Condition:

Foundations exposed at grade:
1. Brick masonry – red face brick with black coating
2. Cast-in-place concrete – with black coating
3. Concrete block masonry -with black coating

FAIR
GOOD
POOR

Exterior frame wall – Wood siding painted (enclosed porch)

FAIR

Exterior frame wall– Cementos shingle siding painted over lapped wood.GOOD
Sash and Glazing
1. Aluminum Combination Storm & Screen Units
2. Original Wood Sash Single Glazed Double-Hung Units
3. Vinyl Replacement Single-Hung Units
4. Original Wood Sash Single Glazed Casement Units

GOOD
FAIR
FAIR
FAIR

Soffit / Fascia
1. Wood painted / original
2. Metal coil stock wrapped painted

GOOD
GOOD

Dormers, Sash and Glazing
1. Wood painted / original
2. Metal coil stick wrapped painted
3. Cementos shingle siding over lapped wood
4. Asphalt shingles

FAIR
GOOD
GOOD
GOOD

Porch Post Columns

POOR

Brick Chimney(s) Masonry

GOOD

Asphalt shingle roof and flashing

GOOD

Flat roof / single-ply membrane roofing and flashing

FAIR

Exposed Fire Escape

FAIR

Notes:
Concrete steps at porch are quite deteriorated, appear to be original but modified.
First floor center window group is unique, does not match windows anywhere else on house.
Exterior entrance and exterior door to basement is in poor condition.
Second floor balustrade is in poor condition.
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Frank Allis House (Historic Name)

Refer to Site Plan
North Elevation

_4_ of __4_

Element:

Condition:

Foundations exposed at grade:
1. Brick masonry – red face brick with black coating
2. Cast-in-place concrete – with black coating
3. Concrete block masonry -with black coating

FAIR
GOOD
POOR

Exterior frame wall– Cementos shingle siding painted over lapped wood.GOOD
Sash and Glazing
1. Aluminum Combination Storm & Screen Units
2. Original Wood Sash Single Glazed Double-Hung Units
3. Vinyl Replacement Single-Hung Units
4. Original Wood Sash Single Glazed Casement Units

GOOD
FAIR
FAIR
FAIR

Soffit / Fascia
1. Wood painted / original
2. Metal coil stock wrapped painted

GOOD
GOOD

Asphalt shingle roof and flashing

GOOD

Flat roof / single-ply membrane roofing and flashing

FAIR

Notes:
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VI. INTERIOR CONDITION SURVEY
Frank Allis House (Historic Name)
Refer to Floor Plan

Basement

_1_ of _1_

Element:
Masonry Bearing Walls
1. Local stone below grade/brick above grade: (surface shedding)
2. Cast-in-place concrete (Rms. 1 & 3)

FAIR
GOOD

Floors
1. Cast-in-place concrete: (some cracking and heaving but dry)

FAIR

Ceilings
1. Exposed underside of 1st floor framing

GOOD

Doors/Exterior: (appears to be close to original, wood, uninsulated)
Doors/Interior: (appear to be close to original, wood)

POOR
FAIR

Windows: (appear to be original wood sash, single-pane)

FAIR

Stairs
1. Communication: (wood construction, carpeted, handrail)
2. Exit to grade: (masonry steps w/o handrail)

GOOD
POOR

Built-ins: work bench, laundry tub

FAIR

Lighting Fixtures: various types, none of historic significance

POOR

Mechanical: boiler unit not inspected. Piping insulation likely contains hazardous material.
Plumbing: exposed plumbing lines in galvanized and in copper, not inspected.
Basement looking North:
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Living Room/Parlor

_1_ of _1_

Element:

Condition:

Walls
1. Wood Paneling over plaster
2. Painted Plaster

FAIR
GOOD

Floor
1. Solid Hardwood:

FAIR

Ceiling
1. Wood paneled and trimmed

GOOD

Doors/Exterior: (original, wood, single glazed)
Doors/Interior: (original, French/glazed, wood)

FAIR
GOOD

Windows: (appear to be original wood sash, single-pane)

GOOD

Wood Trim
Base:
Casing:
Crown:
Shelving:

GOOD
GOOD
GOOD
GOOD

Wood Mantle and Tile Surround:
Tile Hearth:

