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1. Water Infiltration Through Foundation Wall
1.1.

Site Investigation

SEPW was on site May 1, 2018 to review damage caused by water infiltration through the south
foundation wall into one of the suites. Damage had occurred due to water build up against the
south wall with the quick melt of the snow on the ground.
An existing sump pit on the exterior of the building had been thawed out and seasonal pump
installed by a maintenance contractor. They were able to drain the standing water away,
alleviating the water infiltration into the suite through the masonry foundation wall. There was no
water entering the building or standing outside the wall at the time of our visit.

(

An opening had been created on the inside of the wall through the gypsum board wall finish. The
original brick masonry wall was exposed, along with old wood furring, new steel studs, insulation
and poly vapour barrier. Moisture levels in the materials was observed to still be high. Repairs to
the wall will be completed by Academy Housing Association. Our recommendation is to have a
mould abatement or disaster remediation company evaluate the extent of finish removal and
replacement to be done.
The area immediately adjacent to the building on the south side is a combination of surfaces. There
is a concrete apron running the length of the south wall, immediately next to the exterior wall.
Beyond that to the south is rock. The external sump pit had some water at the bottom at the time
of our visit. The pump is connected to a hose that runs to the south. Rain water leader extensions
(corrugated piping) run across this area also to the south.
The sump and pump have been installed, we believe, to deal with storm water runoff during the
summer months.
Water staining on the brick masonry above grade on the south side of the building indicates that
the masonry is wicking up moisture from ground level into the walls. There is also evidence of
water splash up onto the wall, noticeable on the windows. This is due to there being a concrete
apron immediately next to the build ing.
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1.2.

Record Documents

Record drawings from the 1990 condominium conversion project, prepared by Architects in
Association, show that there are sump pits in two locations on the south side of the building. One
in the mechanical room, that is believed to be under a stack of bagged salt, and one in a small
service room farther to the west. The drawings show the sump pumps connected into storm
drainage piping running below the floor slab. We observed the one sump pit in the service room,
which was dry.
The 1924 drawings and specifications indicate that the bottom of the footing is 4 feet below the
lowest floor level slab. This has to be confirmed for the middle portion of the building as there
appears to be a conflict between what the 1924 drawings show for those existing foundations and
what the 1990 drawings show.

II
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The 1990 drawings show weeping tile on the inside of the foundation wall, below the floor slab.
We do not believe there is any weeping tile on the exterior. The sump pit on the interior is very
shallow (2ft) supporting this premise.
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Recommendations

1.3.

Typically dealing with water infiltration below grade requires a combination of site grading,
surfacing, waterproofing of the foundation wall below grade and a means of carrying water away
from the foundation wall and reducing any build up of water pressure at the wall.
As the problem appears to be limited at this time to the south side of the building where grading
is poor, we recommend the following work be done along the south wall between the chapel and
the concrete upstand at an entrance door. This essentially covers the 1914 portion wall. It
comprises two suites.
The scope of work proposed includes the following:
•
•
•
•
•

(

•
•
•
•

II

Remove concrete apron along building
Remove (reuse potentially) rock surfacing
Excavate to footing level (depending on where bottom of the footing is this would be
approximately 3ft below the basement floor level)
Clean masonry foundation wall and parge smooth with cement parging
Prime and waterproof with durable membrane such as torch applied modified bitumen
SBS waterproofing membrane
lnstall150 diameter {6") weeping tile system surrounded by clear rock and filter fabric
Insulate over weeping tile system to protect from freezing
Install dimpled drainage membrane over waterproofing on foundation wall
Backfill with clay soil
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1.4.

Lower grade around building as much as feasible and slope grade away from building to
south {may require agreement with City of Regina to adjacent property)
Provide clean rock boarder and timber boarder at building
Provide semi-pervious ground cover, sloped away from building (pavers, lawn)
Deepen existing sump pit in service room (to west) and re-use existing sump pump, storm
drain tie in and electrical
Connect exterior weeping tile into deeper sump pit inside building

Opinion of Cost

Our opinion of cost for the work associated with the waterproofing, weeping tile and site work is
as follows:
Sitework Demolition - remove concrete and rock - allowance
Excavation
Backfill - granular draining
Backfill - native/clay with compaction
Shoring/Dewatering
Deepen existing sump pit and provide new liner
Timber and clear draining rock border
Slope site to swale and spill to catchment pond on adjacent
property?
Reinstate gravel over new slopes
Concrete patio blocks
Cleaning and cement parging of masonry below grade
Weeping Tile - exterior w/fabric and rock
Waterproofing membrane SBS with drain membrane
75mm rigid insulation
Reuse sump pump + reconnect piping to storm and electrical
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 15%
Sub-Total Costs
Estimated fees 12.5%
TOTAL ESTIMATED COST

1.5.

