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JULIE CROMWELL  
& ASSOCIATES LLC 
2114 Madison Road 
Suite #2 
Cincinnati, Ohio 45208 
+1(513) 218-6103 
www.juliecromwell.com 

Mr. Daniel Klingler 
Executive Director 
OTR Adopt 
danny@otradopt.com 
 
 
Date:   June 30, 2021 
Subject:  First Lutheran Church | Bell Tower Structure 
 
 
Dear Mr. Klingler, 
 
At your request, Julie Cromwell & Associates, LLC performed an initial site visit to assess the 
condition of the existing bell tower structure of the First Lutheran Church, located on Race Street 
in Cincinnati, Ohio.  Julie Cromwell & Associates, LLC also reviewed two reports prepared by 
THP Limited regarding the bell tower structure.  The purpose of this letter is to document my 
initial findings.   
 
Project Description and Scope of Work 
The First Lutheran Church, constructed in 1895, is two-story masonry bearing structure 
supporting a wood-framed second floor and roof.  The bell tower is a 45 ft tall steel framed 
structure, supporting multi-wythe brick masonry bearing walls and a wood-framed steeple that 
tops out the bell tower at more than 250 feet above grade.  The bell tower structure is located 
along the north elevation of the main building.  The façade of both the main building and the bell 
tower is clad with stone masonry and backed with multi-wythe brick masonry.   
 
Proposed alterations to First Lutheran Church, include razing an adjacent (structurally 
independent) building to the north, while maintaining the Race Street façade to meet historical 
tax credit requirements, as well as the addition of a new elevator tower to access the second 
floor of the main building and provide for a primary accessible entrance from Race Street.  
 
Julie Cromwell & Associates, LLC (“JCA”) was retained by OTR Adopt to provide a preliminary 
evaluation of the condition of the existing bell tower structure and opine on the proposed repairs 
as presented by THP Limited.  This report was prepared for the sole use of OTR Adopt and 
should not to be used or relied on up by any third party.   The initial site visit and review of THP 
Limited reports was performed by Paula J. Dombrowski, P.E., REWC, LEED AP. 
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Paula J. Dombrowski is a Professional Engineer and Director of Forensics and Restoration with 
Julie Cromwell & Associates, LLC.  Ms. Dombrowski has more than 25 years of experience in 
designing building structures, assessing existing buildings, evaluating construction defects, 
reporting on standard of care and engineering field repairs. Ms. Dombrowski is a licensed 
Professional Engineer in Ohio, Pennsylvania, Kentucky, Virginia, North Carolina and South 
Carolina.  She is also a Registered Exterior Wall Consultant (REWC) as certified by the 
International Institute of Building Enclosure Consultants and a Leadership in Energy and 
Environmental Design Accredited Professional (LEED AP) as certified by the US Green Building 
Council.  At JCA, Ms. Dombrowski provides expertise in forensic architecture and engineering, 
building envelopes, historic renovations and building restoration.  
 
The preliminary assessment was performed on June 29, 2021, by visual observations only.  
Testing (destructive, material, or investigative) was not performed during this assessment. 
Previous destructive testing was performed on the east elevation of the bell tower, in order to 
view the current conditions of the steel girder.  The bell tower was observed from the basement, 
first and second floors from the inside of the main building, from the attic of the main building at 
the bell tower steel girder platform, from the wood framed bell level and from the roof of the main 
building.  First Lutheran Pastor Brian Ferguson, Mr. Brad Rogers of Buckeye Restoration and 
Mr. Daniel Klingler of OTR Adopt were present during the initial site observations.   

 
Observations & Findings 
Preliminary Structural Condition Assessment  
Based on my initial assessment, the bell tower structure (steel & wood framing) was in, overall,  
good condition and will require a limited number of repairs.  Initial, noted areas of distress were 
specific to degradation of the exterior face of the steel girder and the split corner of the wood-
framed tension ring at the base of the steeple rafters.    The degradation of the steel girder was 
likely due to water infiltration of the masonry façade.  The split tension ring at the base of the 
steeple rafter was likely due to the thrust generated by the gravity loads supported by the steep 
rafters (dead and live loads).   The tension ring may also contribute to the lateral stability of the 
turrets and tower corners that extend above the bell floor framing level.  The original corner 
connections and fasteners were likely not adequate for the amount of thrust associated with the 
weight of the steeple framing.  It is not known if prior repairs were made to the steel girders 
and/or the wood-framed tension ring.    
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Degraded Steel Girder – East Elevation 

 

 
Separated Wood Framed Tension Ring – Southwest Corner 
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Preliminary Façade Condition Assessment 
The stone masonry façade was in good to fair condition based on the condition of the mortar 
joints, stone masonry, cornice and a limited area of failure associated with the water table located 
on the north elevation at the steel girder platform level.  The failing water table and adjacent 
stone masonry was likely due to water infiltration, subsequent degradation of the steel girder 
and potentially movement caused by the thermal expansion and contraction of the steel girder.  
The water table and surrounding stone should be stabilized or protected to mitigate the potential 
for injury and/or damage to the structures below. Stone replacement in this area is expected. It 
is not known if previous repairs were made to the water table.  
 

