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Property Gondition RePort

165 Ontario Street, St. Catharines' Ontario
X FRETruM

Front and rear - cantilevered reinforced concrete slabs

Sides - partially cantilevered reinforced concrete slabs

2.2.3. Balconies

Description

Observations

l. Delamination and spalling was observed on the top sides of approximately l0% of the

balcony slabs.

2. Narrow cracks on the top of the balcony slabs running perpendicular to the building

lvere typical. There was generally littte evidence of water movement through the cracks.

The cracking appears to be positioned at the steel reinfbrcement and is likely thermally

induced.

3. Eviclence of previous repairs was observed on the balcony slabs. [t was reported that the

repairs took Place in 2000.

-t. The slab sofits have cast rlrip edges. Peeling paint was observed at the edges and on

many balconies past the drip edges to approximately lZ" from the edge.

5. The balcony guards are approximately 42" \n overall height. The tops of panels are

approximately 33-112" in height and the opening between the panel and the top rail is

approximately 8". The picket spacing at the sides of the guards is 5". The guards are

considered climbable (J6" minimum to top of panel) and the picket spacing and opening

at the top rails exceeds the allowable size (4").

6. The paint tinish on the guards and privacy panels is weathered and peeling. Surface

corrosion was observed throughout and severe corrosion was noted in a fbw locations.

Discussion and Recommendations

The balcony decks were generally in fair to good condition. The cracks appear to be at the

reintbrcinq steel. They appear to be thermally induced. The cracks are not a structural

concern at this time. Repairs to the spalled areas should be complcted. The cracks should be

routed and sealed in the near future. If left as-is. concrete deterioration will continue and

extensive repairs will eventually be required. Consideration could be given to waterprooting

the balcony slab subsequent to the conorete repairs.

Guards

DescrlPtionr Steel frames with solid panels at front and vertical steel pickets at sides

Anchors Cast into slabs

Photograph*' 822, 823, P.24, E,25, 8,26, B'27

80-1 3-089426

Deck

Structure:

Waterprooflngr None



Property Condition RePort X tRtrTIUM
165 Ontario Street, St. Catharines, Ontario

The balcony guards are in lair srructural condition. Repairs and refinishing the guards willbe

required in the near future. The guards do not meet the dimensional requirements of the

.urr"n, Building Code. Completi replacement of the guards is at the discretion of the

Orvner. but should be considered.

The lower panel on the guards covers the balcony slab edges' This will trap debris and

moisture and lead to acceterated deterioration of the guard panel and balcony slab.

lvlodifling or complletety replacing the guards could be considered.

2.3. Roof SYstems

Main Roof

Observations

l. No destructive testing rvas conducted; therelore, the exact composition of the roof

assembly is unknown.

2. The main roof is divided into two sections by a roof curb'

3. The rvest end of the roof and the Penthouse roof appear to be older. Ponding, scouring,

patching, exposed iblts and blisters were observed'

4. Evidence of water leakage was observed on the corridor and suite ceilings at the west

end of the building. Evidence of water leakage was also observed at the expansion joint.

5. The balance of the roof appeared to be in better condition, although it appears to be

approaching the end of its useful life.

6. There is an expansion joint on the roof. The t'lashings at the joint are in poor condition

and lre debonded at laps in the flashing.

7. The masonry chimney has been repaired. The repairs used mismatched brick units

whenein two different colours of brick were used.

Locatlon: Maln

Type. Flat

EstlmatedAge," 20 years

systerm: Conventional (membrane above insulation)

Protectlotc,' Pea gravel

Membrano, Multi-ply built-up asphalufelt membrane

lnsulatlorp, Unknown

Vapour Retardett Unknown

Deck Concrete slab

Dralnage' 4 internal drains

Flashing, Prfurt"d t""trl

PhotograPhs:. B28, B29, 830, 831, 832, 833

80-1 3-089426 10



Property Condition Report
165 Ontario Street, St. Catharines, Ontario X,I.'8trIlil,l

The operable windows tkoughout the building are not equipped with limiting devices.
Although in some jurisdictions retrofitting existing buildings is not required, Pretium
recommends that windows greater than2 metres above grade be limited to opening no more
than 4 inches (as per current Code requirements). The installation of limiting devices is

recommended but optional.

The wood balcony doors and fiames should be refinished in the near future. The more
severely damaged doors should be replaced.

The wood garage doors should be refinished in the near future.

The garage emergency exit doors should be replaced immediately.

A phased sealant replacement program is recommended. The sealants on the south elevation
require replacement in the near future. The sealants at the north and east elevations have
some remaining life.

