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MEMORANDUM
Date July 23, 2015
To: Roscoe Stelford, City Manager
From: Nancy Baker, City Planner

RE: OLD MCHENRY COUNTY COURTHOUSE AND SHERIFF’'S HOUSE—
RESTORATION, REUSE AND OWNERSHIP: NEXT STEPS

The Urban Land Institute (ULI) conducted a two day Technical Assistance Panel (TAP) on
March 10-11, 2015 to formulate recommendations regarding the best approach to future
restoration, ownership and use of the Old McHenry County Courthouse and Sheriff’s House.
The Panel presented their recommendations at a public meeting at the Woodstock Opera House
on April 22, 2015. The final report is attached to this memo.

Since the TAP was completed, LaPetite Creperie restaurant closed and the owner has removed
most of the equipment. Several parties have subsequently approached the administration to
express an interest in leasing the building for use as a restaurant. There seems to be strong
interest in utilizing the jail cells for dining, rather than for storage and equipment.

Before making any decision regarding the future, it may be useful to review project status and
current conditions of both the Old Courthouse and the Sheriff’s House. To date, the City has
focused its efforts on exterior improvements which will stabilize the buildings, though there have
been ongoing interior situations such as the courtroom ceiling stabilization and broken water
pipes which have required immediate action to temporarily stabilize.

STABILIZATION EFFORTS TO DATE AND REMAINING STABILIZATION TASKS
Neither the Old Courthouse nor the Sheriff’s House is handicapped accessible and any increase
in occupancy would require both accessibility and emergency egress improvements.
Additionally neither building currently has adequate working restroom facilities.


http://www.woodstockil.gov/

Old Courthouse

Three major projects have been completed on the Old Courthouse—the restoration of the dome,
the roof and the front limestone stairs. In addition, two areas of urgent masonry deterioration
were repaired.

Significant issues remain—the Old Courthouse windows are in desperate need of restoration to
keep water out, heat in, and for reasons of public safety. Loose and eroded masonry creates
potential water infiltration, pest infestation, and safety concerns. Downspouts need to be
replaced. All should be addressed immediately, if financially feasible.

Though not as urgent as the above mentioned work, the Old Courthouse soffits need to be
repaired and restored. Some soffit and fascia work was added to the roof restoration project
where necessary to prevent further problems, but much remains to be completed. The plywood
on the gable ends of the Old Courthouse hides the decorative details that help define the
architecture of the building and should be removed so the original features can be cleaned and
painted. The soffit and gable restoration should be completed because the soffit forms the
bottom of the gable ornamentation.

Sheriff’s House
The front stairs on the Sheriff’s House have been replaced with replica stairs and the loose
masonry on the south wall of the jail has been repaired.

Restoration of windows throughout the entire building is the most urgent work on the Sheriff’s
House and Jail as evidenced by a recent incident in which a pane of glass fell from a second
story sash above the front entrance. Other critical projects include restoration of loose bricks at
the top of the west wall and loose keystones above the windows, repointing, and roof repairs
including the Sheriff’s House [front hipped] roof and reinforcing the structural support for the
gutter system on the jail. The metal cornice should be patched and painted in conjunction with
other work. The basement entry on the west side has significant masonry and roofing issues and
the glass enclosures on the east side need to be reconstructed. New downspouts are also needed.

THE OLD COURTHOUSE AND SHERIFFE’S HOUSE REUSE

To find the best available long-term use for the property, the TAP recommends a four step
approach that “allows the City of Woodstock to address the immediate needs for the buildings
and bring in crucial advisors and partners to identify the uses that best meet the needs of the
community.”

Stepl. Issue a new RFP limited to stabilization of the building with work to be completed within
eight months. Restoration work during this time period should be use independent.



Step 2.

Step 3.

Staff Comments: The TAP report recommends stabilization only. Strict adherence to this
approach would leave the exterior of the structures only partially restored with a mix of
old and new color schemes.