$2,000.00
$1 600.00
$600.00
$1 400.00
$2 000.00
$3 000.00
$1 125.00
$3 000.00
$600.00
$5,000.00
$3,000.00
$1 375.00
$4,400.00
$1 500.00
$500.00
$31,100.00
$4,665.00
$35,765.00
$5,365.00
$41,130.00
$5,140.00

$46,270.00

Schedule

To prevent the occurrence of water infiltration again next spring we recommend that the
waterproofing work be completed during the summer/fall of 2018. This may require special
approval by the City if this work qualifies for the Heritage Incentive Grant. The following is our
anticipated schedule of events.
•

Preparation of detailed construction documents would take approximately 2 weeks.
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•

Tendering of this work to invited contractors would take approximately 2-3 weeks.

•

We anticipate that the work will take approximately 8 to 12 weeks to complete. Ideally,
work would commence no later than the beginning of July. Construction could run to late
September or mid-October.

To achieve the schedule provided approval to proceed with the detailed design would be needed
around the end of May or beginning of June.

1.6.

Proposed Design

The following sketch illustrates a proposed design for the waterproofing. Site drainage and design
will require a topographic survey of the site and adjacent property to design grades and surfaces.
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2. Wood Window Repairs
2.1.

Site Investigation

During our visits to the site for the masonry and eave work we noted that the storm window sashes
on the chapel wing that need refurbishment. This has been brought t o the attention of Academy
Housing as an item that should be included with the Heritage Incentive Grant application . Although
detailed investigation has not been done, based on photographs taken during our visits there
appear to be 11 windows that need painting and putty replaced . The windows are multi-division
panes with arched and square tops. There are 7 - 18 lite arched windows (approximately 28" x
66" L 3 - 21 lite rectangular windows (approximately 28" x 72" ), and 1 - 24 lite arched window
(approximately 28" x 90" ). The glass appears to be intact for the most part, with potentially one
broken pane on the south wall.
More detailed investigation would need to be done to determine if any wood munt ins need
replacement, however at this time we anticipate the work entails, removing paint and putty, resetting glass (if glazing points are missing), reputtying, priming and painting of the w indows. Until
all the paint is stripped off it is difficult to assess the condition of these windows completely.
We recommend installing a durable foam weatherstripping on the frame prior to re-installing the
storm windows. The securement method of the storm sashes is not known at this t ime, but we
expect they are fastened from the exterior as the interior has stained glass windows in the
openings.

2.2.

Record Documents

The 1924 drawings by Puntin show these windows on the elevations. There are some minor
deviations between the drawings and what was constructed on the south side of the chapel. The
Puntin drawings show the windows slightly smaller and show three windows closer together,
whereas the constructed arrangement shows a taller grouping of six windows with a brick panel
between the upper and lower windows. The panel has a raised brick cross built in. The tall, central
window of the grouping has what appears to be intentionally missing vertical muntins in the
uppermost set of lites, which forms a cross pattern in the window. These windows would have
been above the gymnasium addition on the south side of the building.
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2.3.

Recommendations

The wood sash, multi-lite windows on the chapel are few of the remaining existing windows on
the building.
Although painting is not covered by the Heritage Incentive grant we think that consideration for
funding this portion of the work be covered as it conserves an original defining element of the
building.
We recommend conservation work be completed on the w indows and frames on the exterior of
the building as follows:
•
•

•
•
•
•
•
•
•
•
•

(

2.4.

Have paint tested for lead content
If lead is found to be present in the paint it should be removed using proper methods to
prevent breathing or dispersion of the lead contain ing paint, heat stripping may be the
best method, collecting all residue for proper hazardous waste disposal.
Remove sash from frame
Remove paint
Carefully remove existing putty, secure glass if missing glazing points
Replace cracked panes of glass
Fill and repair frames using epoxy wood filler and sand smooth; replace any damaged
wood muntins; inspect frames for tight joints and resecure joints if necessary
Prime all wood using approved primer
Install new putty; prime paint
Paint windows with two coats of approved finish coating (white colour)
Re-install windows using non-rusting anchors matching paint colour

Opinion of Cost

Our opi nion of cost for the work associated with the work described above is to allow $1000 per
w indow un it.
Storm sash refurbishment $1 000 oer window
Lift
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 20%
Sub-Total Costs
Estimated fees 12.5%

$11,000.00
$1 000.00
$12,000.00
$1,800.00
$13,800.00
$2,760.00
$16,560.00
$2,070.00

TOTAL ESTIMATED COST

$18,630.00

2.5.