GOOD
FAIR

Fireplace

Lighting Fixtures: various types, none of historic significance

Living Room looking West:
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Foyer & Open Stair

_1_ of _1_

Element:

Condition:

Walls
1. Wood Wainscot
2. Painted Plaster / Wall Covering

GOOD
GOOD/FAIR

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Acoustic tile over plaster

GOOD

Doors/Exterior: (original, wood, single glazed)
Doors/Interior: (original, French/glazed, wood)

GOOD
GOOD

Windows: (original wood sash, single-pane)

GOOD

Wood Trim
Base:
Casing:
Crown:
Shelving:

GOOD
GOOD
GOOD
GOOD

Wood Ballustrade:
Wood Stair:

GOOD
GOOD

Staircase

Lighting Fixtures: ceiling surface mounted

GOOD

Fireplace
Wood Mantle and Tile Surround:
Tile Hearth: (carpeted)

GOOD
GOOD

Foyer looking West:
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Frank Allis House (Historic Name)

First Floor – Vestibule & Coat
Rooms

_1_ of _1_

Refer to Floor Plan

Element:
Walls
1. Wood Paneling over plaster

Condition:
GOOD

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted

GOOD

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single-pane)
Wood Trim
Base:
Casing:

GOOD

Lighting Fixtures: ceiling surface mounted

GOOD
GOOD

FAIR

ENTRY PORCH
This room is not detailed as it has had several renovations, the porch will require further
renovation to provide an accessible entrance for any future use.
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Den/Office

_1_ of _1_

Element:

Condition:

Walls
1. Wood Paneling over plaster

FAIR

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted

GOOD

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single-pane)
Wood Trim
Base:
Casing:
Crown:

GOOD
GOOD
GOOD
GOOD

Fireplace
Wood Mantle and Tile Surround:
Tile Hearth: (carpeted)

GOOD
?

Lighting Fixture: combination ceiling fan

GOOD

Den looking South:
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Hall

_1_ of _1_

Element:

Condition:

Walls
1. Plaster painted

GOOD

Floor
1. Carpet over Solid Hardwood:

GOOD

Ceiling
1. Plaster painted

GOOD

Doors/Interior: (original, wood)

GOOD

Window: (appears to be original wood sash, single-pane)
Wood Trim
Base:
Casing:

GOOD
GOOD
GOOD

Lighting Fixtures: surface mount

POOR

ADJACENT POWDER ROOM
This room is not detailed however, tile floor and wainscot are in good condition. This compact
room is not handicapped accessible and would be difficult to upgrade to be accessible.
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Dining Room

_1_ of _1_

Element:

Condition:

Walls
1. Painted plaster

GOOD

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted
2. Gypsum Board painted

GOOD
FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single-pane)
Wood Trim
Base:
Casing:
Chair rail:

FAIR
GOOD
GOOD
GOOD

Fireplace
Wood Mantle and Tile Surround:
Tile Hearth: (carpeted)

GOOD
?

Lighting Fixture: track lighting

GOOD

Dining Room looking South and looking North:
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Pantry

_1_ of _1_

Element:

Condition:

Walls
1. Various coverings over plaster

POOR

Floor
1. Acrylic Vinyl Tile over hardwood

GOOD

Ceiling
1. Suspended acoustic tile below plaster

POOR

Doors/Interior: (original, wood)

GOOD

Windows: vinyl replacements, ill-fitting
Wood Trim
Base:
Casing:
Chair rail:
Built-in Casework:

FAIR
GOOD
GOOD
GOOD
POOR

Lighting Fixture: within lay-in ceiling

POOR

Sink and Fittings
Pantry looking North:

FAIR
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Kitchen

_1_ of _1_

Element:

Condition:

Walls
1. Painted plaster

FAIR

Floor
1. Acrylic Vinyl Tile over hardwood

FAIR

Ceiling
1. Suspended acoustic tile below plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single-pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Built-in Casework:

POOR

Lighting Fixture: within lay-in ceiling

POOR

Sink and Fittings

FAIR

KITCHEN PORCH
The enclosed porch is not detailed as it does not provide handicap accessibility and would
require renovation to provide accessibility for any future use of the building.
Kitchen looking East and looking North:
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Frank Allis House (Historic Name)

Refer to Floor Plan
First Floor – Breakfast Room or Office

_1_ of _1_

Element:

Condition:

Walls
1. Paneled

POOR

Floor
1. Carpet over hardwood (?)

