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HCCC#353 

c/o Condo 51 Management Ltd. 

604-73 Tacoma Dr.  

Dartmouth, NS B2W 3Y6 

ATTN: Leigh Nickerson, Property Manager 

 

Sent by email: lnickerson@condo51.com 

 

April 3rd, 2019 

RE: HCCC#353 5689 Cunard Street – building envelope 

Dear Mr. Nickerson,  

At Condo 51’s request, Bluenose Engineering has carried out a preliminary review of the design, 

construction and performance of areas of the building’s exterior walls. 

This report refers to drawings provided by Condo 51, stamped ‘Approved for Registration’ 

December 2010, and reports on intrusive investigations by D&M Morash Steeplejacks and the 

undersigned on March 19th, 2019. 

DESIGN 

The drawings indicate two types of Exterior Insulation Finishing Systems (EIFS) – ‘W1’ and ‘W2’. 

Building section cross-references indicate both types in the areas investigated, but do not 

specify all areas.  Drawing 315 indicates the typical exterior wall construction where finished 

with EIFS ‘W1’, 2.15 hour fire rating, to be: 

- EIFS (3” rigid insulation with stucco finish) 

- 1” air space 

- 3” mineral wool semi rigid insulation (Roxul®) 

- Blue Skin peel/stick air barrier or approved equal taped and sealed around all openings 

and over curbs/floors as required 

- 3 5/8” steel studs at 16” on centre 

- 2” Walltite® Spray on Insulation 

- 5/8” fire code type “X” gypsum board 

- Interior finish as per schedule 

o Note: if rigid insulation is reduced to 2” then add 6 mil poly vapour barrier and 

batt insulation to wall cavity 

‘W2’ is identified as a 1.5 hour fire rated assembly. Its specification is the same as ‘W1’ except: 

-  (no reference to Blue Skin peel/stick air barrier) 

o Additional note: If fire retardant wood strapping is not available then replace it 

with 7/8” hot dipped galvanized resilient channel 20 gauge. 
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AS BUILT 

The following plans identify four locations where the EIFS and substrates were removed for 

visual assessment. 
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At Location 1 the following was identified (as illustrated in the following photos): 

Wall construction: 

- EIFS (1 ½” +/- expanded polystyrene insulation; mechanical fasteners; fabric-reinforced 

base coat; textured polymer coating 

- (no air space or strapping) 

- peel/stick air barrier and waterproofing membranes taped and sealed to exterior of board 

insulation all around openings  

- 2” closed-cell insulation board (not identified; polystyrene or polyurethane appearance) 

- 3 5/8” steel studs at 16” on centre 

- 2” +/- Spray on Insulation applied to board insulation and studs (material not identified) 

The presence or absence of vapour barrier, type of Gypsum board interior - and possible 

additional interior stud wall - were not identified. 

Construction at openings: 

The window at this and other locations has an integral vinyl flange which is sealed with 

waterproofing membrane to the exterior of board insulation. EIFS insulation abuts into and 

behind the flange.  

EIFS trim elements surround the door and window openings: where removed they were found 

to have been wrapped with reinforcing, adhered to finished EIFS without overlaying reinforcing 

layers, and edge-caulked.  
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Construction at base of wall: 

There is a concrete curb around the building perimeter at the podium roof level. The exterior 

face of the EIFS wall is aligned, approximately, with the edge of concrete.  The air barrier 

terminates at the horizontal edge (photo above and below). The EIFS also terminates at the top 

of curb. 

The exterior face of the curb is covered with fibre-cement board ½” -  ¾” in thickness, which 

overlaps the bottom edge of the EIFS by approx.. ½”, is adhered to the curb and is finished 

with textured polymer coating to match the wall. 

 

Similar construction was found at Locations 2 and 3(photos). In 

both cases moisture was trapped between the air barrier and EIFS; 

at Location 2 (below) water was also found to be trapped behind 

the waterproofing membranes. 
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At Location 4, construction was similar except a blue plastic fabric behind the EIFS provides an 

air and drainage gap (photos below).  

The balcony concrete deck is coated with a liquid-applied waterproofing which abuts the EIFS 

wall above. Membrane waterproofing is applied between the insulation board and the concrete.  

 

PERFORMANCE ISSUES 

The locations which were investigated were reported to have active, unresolved, leaks in the 

respective condominium units. In all cases moisture was present between the board insulation 

and the EIFS insulation. In Locations 2, 3 and 4, water was found trapped behind membrane 

waterproofing.  

At Location 1, the interior gypsum board 

finish was damaged and partially repaired at 

the location of an exterior light fitting (photo 

to right) and adjacent to the floor directly 

below, where the exterior cladding was 

removed for investigation.  

 

Water damage was reported recently in Unit 304 

adjacent to the south corner of the balcony 

above (photo to left). Material consistent with 

soffit membrane waterproofing was observed 

from the podium roof; the leak is consistent with 

wind-driven rain penetrating above de-bonded 

waterproofing.  