(

Schedule

Our opinion is that the windows need to be addressed immediately to prevent further

II
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deterioration or water ingress into the building.
The painting work needs to be done at temperatures well above freezing. The refurbishment work
can take place off site indoors. Work should be completed late summer of early fall 2018.

3. Chimney Repairs- Update
Further to our initial report dated March 30, 2018, we have found out some additional
information that impacts our approach to the chimney repair work. The mechanical contractor
advises us that as per the Natural Gas Code the chimney needs to be 15.25 metres (50') above
the breeching in the basement mechanical room. This means that the chimney can be lowered
by approximately 4 metres (13'). This leaves significantly more chimney standing than originally
thought.
Working within a reasonable budget to complete stabilization and repainting work on the
chimney we have looked at pinning or placing steel belts around the chimney, and deep repainting
the outer face brick. The structural engineer has provided a brief description of findings and
suggested means of repair work, as per the following:
The details of the brick chimney stack construction, including the interior liner, are unknown at
this time. The brick and mortar construction appears to have deteriorated . The deterioration is
probably due to a number of issues:
•
•
•
•

general freeze-thaw damage due to normal weather exposure
general thermal expansion I contraction due to normal weather, as well as operation of
the boiler I chimney gas,
flue gas near the top cooling, infiltration, condensation, freeze-thaw effects
leakage from within the lengt h ofthe flue liner I chimney, resulting in flue gas infiltration,
condensation, freeze-thaw effects

Flue gas leakage (condensation) was visible along the height of the chimney, as well as moisture
on the exterior surface of the bricks. Brickwork appears to be displaced along the height of the
chimney.
It is proposed to remove the existing deteriorated chimney liner and replace it with new full height
rated chimney flue. The brickwork would then be repaired .
Assuming the new chimney does not have to be as high as the existing, from a structural
perspective, it would be beneficial to remove the upper portion of the brickwork no longer
required. The deterioration is most pronounced in the upper sections. There would be less wind
exposure area, and thus less vertical and lateral loading on the brick chimney construction. There
would be less area required to replace I repoint I reinforce.
Attached are a few conceptual sketches for consideration. There were several assumptions noted
in developing the sketches. Materials and f inish of materials will need to be reviewed . Stainless
steel offers the most protection to the elements. Galvanized or epoxy coated would be next, but

II
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all damaged surfaces need to be repaired or the corrosion concentrates at the point of the
imperfection. Rusting surfaces will stain the brick. It may be preferable to match the color I finish
I profile to be as least visible as possible.
The reinforcing could be installed in pair, staggered vertically and rotated.
It would be prudent to tie the chimney back to the roof.

4. First Priority/ Budget/ Schedule
The following priority work has been modified from that identified in our Conservation Plan
{dated 2018-03-30). The wor k listed below will be considered to meet the cost limit established
by Academy Housing Association. It is anticipated that the most critical work of this package be
undertaken in the summer/fall2018.
The packages of work are:
• Tree removals
•
Masonry repainting (north and west facades) and stone repairs (most critical)
• Chimney repairs
•
Foundation waterproofing (partial)
• Wood w indow repairs
•
lighting energy efficiency upgrades

(

The chimney work needs to be coordinated with the installation of a new chimney flu liner that
needs to be completed prior to the beginning of the next heating season. As identified in our
Conservation Plan, the chimney has experienced constant wetting of the masonry due to
outward movement of moist combustion air from a deteriorated chimney flue liner. This has
weakened the mortar of the face brick. We are recommending a reduction in the overall height
of the chimney to reduce the amount of remediation necessary and improve access for future
repairs. To work within the budget allocated for all the conservation work we have revised our
recommendations from re-building the chimney above the cornice level, to stabilizing it using
through-rods or strapping and deep repainting of the face brick. Lowering the height also
reduces the wind load that the chimney is subject to.
The excavation and waterproofing work was not identified in the original Conservation Plan.
This work is important to prevent deterioration to the masonry foundation and to provide
proper water infiltration mitigation to meet Section 5.7.3.2 of the National Build ing Code. It has
been brought forward in this Supplement due to water infiltration that occurred this spring
thaw. This work along the south wall is seasonal work is considered critical, as temperature
conditions must be right for installing the parging and waterproofing. The backfill material
cannot be frozen as it needs to be compacted to prevent settling. This work needs to be
completed to prevent water another occurrence of water infiltration, similar to that experienced
this spring thaw.