FAIR

Ceiling
1. Acoustic tile below plaster

FAIR

Doors/Interior: none
Windows: (appear to be original wood sash, single pane)
Wood Trim
Base:
Casing:

FAIR

Built-in Casework:

FAIR

Lighting Fixture: mounted to acoustic ceiling

FAIR

Breakfast Room looking East and looking West:
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bedroom 1

_1_ of _1_

Element:

Condition:

Walls
1. Painted Plaster

GOOD

Floor
1. Solid Hardwood:

FAIR

Ceiling
1. Painted plaster

FAIR

Doors/Exterior: (original, wood, single glazed)
Doors/Interior: (original and non-original wood)

GOOD
GOOD

Windows: (appear to be original wood sash, single-pane)
Wood Trim
Base:
Casing:
Crown:
Shelving:
Fireplace
Wood Mantle and Tile Surround:
Tile Hearth:

GOOD

MISSING
FAIR

Lighting Fixture: ceiling fan with light

GOOD

Notes:
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Hall & Open Stair

_1_ of _1_

Element:
Walls
1. Painted Plaster
2. Wall covering

Condition:
GOOD
FAIR

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Painted plaster

FAIR

Doors/Exterior: (original, wood, single-glazed)
Doors/Interior: (original, wood)

GOOD
GOOD

Windows: (original wood sash, single-pane)
Wood Trim
Base:
Casing:
Crown:
Staircase
Open Stair
Bookcases

GOOD
GOOD
GOOD
GOOD
GOOD
GOOD

Lighting Fixtures: ceiling surface mounted

GOOD

Notes:
Open stair is in good condition, finish has been stripped, some missing decorative elements/post caps
not original, some missing spindles. Some settling of floor at top of stair.
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bedroom 2

_1_ of _1_

Element:
Walls
1. Wood Paneling over plaster

Condition:
GOOD

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)
Interior vent (pivot) window
Wood Trim
Base:
Casing:

GOOD
GOOD
GOOD
GOOD

Fireplace
Wood Mantle and Tile Surround:
Tile Hearth: (carpeted)

GOOD
GOOD

Lighting Fixtures: ceiling surface mounted

FAIR

Note: Exposed electrical conduit at ceiling.
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Back Stair

_1_ of _1_

Element:
Walls
1. Painted plaster

Condition:
FAIR

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

GOOD

Wood Trim
Base:
Casing:

GOOD
GOOD

Lighting Fixture:

FAIR
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Hall

_1_ of _1_

Element:
Walls
1. Plaster painted

Condition:
GOOD

Floor
1. Carpet over Solid Hardwood:

FAIR/GOOD

Ceiling
1. Plaster painted

FAIR

Doors/Interior: (original, wood)

GOOD

Window: (appears to be original wood sash, single-pane)

GOOD

Wood Trim
Base:
Casing:
Chair Rail

GOOD
GOOD
GOOD

Lighting Fixtures: surface mount

POOR

Note:
Exposed electrical conduit at ceiling.
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bath 1

_1_ of _1_

Element:
Walls
1. Painted plaster
2. Ceramic tile wainscot

Condition:
GOOD
GOOD

Floor
1. Ceramic Tile

GOOD

Ceiling
1. Plaster painted

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Casing:

GOOD

Toilet Partitions
Marble slabs:

GOOD

Lighting Fixtures: wall mounted

FAIR

Notes:
Plumbing fixtures not inspected.
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bedroom 3

_1_ of _1_

Element:
Walls
1. Painted plaster

Condition:
FAIR

Floor
1. Carpet over hardwood

FAIR/GOOD

Ceiling
1. Painted plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:
Built-in Casework:

GOOD
GOOD

none

Lighting Fixture: surface mount

FAIR
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bedroom 4

_1_ of _1_

Element:
Walls
1. Painted plaster

Condition:
FAIR

Floor
1. Acrylic Vinyl Tile over hardwood

FAIR

Ceiling
1. Suspended acoustic tile below plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Built-in Casework:

POOR

Lighting Fixture: within lay-in ceiling

POOR

PORCH
The enclosed porch is not detailed as it does not provide handicap accessibility and would
require renovation to provide accessibility for any future use of the building.
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bathroom 2

_1_ of _1_

Element:
Walls
1. Tile

Condition:
GOOD

Floor
1. Tile

GOOD

Ceiling
1. Acoustic tile below plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: None.
Wood Trim
Base:
Casing:

FAIR
FAIR

Built-in Casework:

FAIR

Lighting Fixture: mounted to acoustic ceiling

FAIR
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Frank Allis House (Historic Name)

Refer to Floor Plan
Second Floor – Bedroom 5

_1_ of _1_

Element:
Walls
1. Painted plaster

Condition:
FAIR

Floor
1. Carpet over hardwood

FAIR

Ceiling
1. Plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Lighting Fixture: surface mount w/fan

FAIR
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Frank Allis House (Historic Name)

Second Floor – Bedroom 6 +
Den

_1_ of _1_

Refer to Floor Plan

Element:
Walls
1. Painted plaster

Condition:
FAIR

Floor
1. Carpet over hardwood

FAIR

Ceiling
1. Plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Lighting Fixture: surface mount w/fan

FAIR

Fireplace
Wood Mantle and Tile Surround:
Tile Hearth: (carpeted)

GOOD
GOOD
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Frank Allis House (Historic Name)

Refer to Floor Plan
Third Floor – Hall + Stair

_1_ of _1_

Element:
Walls
1. Painted plaster and gypsum board

Condition:
FAIR

Floor
1. Carpet over hardwood

FAIR

Ceiling
1. Plaster and gypsum board

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Lighting Fixture: surface mount

FAIR

2021-5014
Page 34 of 57

San Damiano Friary Property Assessment Report

Frank Allis House (Historic Name)

Refer to Floor Plan
Third Floor Bedrooms 1-5

_1_ of _1_

Element:
Walls
1. Painted plaster and gypsum board, paneling

Condition:
FAIR

Floor
1. Carpet over hardwood or hardwood

FAIR

Ceiling
1. Plaster and gypsum board

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Lighting Fixtures: surface mount

FAIR

2021-5014
Page 35 of 57

San Damiano Friary Property Assessment Report

Frank Allis House (Historic Name)

Refer to Floor Plan
Third Floor Bathroom

_1_ of _1_

Element:
Walls
1. Plaster and Panel Board

Condition:
FAIR

Floor
1. Sheet Vinyl

GOOD

Ceiling
1. Plaster

FAIR

Doors/Interior: (original, wood)

GOOD

Windows: (appear to be original wood sash, single pane)

FAIR

Wood Trim
Base:
Casing:

FAIR
FAIR

Built-in Casework:

FAIR

Lighting Fixture: mounted to acoustic ceiling

FAIR
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VII. SUMMARY
This historic building retains a high degree of original character defining elements despite its
having had several invasive renovations, upgrades and additions. The interior elements are
quite intact and constructed of first quality materials with fine execution. The building is
significant as one of a few surviving from the earlier agricultural period on the east shore of Lake
Monona. The other most notable example would be the nearby Nathaniel Dean House Museum.
The historic building currently does not reflect the purity of its original design however, many
alterations are reversable. The interior is spacious and bright. The many large rooms make the
building attractive for a variety of potential adaptive uses. Universal accessibility needs further
study, both accessible entrances, accessible toilet facilities and potentially may require
introduction of an elevator or lift to meet current code requirements for a change in use.
Rehabilitation costs will need to be investigated once a program is confirmed for reuse. Based
upon similar projects completed by our firms, a comprehensive rehabilitation project, including
accessibility upgrades, untaken relatively soon, costs will be between $450 -$800 per square
foot. For preliminary budgeting, that range would include the scope of architecture/engineering
and construction services.