The panel recommends that stabilization work be completed within eight months however
the FY15/16 budget includes $250,000 for courthouse restoration. Funding is not
sufficient to address all stabilization needs within that the timeframe. Windows alone
will likely have to be phased over two years. Unfortunately, the public bidding process is
more complex than issuing an RFP. We recommend an approach which awards separate
contracts for masonry, windows, roofing, etc. as funding permits.

We believe that window restoration is currently the most urgent need, because the
windows not only allow water to infiltrate the buildings, and the poor state of the existing
windows raise safety concerns, allow birds and bats into the buildings, and are
responsible for significant heat loss. A list of projects to fully complete the stabilization
is attached.

Form an Advisory Board and Create a Common Vision

The Advisory Board would be charged with facilitating collaboration with various
stakeholders and defining a common vision. The Advisory Board would identify a full-
time project leader who would have fundraising expertise, real estate development and
marketing expertise, and management and team building skills. The Report recommends
the diverse representation on the Advisory Board to maximize broad input and buy-in.

Staff Comments: A recommendation for establishment of the Old Courthouse and
Sheriff’s House (OCHASH) Advisory Board is attached. The McHenry County
Community Foundation has provided funding which could be used to assist the Advisory
Board with examining the feasibility of nonprofit ownership or with analyzing the
potential for the use of the property by higher-education institutions (or other users).

The source and amount of funding to hire a project leader was not addressed in the TAP
report. The panel identified a very substantial skill set which will require commensurate
compensation.

Transition Ownership To A Nonprofit Organization

The ULI panel felt that private ownership is not likely to be profitable, given the cost of
restoration. While the City could continue to own the property, the panel thought
transitioning to nonprofit ownership would allow the City to concentrate on core city



functions and the nonprofit could concentrate exclusively on the two buildings. The
nonprofit may be able to tap into funding sources not available to the City. The
organization would have an active, professional working board and an executive director.

Staff Comments: Among the charges given to the OCHASH Advisory Board would be the
task of analyzing the feasibility, benefits and shortcomings of ownership by a nonprofit
organization.

Step 4. The nonprofit will be responsible for finding the right end-user(s), securing funding,
maintaining the building, selecting a design team, and managing the building long term.
The nonprofit would be a stakeholder in overall developments and downtown projects
and programs. While searching for a final tenant, the nonprofit could continue to get the
building ready for tenant build-out.

Staff Comments: This recommendation would be dependent upon the findings of the
Advisory Board and the City Council’s decision after receiving those findings.

FINAL USE

The ULI panel recommends that the nonprofit would work collaboratively with other partners to
determine who the end user(s) should be. The panel recommended a partnership with an
institution of higher learning to anchor the Old Courthouse. An education related use could
effectively use the types of spaces in the Old Courthouse and would allow for public access to
the building. The panel suggested that the educational purpose could be tied to Woodstock’s
strengths such as eco and agri-tourism.

Commentary: The OCHASH Advisory Board should be charged with evaluating final use options
and making recommendations.

THE SHERIFF’S HOUSE AND JAIL RESTAURANT ISSUES

The TAP recommended that the City focus on stabilization and that no new tenants should be
approved until the buildings have been restored and rehabilitated to safely accommodate the new
tenants. If the City Council wishes to lease the Sheriff’s House and Jail to a new tenant,
significant improvements to the building will be required and funding will likely have to be
diverted from most urgent exterior stabilization to lower priority projects.

Exterior

Windows must be restored regardless of occupancy; however if the building is to be occupied,
the restoration must occur prior to occupancy. Gary W. Anderson Architects has completed an
analysis of window conditions and has prepared plans and specifications for the repair and
restoration of the wood windows and replacement of the steel windows. Work will include



jambs, exterior trim and window sills along with masonry repairs associated with the windows.
The bid plans include several alternates with the base bid consisting of the Sheriff’s House wood
windows. Bids are scheduled to be awarded at the August 18™ City Council meeting.

Interior

Regardless of whether or not the Sheriff’s House and Jail are leased for a new use, the City will
need to hire an electrician to insure that there are no hazardous conditions and to install adequate
lighting for general maintenance of the structure. The previous tenant has removed virtually all
fixtures and equipment with the exception of the kitchen hood leaving a jumble of old cloth
wiring and newer wiring connected to old and/or corroded electrical panels, open junction boxes
and undersized circuits creating the potential for fire and electric shock.