(

Depending on timing of receiving notice that the Heritage Incentive Grant package has been
approved, some of the masonry work is likely to get pushed into the spring/summer 2019. This
will be to satisfy the environmental requirements for the installation and curing of the mortar.
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Work to the wood windows of the Chapel has been added in this Supplement, as it was found
that the condition of these windows warrants immediate work to make them watertight and
preserve them, so they may remain part of the heritage character of the building.

Tree Removals (Priority 1)
Tree removal 2 on north side 1 on east side
Minimal regrading localized to immediate tree removal locations
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 15%
Sub-Total Costs
Estimated fees 12.5%

TOTAL ESTIMATED COST

$6,000.00
2,000.00
$8,000.00
$1,200.00
$9,200.00
$1,380.00
$10,580.00
$1,322.00
$11,902.00

Masonry Repainting and Stone Repairs (Priority 1)
Repainting and brick replace North and West
Sill and lintel repair all sides based on severity (to fit budget)
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 15%
Sub-Total Costs
Estimated fees 12.5%

TOTAL ESTIMATED COST

$51,000.00
$24,000.00
$75,000.00
$11,250.00
$86,250.00
$12,937.00
$99,187.00
$12,398.00
$111,585.00

Chimney Repairs (Priority 1)
Remove upper 13 feet of chimney (salvage good bricks)
Repainting all except lower 22 feet (includes scaffold)
Through-rod pinning or strapping
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 15%
Sub-Total Costs
Estimated fees 12.5%

TOTAL ESTIMATED COST

II

$11,275.00
$46,200.00
$8,000,00
$65,475.00
$9,820.00
$75,295.00
$11,294.00
$86,589.00
$10,824.00
$97,413.00
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Foundation Waterproofing- Partial (Priority 1}
Sitework Demolition - remove concrete and rock - allowance
Excavation
Backfill - granular draining
Backfill - native/clav with compaction
Shoring/Dewatering
Deepen existinq sump pit and provide new liner
Timber and clear draining rock border
Slope site to swale and spill to catchment pond on adjacent
_Qroperty (Citv of Reqina approval reauired)
Reinstate gravel over new slopes
Concrete patio blocks
Cleaning and cement parging of masonry below grade
Weeping Tile - exterior w/fabric and rock
Waterproofing membrane SBS with drain membrane
75mm rigid insulation
Reuse sump pump + reconnect piping to storm and electrical

(

$2,000.00
$1 600.00
$600.00
$1 400.00
$2 000.00
$3 000.00
$1 '125.00
$3,000.00
$600.00-$5,000.00
$3,000.00
$1,375.00
$4,400.00
$1,500.00
$500.00

Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 15%
Sub-Total Costs
Estimated fees 12.5%

$31 ' 100.00
$4,665.00
$35,765.00
$5,365.00
$41 ,130.00
$5,140.00

TOTAL ESTIMATED COST

$46,270.00

Wood Window Repairs (Priority 1}
Storm sash refurbishment $1 000 per window
Lift
Sub-Total
General Contractor OH and General Requirements 15%
Sub-Total
Contingency 20%
Sub-Total Costs
Estimated fees 12.5%

$11,000.00
$1,000.00
$12,000.00
$1,800.00
$13,800.00
$2 ,760.00
$16,560.00
$2,070.00

TOTAL ESTIMATED COST

$18,630.00
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lighting Energy Efficiency Upgrades (Priority 1)
Quote from Walters Industrial
GST/PST
Sub-Total
Contingency 10+%
Sub-Total Costs
Estimated fees N/A

TOTAL ESTIMATED COST

$22,642.80
$2,490.60
$25,133.50
$2,866.50
$28,000.00
$0.00
$28,000.00

Summary (Priority 1)
Tree removals
Masonry repainting and stone repairs - partial
Chimney repairs
Foundation waterproofing - partial
Wood window repairs
Lighting energy efficiency upgrades

$13,770.00
$116,440.00
$101,650.00
$48,280.00
$18,630.00
$28,000.00

TOTAL ESTIMATED COST

$313,800.00

The client cost limit has been established at $270,000. This means that some cost-saving measures
are still required on the current Priority 1 work. The current cost estimate contains a 15%
contingency. This equates to $36,600, bringing the total closer to the cost limit established.
Working with the General Contractor we can determine where further cost-saving measures may
be obtained. If this is not possible or practical to do given the scope of work identified, then we
will have to determine if some of the work identified can be deferred.
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