2.5. Exterior Walls / Building Envelope

Description

Observations

l. The extent and type of insulation within the wall is unknown, but given the age of the
buildings it is likely to be no more than I to 2 inches of rigid EPS tlpe insulation, or a 3-
1/2" thick batt of fiberglass insulation. The existence of a vapour retarder within the
wall system is unknown.

2. The east and a small section of the north elevations have a continuous brick wall that
appears to be supported at each floor level by a steel shelf angle. Stains from corroding
steel were observed at the floor level. Localized deterioration of the mortar joints at the
shelf angle was observed.

3. Localized brick spalling was observed. The spalling was limited to a few small areas on
the building . Larger areas of spalled brick were observed on the exterior parking garage
walls.

4. A vertical crack spanning most of the height of the building was observed at the south-
east corner ofthe building.

5. Extensive brick replacement has been completed at the chimney. The replacement bricks
do not match the original brick in colour or texture.

Locatiom. Main,

Single wythe of glazed clay brick backed with a single wythe of concrete block
masonry spanning between the exposed floor slabs.

lnsula{oru' Unknown

Vapour Retarder,,' Unknown

lnterlor Flnishl' Plaster

Photographsi' 840, 841 , 842, 843,B,44

80-1 3-089426 13



Property Condition Report
165 Ontario Street, St. Catharines, Ontario ffi"ryn+Tr+t

6. Sealants have been installed at the tops and bottoms of the floor slabs on the west
elevation.

7. Efflorescence was observed on the interior of the Penthouse walls.

8. Staining was observed under the windows throughout the building.

9. The paint finish on the exposed concrete floor slabs and shear walls is weathered and
peeling.

Discussion and Recommendations

The exterior masonry walls at the east end of the building are supported at each floor level
by a steel shelf angle. Staining and mortar joint deterioration indicate that the steel shelf
angles are corroding. The corrosion does not appear to be a structuralconcern at this time:
however, the corrosion can eventually result in problems with brick spalling or shelf angle
strength diminution.

In the short term, the cracks in the brick mortar joints should be repaired. Areas with loose
bricks should be repaired immediately due to the hazard they present. Application of a water
repellant or breathable coating could be considered. These actions will minimize water
ingress and the rate of corrosion of the shelf angles.

The condition of the shelf angles should be monitored periodically. Notwithstanding the
work identified above, the shelf angles willcontinue to corrode.

Repairs to the spalled bricks on the garage walls are recommended. The garage walls are
subject to more freeze-thaw cycles than the building's walls, due to the fact that they are not
heated on the inside. This results in accelerated deterioration of the bricks. Application of an
insulated cladding system could be considered.

Efflorescence on the interior of the Penthouse walls indicates that water is penetrating the
walls. Application of a breathable coating or cladding system could be considered.

The crack at the south-east corner of the building appears to be thermally induced and is not
a structural concern. The crack should be sealed to prevent water ingress. The crack should
be monitored and any loose masonry removed due to the hazard it would present.

The sealants at the tops of the floor slabs on the west elevation will trap moisture within the
wall. They should be removed.

Consideration should be given to refinishing the exposed slab edges and shear walls. This is
a cosmetic repair and is at the discretion of the Owner.

80-13-089426 14
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2012 Exterior Cladding Repairs
luly 19,2012

GRGAS Project #09039.06
165 Ontario Street - St. Catharines. Ontario

Part I General

1.0 GENERAL

.l

09905
ACRYLIC MASONRY PAINTING

Division 0 - Contract Documents,
documents referred to therein form

The provisions of The Contract Conditions,
Division I - Ceneral Requirements. and all
part of and apply to this Section.

l.l WORK INCLUDED

.l Provide all labour, materials,
work outlined in this section.

equipment and services necessary to carry out the

.2 Painting of exterior masonry units or other exterior concrete surfaces.

RELATED WORK1.2

.l Section 01040:

.2 Section 01701:

1.3 REFERENCE STANDARDS

.l

.l

.2

.3

,4

Co-ordination
Cleaning

1.4

.l Reference standards shall be latest edition including all amendments.

.2 Painting to CAN2-85.100

SAMPLES

Deliver and store material on site in Manufacturer's sealed and labeled containers.

Protect latex material from freezing.

Maintain stored material at a temperature of 8 
oC 

or more.

Keep stored materials covered at all times and take necessary precautions against
fire hazards and spontaneous combustion.

Provide sample of paint to be used on panels of same material on which finishes
appear onjob (show all coats).

1.5 DELIVERY AND STORAGE
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09905
ACRYLIC MASONRY PAINTING

Page 2

I.6 JOB CONDITIONS

.l Minimum exterior/ambient working temperature for painting shall be l0 0C.

1.7 PROTECTION

Use sufficient drop cloths and protective coverings to protect floors, fumishings and
work of others not being painted including surfaces within the storage and
preparation area.

.l Make good any damage caused by painting activity.