For Further Study
The building should be assessed for hazardous materials, the building components and finishes
prior to initiating any work. The site should be assessed to determine if any buried abandoned
elements exist, especially buried fuel tanks that may require remediation.
If this property is to be rehabilitated for a new use, there may be public and private funding
potential in the form of grants or other incentive programs for rehabilitating existing buildings of
historic importance. This building may be a good candidate for more than one funding or grant
opportunity.
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I. Structural Condition Executive Summary
The overall structural condition throughout San Damiano Hall was observed to be in generally
good to fair condition. The flooring and original interior woodwork appeared to be in good and
stable condition as well as the wood framed roof. Cracking of the plaster and sloping of the
flooring was found throughout the building. This is likely the result of structural issues at the
foundation level including deterioration of the perimeter stone masonry and creep within the
timber framing. Thermal and humidity changes within the building as a result of lack of
occupancy, along with little to no routine maintenance, likely contributed to these and other
critical structural items listed in the next section.
City of Monona has expressed interest in opening the building to the public with hosting guided
tours in the future. We do not currently see this as an issue. However, it is recommended the
tour groups be kept small (maximum 10 people) as well as minor maintenance items be made
such as repairs to carpeting and hardwood floors to avoid tripping hazards.
II. Background
As requested, GRAEF performed a visual assessment of the interior and exterior of the building
via a walk-through visual inspection. These observations and evaluations were performed at
the San Damiano Friary Property located at 4123 Monona Dr, Monona, WI 53716. The site visit
was conducted by Dan Windorski and Darren Weldon of GRAEF and accompanied by Peter
Rott of ISTHMUS Architecture, Inc. on October 4, 2021. The overarching purpose of this survey
is to provide a structural and architectural condition assessment of the existing building, identify
and document areas of concern, and provide a report of items that need immediate and future
repairs. This report presents the findings of this assessment and general recommendations for
repairs and measures to extend the life of the structure.
The original building was first constructed in the early 1890s. The 4-story structure consists of
stone/brick/cmu masonry foundation walls, brick veneer, and wood framing. The 2th floor has a
covered balcony with an exterior steel staircase that extends to the third floor.
It has since gone through several renovations with multiple additions being added to the main
structure. These additions to the existing building include an enclosed porch supported by cmu
masonry wall foundation on the west side of the building, an elevated cantilevered balcony on
the south side of the second floor, and an expansion of the main entrance on the east side of
the building.
Construction drawings of either the original building or the later additions could not be located at
the time of writing this report. Dimensioned floor layouts were found as part of an appraisal
report prepared by James R. Koch, a Wisconsin Certified General Appraiser, in December of
2020. GRAEF received permission to utilize those floor plans in order to convey approximate
locations of structural issues.
This review and report are limited to the existing main building. The existing stand-alone garage
and exterior areas of the property surrounding the building site were not assessed.
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III. Critical Items
Multiple items of critical importance were identified during the condition assessment that affect
the overall structural integrity of the building. These items will need to be addressed before the
building can become habitable. These critical items include the following:
Attic:
•

Significant amount of bat droppings. Several dead bats were seen throughout
inspection. No live bats were seen, but owner should confirm that access has been
closed.

3rd Floor:
•

•

Significant sloping on the third floor, especially in the hallway starting at the chimneys
sloping downward to the south indicating substantial settlement. After foundation
repairs, monitor the potential settlement to confirm foundations have stabilized.
Significantly wide cracks in the plaster on the south wall on both sides of the chimney.
This is likely the result of settlement of the building but not the brick masonry chimneys
themselves. After foundation repairs, monitor the potential settlement to confirm
foundations have stabilized.

2nd Floor:
•

•

The cantilevered enclosed balcony has deflected and will need to be either reinforced or
removed. This could be an indication that the triangular bracing supports at the base of
the balcony are not sufficient enough to support the weight of the balcony, lack of
tension connection at the floor or vertical posts undersized for horizontal thrust. Walls
would have to be opened to fully assess possible repairs. Suggest removing this
balcony. Further destructive would be needed to develop details for possible repair
options to maintain the balcony.
Significant sloping in several rooms on the south side of the building suggesting
settlement of the foundations or creep of the flood framing. After foundation repairs,
monitor the potential settlement to confirm foundations have stabilized.

1st Floor:
•

Minor floor sloping in the kitchen and dining area on the north side of the building. After
foundation repairs, monitor the potential settlement to confirm foundations have
stabilized.