Request for Proposals

If the City Council wishes to re-lease the Sheriff’s House and Jail, a Request for Proposals (RFP)
should be utilized to evaluate potential new restaurant tenants. Included in the RFP would be
information about building condition and prospective tenants would be asked to address the
following issues:

The building is not handicapped accessible.

The restrooms are not handicapped accessible.

Because the jail cells have not been used for dining for over 10 years, they do not fall
under the “grandfathering” provisions of the City’s building codes and if the use of the
cells increases the occupancy of the restaurant to over 100 people, fire suppression

sprinklering of the jail areas would be required.

Historic railings do not meet current code requirements and additional measures should
be taken to improve safety.

The expanded use of the jail for dining purposes may require emergency egress
improvements.

The second floor of the jail is unheated.

The second floor of the jail has very limited electricity. The rest of the building will
likely require electric upgrades also.

Plumbing is inadequate and does not meet the current state plumbing code.



The previous tenant dumped greased into the basement sink and toilet. Waste lines
should be cleaned prior to occupancy to prevent backups when new demands are placed
on the system and it appears that the grease trap in the basement has not been maintained.

The ventilation system throughout the building should be analyzed and improved.

Mold remediation will be required. Mold is present due to improper installation of the
coolers that were located on the second floor of the jail and inadequate ventilation.

New cooler installation must not negatively impact the building.

All equipment has been removed from the kitchen except sinks and the hood. There are
no tables or chairs except for the old booths in the first floor jail cells.

There are many metal components in the jail including cells and barred windows. The
excess moisture from the coolers has accelerated rust and corrosion.

Plaster walls in both the Sheriff’s House and Jail need repair and much of the plaster in
the jail will need to be removed before it falls off the walls and ceilings. There are areas
along the north wall where chunks of plaster are missing and the underlying brick wall
has been painted. A decision will be needed regarding whether to re-plaster or to leave
the brick exposed. This would depend on the condition of the brick and the interests of
the tenant as well as input from the Illinois Historic Preservation Agency.

The Sheriff’s House walls are covered with painted wall paper or wall canvas which has
bubbled and is peeling.

Ceiling tiles cover the plaster ceiling on both the first and second floor of the Sheriff’s
House. Some tiles on the second floor are loose and replacement tile does not match the
original.

Hardwood floors will require some patching and refinishing.
Exterior basement entry enclosures will require reconstruction which will occur

sometime in the future. Though access to the restaurant would be maintained, the work
would be going on adjacent to the front entrance during business hours.



NEXT STEPS:

The City Council is asked to provide feedback regarding the direction outlined by the ULI
TAP report and the various items identified below:

1.

Project priorities and time frames: Consensus regarding stabilization priorities and time
frames are shown in the attached Project Summary (Projects for FY15/16 include
Sherift’s House and Jail window restoration and electrical hazard mitigation.)

Consensus regarding establishment of Advisory Board including composition, mission,
authority and tasks.

Consensus regarding RFP for Sheriff’s House tenant.

Consensus regarding accessibility concepts: Should an architect be hired to prepare
alternatives/concepts for accessibility which are consistent with the “vanilla box”
approach outlined in the TAP report and which will address accessibility to both
buildings and egress issues regarding the Sheriff’s House?

Direction for feasibility study: The McHenry County Community Foundation has
provided a grant to conduct a feasibility study.

Reviewed and Approved by:
Ea Racsse O, Stobford MM

City Manager


rstelford
Approved


COURTHOUSE AND SHERIFF’'S HOUSE STABILIZATION AND RESTORATION PRIORITIES

COURTHOUSE EXTERIOR

Courthouse
Priority #1:
Windows: The
Courthouse
windows have
many problems
including rotted
sills, jams, trim,
missing glass (due
to window AC
dating to the
1960s) and broken
glass.