Areas assigned for storage and preparation of materials shall be fully protected.

Keep waste rags in metal drums containing water and remove lrom building at end

of each working shift.

1.8 ENVIRONMENTAL REQUIREMENTS

.1

,2

.3

.l

.2

The temperature and moisture content of all the surfaces shall conform to the ratings
given in the CPCA manual (Canadian Painting Contractor's Association).

All areas where painting and decoration work is proceeding require adequate

continuous ventilation and sufficient heating facilities to maintain temperature above
l0 0C for 24 hours before. during and24 hours after paint application.

Do not paint where there is dust in the air.

Provide adequate illumination on surfaces being painted.

.3

.4

1.9 QUALIFICATION

.l Qualif,rcation of applicators: This Contractor shall have a minimum of five (5) years
proven satisfactory experience.

.l This Contractor shall maintain a qualified crew of painters throughout
duration of the work who shall be qualified to fully satisf the requirements
of this specification.

.2 Only qualified joumeymen shall be engaged in painting and decorating work
and have a provincial tradesmen qualification certificate of proficiency.
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r.l0 PERFORMANCE R_EQUIREMENTS

Provide five-(5) year warranty against det-ects in materials and workmanship,
under provisions of Section 01712 - Take-Over.

Provide five-(S) year manufacturer's warranty against defects in materials. under
provisions of Section 01712 - Take-Over.

Warranty: Include coverage of repair and replacement of product which fails to
stay in place or which ages or deteriorates abnormally.

.l Remove and replace defective work at no cost to Owner.

The painting performed under this Contract shall satisfy the following requirements:

.l rhe paint shall not debond or peel off from the substrate it is applied to.

The paint shall not crack, mark, bubble or wear unduly under normal maintenance.

The five-(5) year period notwithstanding. general appearance and colour of the paint
shall have satisfactory ratings [seven (7) or higher, according to ASTM D7l3 after
three (3) year ofservicel.

PRODUCTS

APPROVED PRODUCTS

.l

.2

.3

.4

.5

.6

2.0

2.1

,l

.2

a.J

Dur-X-Cel 100 Exterior Grade Acrylic
Products Limited or approved equal.

Dur-X-Cel Primer as manufactured by
equal.

Latex Paint as manufactured by Durabond

Durabond Products Limited or approved

All paints shall be first line, first quality products.
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The same brand of paint chosen shall be used throughout, except where specified
otherwise.

Paint colours may be selected from any standard colouring system (e.g. paint sample
chips, baked enamel colour) and shall be matched by the Paint Supplier.

2.2 MATERIALS

.I Paints, enamels, tillers, primers and stains: Ready mixed products of one of the
manufacturer' s listed above.

.l Substitutes will not be allowed.

Thinners, Cleaners: Type and brand recommended by the paint manufacturer.

Materials to be new and first line of manufacturer.

Paint shall have good flowing and brushing properties and shall dry or cure free of
streaks or sags, to yield the desired finish specified.

EXECUTION

PREPARATION

.l Perform painting and decoration work in accordance with the standards and

requirements incorporated in the Canadian Painting Conffactor's Association
Manual, latest edition.

Clean all surfaces prior to painting.

.l Remove all surface contaminants such as oil, grease, dirt, foreign matter,
rust, mold, mildew, mortar, efflorescence and loose paint to ensure sound
bonding.

.2 Power-wash surfaces to be painting with minimum 2500 psi pressure at the
nozzle.

Completely remove all previous paint, which is not suitable for application of new
paint.

.4

.5

.2

a
.J

,4

3.0

3.1

.2

.3
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Follow all other manufacfurer's recommended creaning, surface preparation and
application procedures.

.l Follow most stringent criteria as decided by Consultant.

Mask surfaces not being painted to obtain uniform termination.

Remove all electrical plates, surface hardware, fittings and fastenings prior to
painting operations.

.l carefu[y store, clean and replace upon completion of work in each area.

Mask specification plates present on equipment, switch boxes and simitar items
requiring painting.

Protec! remove and replace hardware, accessories, lighting fixtures and similar
items as required.

Check surfaces with electric moisture meter and do not proceed with paint
application if meter reading is higher than l2-15 without written permission from
Consultant.

3.2 APPLICATION

.l Ensure surfaces to receive paint are suffrciently dry.

.2 Apply materials in strict accordance with manufacturer's directions and
specifications unless otherwise specified in this document and be familiar with those
directions and spec ifi cations.

.l Do not use adulterants.

Method of paint application shall be roll-on, sufficient to fill all voids in existing
surfaces and provide uniform appearance.

Where more than one coat of the same paint is to be applied, tint the first coat to
differentiate from the final coat.

Exterior paints shall be factory tinted to required colours to match the existing or
Owner's requirements.