 
Failing Water Table – Northeast Corner 

 
Additional masonry remediation that includes tuck pointing, stone replacement, proper veneer 
tie backs (to supporting masonry), cornice replacement to original, and removal of the parge 
coat at the corners of the tower, will be required in order to restore the historic building envelope 
and maintain a proper weather barrier.  There were signs of previous attempts to remediate the 
masonry façade.  According to Pastor Ferguson, the last known masonry repairs to the bell tower 
occurred in 1976.    
 
Preliminary Summary Assessment 
It is important to note that there were no obvious signs of distress related to the bell tower 
structure that indicated a lateral force resisting system failure.  The tower appeared plumb, level 
and square.  There were no obvious signs of distortion or buckling of the steel frame.  The 
masonry bearing walls appeared in tact, and from the backside (inside the bell tower) were in 
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good condition.  The only gravity system failure noted during our initial site visit was the 
separation of the wood-framed tension ring at the base of the steeple rafter.  

 

 
Bell Tower – East Elevation 

 
Much of the distress noted on the exterior of the tower was due to water infiltration of the stone 
masonry façade, due to lack of prompt/proper maintenance of masonry mortar joints and typical 
to masonry structures.  Complicating the maintenance of any bell tower is access.  Based on the 
height of the masonry, proper scaffolding is required to create an adequate work platform for the 
mason.   
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The separation of the tension ring, in the southwest corner of the tower at the base of the steeple 
rafter was, as noted above, likely due to thrust initiated by gravity dead and live loads, and 
improper connections at the time of the original construction.   
 
Documents Reviewed 
The following THP Limited reports were provided to JCA for review: 
 

 First Lutheran Church Bell Tower Engineering Survey, dated September 16, 2020 
 First Lutheran Church Bell Tower Stabilization, dated January 22, 2021 

 
Based on actual signs of distress observed during my initial site, at this time and based on my 
professional opinion, expressed to a reasonable degree of certainty based on my education, 
training and field experience, I respectively disagree with some of the repair recommendations 
and structural concerns presented by THP Limited.   THP Limited did not provide any evidence, 
nor did I observe any signs of structural distress or damage related to the lateral force resisting 
system of the bell tower steel frame, lateral stability of the steeple, or the belfry.  THP Limited 
did not present any damage associated with a wind or an earthquake event, nor did I observe 
obvious indications of structural distress due to an inadequate lateral force resisting system.  
There were no obvious structural damages noted on site that were attributable to wind or seismic 
forces.  There were no signs of distress related to the lateral stability of the steeple or of the 
belfry.  There were no clear signs indicating imminent risk of collapse of the structural frame or 
bearing wall system of the bell tower.  
 
Building Code Assessment 
It is important to note that First Lutheran Church was originally constructed in 1895, prior to any 
modern building code.  Chapter 34 of the current 2017 Ohio Building Code addresses existing 
structures and any modifications, alterations or repairs to an existing structure.  The following 
code sections are pertinent to the evaluation of lateral force resisting system and components 
of the bell tower at First Lutheran Church. 
 

Section 3401 General 
 
3401.4 Building materials and systems.  Building materials and systems shall 
comply with the requirements of this section. 
 
3401.4.1 Existing materials.  Materials already in use in a building in compliance 
with requirements or approvals in effect at the time of the erection or installation 
shall be permitted to remain in use unless determine by the building code official 
to be dangerous to life, health or safety per Section 109.  Where such conditions 
are determined to be dangerous to life, health or safety, they shall be mitigated or 
made safe.  
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Section 3403 Additions 
 
3403.4 Existing structural elements carrying lateral load. 
Exception: Any existing lateral load-carrying structural element whose demand-
capacity ratio with the addition considered is no more than 10 percent greater than 
its demand-capacity ration with the addition ignored shall be permitted to remain 
unaltered.  (based on cumulative effects of additions and alterations since original 
construction).   
Section 3404 Alterations 
 
3404.4 Existing structural elements carrying lateral load. 
Exception: Any existing lateral load-carrying structural element whose demand-
capacity ratio with the addition considered is no more than 10 percent greater than 
its demand-capacity ration with the addition ignored shall be permitted to remain 
unaltered.  (based on cumulative effects of additions and alterations since original 
construction).   
 