Insulation can be
added around the
windows before
they are re-
installed.




The large arched
window on the
west side is among
the first windows
on the courthouse
that should be
restored.

Some windows will
need to be
replaced with new
replica windows.
These include the
second floor
windows in the
center bay on the
west side which are
very deteriorated,
the two glass block
windows on the
west side, and
eventually the
ground floor
windows on the
east side.




Doors on the west
side should also be
addressed during
the window
restoration phase.

Courthouse
Priority #2A
Remove exterior
miscellaneous
items: Prior to
masonry
restoration, the
multitude of pipes,
electrical
connectors, vents,
covers, etc. should
be examined,
overall safety
should be verified
and any
unnecessary or
unused items
should be removed.




Courthouse
Priority #2B
Masonry
restoration: Loose
stone details, loose
brick and eroded
brick create safety
issues, allow water
to penetrate into
the building, and
provide a home for
birds, bats, bees
and other
nuisances.

Masonry needs to
be repaired and
repointed.




Courthouse
Priority #3
Downspouts: Most
downspouts are
very old, tenuously
attached to the
building, directed
into unknown
underground pipes
and need to be
replaced. DPW will
be improving
underground
stormwater
collection this year.




Courthouse
Priority #4A

The soffits were
stabilized during
the roof and gutter
project but only
select areas where
birds could
penetrate or the
old plywood could
fall were repaired.
New plywood was
installed as a
temporary covering
over permanent
structural repairs.

Courthouse
Priority #4B

Gable ends: The
plywood covered
gable ends are not
in urgent need of
removal but the
trim is incorporated
into the soffits and
it would be more
cost effective if
coordinated with
the soffit work.

The restored gables
are a significant
architectural detail.




The decorative trim
still exists behind
the gables and can
be cleaned,
scraped, and
painted. A system
to deter birds from
roosting should
also be installed.

Option 4C:
Until the 1950s or

60s, there were
decorative blocks
called modillions
installed under the
eaves. These have
strictly a decorative
function but it
would be more cost
effective to install
them at same time
as the soffit and
gable restoration.




Courthouse
Priority #5
Fencing: Restore
wrought iron
fencing around the
property.

Courthouse
Priority #6
Remove addition:
The removal of the
addition will impact
the Public House
bar area and will
require relocation
of the electrical
panel, the furnace
that serve the
northeast gallery
space and the
condenser that is
mounted to the
roof. The project
would require new
windows, paint
removal and
masonry work.




Interior Priority #1
Stairs and Railings:
Restore stairs and
install additional
code compliant
railings. Though
the second floor is
not open to the
public, we are
aware that
numerous people
have taken it upon
themselves to
explore the second
floor.

Interior Priority #2
Second floor
ceilings: Repair and
restoration of
second floor
ceilings should be
completed to
prevent additional
ceiling issues.

COURTHOUSE INTERIOR




Sheriff’s House and

Jail Priority #1A
Windows:

Recently the upper
glass in the sash on
the right fell out
of the window onto
the stairs and
courtyard below.
Several other
windows were
showing similar
signs of failure as
well. Restoration
should include the
sash, jam and sill.

Sheriff’s House and
Jail Priority #1B
Windows: Replace
steel windows in
jail with new
windows that
replicate the
appearance. The
project will require
new lintels and
significant repairs
to jams and sills.

SHERIFF’S HOUSE EXTERIOR




The jail windows
are rusted, lintels
are failing, glass is
missing and broken
and most work can
only be done from
the outside due to
the bars on the
inside. New
windows will be
much more energy
efficient.

Sheriff’'s House
and Jail Priority #2
The building will be
monitored to
determine if there
is a roof leak
between the
courthouse and the
jail.




Sheriff’s House and
Jail Priority #3A
Remove exterior
miscellaneous
items: Prior to
masonry work, the
exterior should be
examined for any
unused or unsafe
electrical or gas
pipes and
connections, along
with old hardware.

Sheriff’s House and
Jail Priority #3B
Masonry
restoration: The
top of the west wall
needs to be
repaired. There are
loose brick and
limestone
elsewhere on the
building also and
repointing will be
required.