Basement:
•

Significant amount of bricks above the CMU/stone foundation walls require tuckpointing
and resetting (approximately 20%), especially at the window bays.
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•

•

•

CMU block wall foundation on west side of building has significantly deteriorated mortar
and an apparent lack of grouted cores and steel reinforcing. Sections of the wall have
started to shift and pull away from the building causing wide cracks at the joints to form
along the north and south sections. This foundation wall will require significant repair.
This foundation appears to have been part of a project to construct an enclosed porch.
Several options for repair are possible:
o Remove the enclosed porch due to lack of historic significance.
o Temporary shore enclosed porch and rebuild with new foundation wall.
o Reinforce existing conditions with new footing and wall either inside or outside of
existing wall.
A timber girder on the north side of the building that supports the kitchen/dining area
appears to have had a notch cut into it at some point as well as estimated to be
undersized. This girder will need to be repaired.
Several timber girders on the southern side of the building appear to show signs of
crushing bearing failure at the timber columns and at the masonry foundation wall.
These beams and will need to be reinforced.

Floorplans of each level with locations of critical items can be found in Appendix A.
IV. Summary of Non-Critical Findings
The following pages provide brief descriptions of conditions that were observed throughout the
structure that are in addition to the critical items previously listed.
The interior wood flooring appeared to be stable and in good condition. The wood framing
supporting the roof was observed to be in good condition with no signs of leakage or rotting.
However, a new exterior roof (shingles and insulation) is recommended to prolong the life of the
framing. All fireplaces appeared to be in good condition.
Issues that are not listed as critical items but still should be addressed to maintain the integrity
of the building prior to being habitable include the following:
•
•
•
•
•
•

Minor corrosion of the exterior steel staircase on the 2nd floor. Recommended that it be
repainted.
Multiple rooms throughout the building had minor to moderate cracks in the plaster
and/or in the ceiling.
Several rooms had large (~6” diameter) holes in the plaster.
Exterior chimney brick in need of tuckpointing, especially at the arch connector.
The concrete driveway entering the property was found to be in poor condition,
especially at the building’s entrance, with multiple cracks and heaved areas.
Deteriorated paint and mortar along the base perimeter of building. This indicates a
potential lack of damp proofing at the foundation. Potential correction could be
regrading the exterior grade and adding horizontal waterproof barrier directly below the
grade to better direct water away from the foundations.
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•

Landscaping surrounding the property did not appear to adequately direct water away
from the building. Consider regrading.

Other issues that will likely need to be addressed but did not impact the integrity of the building
were also observed and noted. These include items such as minor crack repairs, minor surface
spalls in the stone foundation walls, and minor to moderate wood rot of the exterior wood
paneling facade.
Example photos of critical and non-critical observed issues can be found in the next section of
this report.
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V. Photo Examples of Critical Issues Observed

Photo 1: Bat droppings in attic.
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Photo 2: Cantilevered balcony showing signs of sagging and sloping.
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Photo 3: Brick masonry in need of tuckpointing/resetting.
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Photo 4: Deteriorated mortar joints at west CMU foundation wall.
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Photo 5: West CMU foundation wall pulling away from building.
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Photo 6: Large notch cut into timber support girder on north side of building.
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Photo 7: Timber column on south side of building with large deep split

2021-5014
Page 48 of 57

San Damiano Friary Property Assessment Report

Photo 8: Timber girder starting to crush at timber column on south side of building
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Photo 9: Spalling and deterioration of stone foundation wall.
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Photo 10: Concrete driveway with multiple cracks and heaved sections.
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VI. Limitation Disclaimer
This report is based on structural conditions of elements that were readily observable at the time
of assessment. No testing was performed. This evaluation was intended to be an assessment
of the visible structural elements of the buildings. GRAEF does not accept responsibility for
deficiencies not evident during an investigation of this type.
This report is intended to inventory existing conditions of the observed areas and to provide
general recommendations for repair. Recommendations provided in this report are conceptual
in nature and are not intended for construction. GRAEF is able to provide additional
investigation, construction details and specifications for repair upon request.
Conditions observed at the time of assessment may change if noted deficiencies are not
corrected.
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Appendix A: Floor Plans
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Basement Floor Plan
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