Section 3405 Repairs 
 
3405.1 General.  Building and structures, and parts thereof, shall be repaired in 
compliance with Section 3405 and 3401.2.  Work on nondamaged components 
shall be considered part of the repair and shall not be subject to the requirements 
for alteration in this chapter. Routine maintenance required by Section 3401.2, 
minor repairs exempt from approval in accordance with Section 102.10.2 and 
abatement of wear due to normal service conditions shall not be subject to the 
requirements for repairs in this section.   
 
3405.3 Substantial structural damage to gravity load-carrying components.  
Gravity load-carrying components that have sustained substantial structural 
damage shall be rehabilitated to comply with the applicable provisions of this code 
for dead and live loads.  Snow loads shall be considered if substantial structural 
damage was caused by or related to snow load effects.  Existing gravity load-
carrying structural elements shall be permitted to be designed for live loads 
approved prior to the damage.  Existing gravity load-carrying structural elements 
that were damaged due to snow loading shall be rehabilitated to comply with snow 
load requirements of this code for new buildings.  Non-damaged gravity load-
carrying components that receive dead, live or snow loads from rehabilitated 
components shall also be rehabilitated or shown to have the capacity to carry the 
design loads of the rehabilitation design.  New structural members and 
connections required by this rehabilitation design shall comply with the detailing 
provisions of this code for new buildings of similar structure, purpose and location. 
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3405.3.1 Lateral force-resisting elements.  Regardless of the level 
of damage to vertical elements of the lateral force-resisting system, 
if substantial structural damage to gravity load-carrying components 
was caused primarily by wind or earthquake effects, then the building 
shall be evaluated in accordance with Section 3405.2.1 and, if 
noncompliant, rehabilitated in accordance with Section 3405.2.3.  
 

Exception:  Buildings assigned to Seismic Design 
Category A, B or C whose substantial structural 
damage was not caused by earthquake need not be 
evaluated or rehabilitated for load combinations that 
include earthquake effects. 

 
3405.4 Less than substantial structural damage.  For damage less than 
substantial structural damage, repairs shall be allowed that restore the building to 
its pre-damage state based on material properties and design strengths applicable 
at the time of the original construction.  New structural members and connections 
used for this repair shall comply with the detailing provisions of this code for new 
buildings of similar structure, purpose, and location.  
 

Structural damage observed on the initial JCA site visit and documented in the THP Limited 
reports was less than substantial as defined by the Ohio Building Code. However, even if 
substantial damage were to be considered, THP Limited assigned the First Lutheran Church to 
Seismic Design Category B.  As noted in the Exception above for Section 3405.3.1, Buildings 
assigned to Seismic Design Category A, B or C whose substantial structural damage was not 
caused by earthquake need not be evaluated or rehabilitated for load combinations that include 
earthquake effects.  
 
Preliminary Structural Recommendations 
Based on my initial onsite visual observations and review of the THP Limited reports noted 
above, it is my opinion based on a reasonable degree of certainty based on my education, 
training, and field experience that lateral force resisting system upgrades proposed by THP 
Limited are not necessary for the stability of the existing bell tower structure and not required by 
the Ohio Building Code.  There were no obvious signs of distress attributable to the existing 
lateral force resisting system.  Additionally, there were no apparent signs of distress indicating 
an imminent risk of collapse.  
 
The bell tower structure was in good condition with limited areas of repair noted on the site.  
Proposed alterations to First Lutheran Church will not increase the seismic force in any existing 
structural element by more than ten percent cumulative since the original construction.  
Additionally, proposed alterations to First Lutheran Church will not decrease the seismic 
resistance of any structural element of the existing structure by more than five percent 



Mr. Daniel Klingler | First Lutheran Church | Bell Tower Structure 
June 30, 2021 
   
 

              
JULIE CROMWELL & ASSOCIATES, LLC                 9 | 9 

 

cumulative since the original construction.  Repairs to the existing bell tower structure are less 
than substantial as defined by the Ohio Building Code, indicating acceptance of restoration of 
the building structure to its pre-damaged state based on material properties and design strengths 
applicable at the time of the original construction.  
 

Initial observations made during the site visit were visual, based on limited access 
and framing materials visible at the time of the site observations.  