Interior damage was noted during a site assessment on Nov. 20th, 2018 at the residential 

entrance lobby and at the stairwell exit to the podium roof.  
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Sections of cladding fascia have become 

detached and has been removed; a sample 

was observed stored in the basement during 

the site assessment (photo to right).  

 

Fibre-cement cladding of the concrete curb has 

de-bonded locally and has delamination and 

deteriorated finish throughout the podium roof 

(photo to left). 

 

There is distortion of the EIFS profile evident 

on a 4’ x 8’ grid at the elevator shaft west 

elevation (photo). 

 

 

 

 

Also, there is extensive staining of EIFS on all sides of the building. 

The stains are consistent with moisture retention on the exterior 

surface and the presence of trees in adjacent properties. There 

appears to be some correlation between areas which are stained 

and where leaks have been reported. 
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PRELIMINARY FINDINGS 

1. Contrary to the record drawings received, the Exterior Insulation Finishing System (EIFS) is, 

in general, not drained at the first floor. Moisture was found in this interface. 

2. The drainage mat encountered at the second floor does not have a defined drainage path 

for any water which may accumulate between the EIFS insulation and the substrate to drain 

to the exterior of the building.  

3. Water sealants applied at the interface of walls with balconies and with doors and windows 

have failed to prevent water intrusion at a number of locations. Observed causes include 

inadequate bond surface area and/or mechanical fastening, loss of bond between 

membranes and surfaces, and incorrect lapping of membranes. 

4. Accent details at floor levels and around exterior doors and windows rely on adhesives and 

caulking for fixity and to prevent moisture ingress. Samples were found with moisture inside 

this connection; adhesion was fair or poor. 

5. The board insulation encountered at the first floor between the EIFS and stud framing 

appears to be polystyrene or polyurethane; it is not the mineral wool semi rigid insulation 

indicated on the drawings provided. 

6. The exterior cladding of the concrete curb at the base of the wall is at the end of its useful 

life. 

RECOMMENDATIONS 

1. Further site investigation is needed to determine the general means of vapour- and water-

proofing of the EIFS walls and conformance with requirements for fire-resistance rating. 

2. Building envelope repairs are recommended immediately at locations with known leaks: 

these should also be used as opportunities for further investigation: 

a. At Location 1 the primary leak appears to be in the area of the exterior light fixture. 

Interior drywall should be replaced. If the leak is identified from the interior it may 

be addressed by caulking; if not, the EIFS must be removed to find the source of 

the leak. At that time the following can - and should - be identified: 

i. Drywall type and thickness, vapour barrier, stud framing at the curb and 

above, insulation layer(s) in the stud cavity (identify the insulation thickness 

and its material and fire resistance properties) 

ii. Any indication of leaks through the base of the concrete curb 

iii. Thickness and material of board insulation 

iv. Presence of drainage mat for the EIFS 

v. Thickness of EIFS insulation 
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b. At Unit 304 the primary leak may be originate at the soffit of the balcony above. 

Interior drywall should be replaced. Remove affected interior drywall. Identify the 

drywall type and thickness, vapour barrier, stud framing and its relationship to the 

edge of floor slab, any batt and/or foam insulation in the stud cavity (identify the 

insulation thickness, material and fire resistance properties) and type of board 

insulation beyond. Identify any firestop materials at the floor slabs above and 

below. If possible, identify the source of the leak. When making exterior repairs, 

identify the thickness and material of board insulation, air- and/or water barriers, 

presence of a drainage mat for the EIFS and thickness of EIFS insulation 

c. At the Residential Entrance Lobby the leak may be due to drainage of the EIFS 

into the building and/or water migration through the base of the concrete curb 

and/or water migration into the wall assembly at the window or the roof. 

Investigate from the interior at and below the window as for (a) and (b) above. If 

no damage is found at the elevation of the window, then the area may be used to 

develop a prototype detail for EIFS drainage and/or waterproofing of the concrete 

curb. 

d. Any other locations of water intrusion should be addressed; they should be 

investigated to determine the wall construction materials throughout the building. 

3. The as-found construction of exterior walls should be verified for conformance with 

requirements for fire-resistance rating. There may be records of design and construction 

which approve the substitution of materials as found at the first floor; if not, then a code 

check is recommended using the results of the investigation. 

4. Depending on a favourable outcome to the above, the maintenance plan for the building 

envelope may include: 

a. Short-term:  

i. Replace the base of the wall with a drained EIFS: include drainage to the 

exterior; remove existing fibre-cement base; possibly waterproof and/or 

insulate the base of the concrete curb 

ii. Clean all EIFS surfaces; provide a sealant coating; repair all caulking 

b. Long-term:  

i. Make allowance for repair contingencies at balconies, windows, doors etc. 

ii. Make provisions for cyclical cleaning, recoating and caulking; consider 

replacement of wall system after 20-40 years of service. 
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CLOSURE 

 

Trusting this provides the information you require at this time.  

Please advise if Bluenose Engineering can participate in the repairs and investigations noted. 

If there are any questions or concerns please do not hesitate to contact me by phone or email. 

 

 

 

J Fletcher, P.Eng.     

Principal, Bluenose Engineering 
 