Sheriff’s House and
Jail Priority #4
Downspouts: The
downspouts are
very old, tenuously
attached to the
building, directed
into unknown
underground pipes
and need to be
replaced. DPW will
be improving
underground
stormwater
collection this year.

Sheriff’s House and
Jail Priority #5A
Soffits need
structural
reinforcement and
repair. Soffit work
needs to be paired
with metal cornice
work.




Sheriff’s House and
Jail Priority #5B
The metal cornice
has holes, IyR will
rust if it is not
repaired and
repainted. The
metal needs to be
removed to repair
the soffits.

Sheriff’'s House and
Jail Priority #6

The basement
entry enclosures
have several issues
including cracked
glass, inadequately
drained roofs, a
broken door,
cracked
foundations. etc.




Sheriff’s House and
Jail Priority #7 The
west basement
entrance needs to
be reconstructed.
Temporary roof
repairs should be
immediate, other
decisions regarding
the enclosure
should be made
after accessibility
and egress
decisions have
been made.

Sheriff’'s House and
Jail Priority #8 (but
may need to move
up)

Sheriff’s House
roof: The hipped
roof is old and has
leaked in the past.
The photo to the
far right shows the
section which was
repaired in 2012.




SHERIFF’'S HOUSE AND JAIL INTERIOR

Interior Priority #1 F
Electrical: There
are electrical issues
throughout the
building including
cloth wiring, open
junction boxes, and
jumbled wiring in
the basement.

The antique panel

in the second floor
jail space is still in

use.



Interior Priority #2
Plaster: The
condition of the
plaster in the jail
necessitates
significant repairs.
Options include
complete removal
to expose walls but
the brick will also
have to be
repaired, cleaned
and repointed; or
removal of all loose
plaster and re-
plastering walls.

Failing plaster has
been a problem for
many years as
evidence by areas
of exposed brick
which was painted
to match the walls.




Interior Priority #2B
Mold has been
allowed to grow
under the areas of
the second floor
coolers. Additional
mold remediation
may be necessary
prior to
replastering.
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Interior Priority #2C
Plaster repairs are
also required in the
Sheriff's House.




Interior Priority #3
Railings: Railing
heights do not
meet current code
heights and new
railings of proper
height should be
added.

Interior Priority #4
Ventilation: The
condition of the
ventilation system
should be
evaluated and
maintenance and
repairs should be
made. This photo
shows ductwork
above the jail cells
on the first floor.




PROPOSAL FOR CREATION OF THE

OLD COURTHOUSE AND SHERIFF’S HOUSE ADVISORY BOARD

As described in the TAP recommendations, the primary purpose of the Advisory Board will be to
facilitate collaboration at the community and regional level and help define a common vision for
the Old Courthouse and Sheriff’s House.

The Board will be composed of 7-9 members including representatives from any or all of the
following: City of Woodstock, McHenry County, McHenry County Historical Society, higher
education institutions, philanthropies such as the McHenry County Community Foundation,
major employers and local businesses including downtown retailers, residents, and
restoration/preservation experts.

Board members, including the chairman, will be appointed by the Mayor and confirmed by the
City Council. The board members will serve until they have completed a report to the City
Council of their findings regarding the items listed under “Authority” below.

Staff Liaison: City Manager or their designee

All meetings of the Advisory Board shall comply with the requirements of the Illinois Open
Meetings Act.

Authority: The Advisory Board shall have the authority to conduct public meetings, obtain
public input, and recommend action to the City Council. In particular, the Advisory Board is
charged with creating a common vision regarding future use and ownership of the Old
Courthouse and Sheriff’s House.

Assess community needs and leverage existing assets to identify suitable future uses

Evaluate potential success of public, private, and non-profit organization ownership,
(fundraising, directing projects, finding tenants, management, long-term maintenance and
management.)

Identify possible partnerships
Identify realistic /feasible funding sources

Provide advice on other issues regarding the Old Courthouse and Sheriff’s House as may
be referred to the Advisory Board from time to time.
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