This Report is based on apparent conditions existing at the time of the initial site 
visit only.  Latent and concealed defects and deficiencies may be present and as 
such are not addressed in this Report.  The conditions of the Property may change 
due to factors such as additional wind events, actions taken by the Owner or 
others, or the passing of time itself.  Julie Cromwell & Associates, LLC does not 
offer or imply any warranties or insurance to address possible errors or hidden 
defects.  

Julie Cromwell & Associates, LLC has made every effort to perform a 
comprehensive and thorough initial assessment based on the focused scope.  
Julie Cromwell & Associates, LLC reserves the right to amend the conclusions and 
recommendations of this report upon further evaluation of the existing structure 
including but not limited to additional onsite testing (destructive, investigative, 
material). Further assessment is recommended prior to release of final repair 
recommendations.  

 

END OF REPORT 

 
 

Sincerely, 
 

 
Paula J. Dombrowski, P.E., REWC, LEED AP 
Director of Forensics and Restoration 
P.E. Registrations: OH, PA, KY, NC, SC, VA 
Julie Cromwell & Associates, LLC 
+1(513) 814-3121 
paula.dombrowski@juliecromwell.com 



  

PAULA DOMBROWSKI, PE, REWC, LEED AP 

Structural Engineering | PM 

 

      

   

 

Project Experience 

Factory 52 (Original US Playing Cards Factory Site) 
Norwood, OH; estimated competition 2023 
Façade and Structural Assessment of historic 12,400 SF single 
story masonry structure and an industrial 43,000 SF four-story 
factory building; Renovation design for 
parking/retail/residential/farmers market/restaurant; Role: PM   

 
Warner Theatre* 
Erie, PA; 2000 
Structural evaluation for extensive renovations, additions and 
system upgrades for circa 1931 movie/vaudeville house to a 
modern performing arts theatre.  Additions included stage 
extension; seating reconfiguration, multi-story parking garage to be 
built over below grade dressing rooms and theater support spaces; 
provisions for future vertical expansion for rehearsal hall.; Role: 
Engineer/Structural Evaluation  

 
Crossroads Mason* 
Mason, OH; 2014 
Complete renovation of existing cardboard processing facility to be 
reused as a liturgical campus with three tiers of seating to 
accommodate the 2000-seat sanctuary/auditorium space in the 
high bay; Role: PM/Engineer  
 

Princeton HS/MS* 
Cincinnati, OH; 2012 
$135 million new high/middle school, encompassing 550,000 sq. 
ft.  New 1000 seat auditorium and production theater stage with 
grid. Project also included a natatorium, district gymnasium and 
multi-story classroom wings.; Role:  Structural lead and Project 
Manager 
 

Crossroads – Uptown | Old St. George Church* 
Cincinnati, OH; 2016 
Remediation of existing historic church structure, originally 
constructed in 1873, for use as modern church with industrial 
feel.  Initial evaluation of historic structure and facade for feasibility 
and pricing. Role:  Structural Condition Assessment, Owners Rep, 
Peer Review, Construction Oversight 
 

Music Hall Renovation* 
Cincinnati, OH; 2018 
Condition assessment of the interior plaster of the historic Music 
Hall, originally constructed in 1878.  Provided interior elevations 
with detailed repairs based on assessment to be included with 
overall Project Remediation; Role:  Property Remediation - Plaster 
Evaluation 
 
* Note: projects were completed with previous employer 

Education 

• BAE, Architectural 
Engineering, Pennsylvania 
State University 

 
Registration 

• P.E. – Professional Engineer 
Ohio, Kentucky, North 
Carolina, South Carolina, 
Virginia, and Pennsylvania 

• LEED Accredited Professional 

• REWC IIBEC – Registered 
Exterior Wall Consultant 

• NCEES 

 

Professional Organizations 

• American Institute of Steel 
Construction 

• Concrete Reinforcing Steel 
Institute 

 
Professional History 

• 2019 – Present, JCA, LLC 

• 2014 – 2019, J.S. Held, LLC  
                     (formally CPS) 

• 2005 – 2014, Schaefer 

• 1994 – 2005, Steele Structural  
                      Engineering 

• 1993 – 1994, H.F. Graygo &  
                      Associates 



  
      

 

Education 

• BS, Civil & Environmental 
Engineering, University of 
Cincinnati 

• MS, Structural Engineering, 
University of Cincinnati 

Registration 

• P.E. – Professional Engineer 
Ohio, Kentucky, Indiana, 
Louisiana, Colorado, Florida 

• NCEES 

Professional Organizations 

• American Concrete Institute 
(National and Local) – Past-
President of  Greater Miami 
Valley Chapter 

• American Society of Civil 
Engineers (National and Local) 
– Cincinnati Section Past 
President and Educational 
Outreach Chair; UC Student 
Practitioner Advisor   

• Post-Tension Institute 

• American Institute of Steel 
Construction 

• USGBC Parksmart Advisor 

• International Parking Institute – 
CAPP Certification 
Trainer/Presenter, 2016 

• Ohio Board of Building 
Standards 

• University of Cincinnati, 
Advisory Board Incoming Chair 

Professional History 

• 2017 – Present, JCA, LLC 

• 2004 – 2017,  THP Limited,Inc. 

• 2003 – 2004, LJB, Inc. 

• 2000 – 2001, THP Limited, Inc. 

Project Experience 

Music Hall Renovation* 
Cincinnati, Ohio; 2016 
Julie assisted with the design and reconfiguration of the stage and 
space below to work within the project programming; Role:  Project 
Engineer 
 

FC Cincinnati West End Stadium 
Cincinnati, Ohio; Estimated Completion 2021 
26,500 seat MLS stadium; $250M 
Provide structural engineering support and design, meeting 
representation, project coordination, and construction 
administration services; Role: Local Structural Engineer Partner 
 

OTR Beer Vault  
Cincinnati, Ohio; 2020 
Structural review and assessment of historic beer vaults, 2 levels 
below grade with masonry bearing walls, steel beams and backing 
jack arch slabs with masonry and concrete for future overbuild 
capacity and design options; Role: Senior Management Lead 
 

Factory 52 
Norwood, OH; estimated competition 2023 
Façade and Structural Assessment of historic 12,400 SF single 
story masonry structure and an industrial four-story factory building 
with partial basement and building footprint of 43,000 SF originally 
servicing the US Playing Cards Factory.  Analysis for new 
programming requirements as well as future options; Role: PM   
 

OTR Stillhouse 
Cincinnati, Ohio; Estimated Completion 2021 
Structural design of renovations of existing 7,500 SF historic 
industrial building renovation to a public stillhouse, eatery, and 
music venue; structural design of new 3,300 SF two-story free-
standing addition including new restrooms and future provisions for 
restaurant and kitchen tenant; Role: EOR 
 

Dinsmore Tenant Renovations | 255 East Fifth St 
Cincinnati, Ohio; 2018 
Design and detailing for renovation structural items including stair 
infills, operable partition wall supports, and load capacity 
evaluations; Role: EOR   
 
* Note: projects were completed with previous employer 
 

JULIE CROMWELL, PE 

Structural Engineering | Senior Lead 
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FIRM PROFILE 

Julie Cromwell & Associates, LLC is a structural engineering and consulting firm based in Cincinnati, Ohio and is 

both City of Cincinnati Certified WBE and State of Ohio EDGE Certified. Through our technical expertise, delivered 

with compassion, we make a personal connection with your project and project goals. Our engineering leadership 

brings decades of complex project management and structural design experience to the team. 

JCA is a full service structural engineering and consulting firm offering the following services: 

• General Structural Design – Government Commercial Industrial Education Healthcare Sport 

• Functional Parking Planning 

• New Parking Structure Design 

• Renovations and Restoration 

• Building Envelope and Façade Consulting 

• Expansion Joints and Waterproofing 

• Specialized Structural Inspections – Post-Tensioning, Shoring, Reshoring  

• Litigation Consulting 

• Construction Administration Project Support 

• Concrete / Post-Tensioning Training 

FIRM DIFFERENTIATORS 

 

 

 

 

 

 

 

 

 

 

 

Julie Cromwell & Associates, LLC 
         www.juliecromwell.com  

 

Agile – As a small firm, we can pivot quickly to 

provide staff and services to meet the needs of your 

project 

Knowledge Seekers – we are always learning and 

improving; implementing new technology and 

methods, learned from our clients, contractors, and 

team members 

Knowledge Sharers – we give back what we learn by 

participating on Industry Boards, teaching at 

Universities, and mentoring young professionals 

 

 

Advocates for Design Coordination– we review all 

the components of the design for increased 

coordination, understanding that most project difficulty 

arises from coordination gaps.  

Think Globally… – we dedicate our talents and 

engineering expertise to support Engineer’s Without 

Boarders 

…Act Locally – we organize and participate in events 

that engage middle school children and introduce 

them to careers in STEM with a focus on 

underrepresented minorities and girls. 

 

 

Julie Cromwell & Associates, LLC is a woman owned structural engineering firm that designs with 

efficiency, economy, and constructability as the goal. 
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