.5

.6

,7

.8

.9

a
.J

.4

.5

2012 Exterior Cladding Repairs ACRYTIC MASONRY PAINTING
luly 19,2012



GRGAS Project #09039.06
165 Ontario Street - St. Catharines, Ontario
2012 Exterior Cladding Repairs
July 19,2012

09905

ACRYLIC MASONRY PAINTING
Page 6

.6

,7

Paints shall be unifbrm in sheen, colour and texture and free from brush or roller
marks, sags, runs or other defects.

Finish and number of coats specified are intended to cover surfaces completely.

.l If they do not, apply further coats until complete coverage is achieved to
Consultant's approval.

.2 Do not over apply paint.

Any areas exhibiting incomplete or unsatisfactory coverage shall have the entire
plane painted.

.l Patching will not be accepted.

Ensure wet paint is protected after application.

Flammable rubbish, cotton waste, cloths and material, which may constitute a fire
hazard, shall be placed in closed metal containers and removed daily from the site.

Protect all signs attached to the wall indicating reserved parking from being painted.
Uncover and clean when painting has been completed.

Supply paint with one coat of primer and two-(2) finish coats of 3 mils
minimum dry film thickness per coat using approved application methods and
ofuniform shade.

.l Additional coats may be required at Contractor's expense to provide
a uniform finish due to porosity of surface to receive paint.

Contractor to follow manufacturer's recommended application procedures as

modified by this specification.

INSPECTION AND TESTING

.l All surtaces must be inspected and approved by the Consultant just prior to each

coat.

.2 All work found not to be in accordance with these Specifications shall be removed
and installed at no extra cost to the owner.

.8

.9

.10

.l I

.12

.13

1.0

END OF SECTION
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PRODUCT DESCRIPTIOil:
DUR-X-CEL 100 is a 100 9,o flat acrylic based paint.

BASIC USES:
DUR-X-CEL 100 is used as a premium quality paint
for exterior masonry and concrete surfaces,
DUR-X-CEL 100 can be pigrnentecj to rnatch
alrnost any colour.

ADVANTAGES:
. exceptional exterior durability
r excellent water repellency; protects wall from

moisture penetratio..l
r breathable coatrng; allows water vapour within the

wall systern to evap,orate
. excellent adhesion 1.o substrate
r abrasion resistant
. colourfast (no colour change under ultra-violet rays)

LIMITATIONS:
DUR-X-CEL 100 is not recommencied for use:
r over previously trea::ed surlaces without

proper preparation

r surfaces where oils and other contarninants
are present

. when ambient, surface and material temperatures
are below 5"C (41'FJ cluring application and curing
period

r Lrnder hot sun conditions nor under high hurniclity
conditions

. tor 48 hours prior to, dr-rring arrd for rnrnimum 24
hours after inclement weather conciitions

APPLICATION:
DO NOT SUBSTITUTE NOR COMPENSATE
DUR-X-CEL lOO WITH WATER OR OTHER
ADDITIVES,

Substrate to be treated must be clry clean and
sound, free of weak and powdery surfaces, free from
ice, snow, dew and frost, oil, grease ancl otlrer
deleterious materials cietrimental to a positive boncl.
Check with Durabond Products Limited for
questionable surfaces.

Thoroughly stir DUR-X-CEL 100 in its, own pait
before each use. Discard all frozen materiais,
rnaterials which have formed solid lurnps at the

TECHTiIICAL DATA

Physical Propertiec:

. Froducl typ"rl Water based acrylic coaiing

Appearance Dense paint-like consistency

Viscosityr i0,000 to 18,000 cps

Ph level: 9.0 io 9.5

Toxicityn Non-toxic

Ferformance Characteristics:
Please refer to DUr-X-Cel EO data sheet in
Group O for tert results.

f)Uf,lalbOmm Manufacturers and Distributors or Hish euarity construction products



bottom of the container and materials which do
not appear to be of a itomogeneous viscosity.

Using a 6.4 mm (t/4") pile roiler dip roller into stirred
ltarl of material. Apply the paint with several passes
of the roller, evenly spreading the paint over the
entire substrate surface. Allow a minimum of 2.1

hours for drying between coats.

GLEAil.UP:
Clean all tools promptly after each use with clean
water. Do not allow paint to dry on tools. Durex
Cleaning Solution CS-100 is available to aid
cleaning of soiled areas where the DUR-X-CEL 1OO
has dried,

STORAGE:
Store DUR-X-CEL 100 in a dry vented, waterproof
location, stacked off the ground with ambjent
ternperatures above 5"C (41'F) Keep nraterials dry
protected from rapid temperature changes, fronr
dampness and moisture and away from direct
sunlight.

KEEP FROM FREEZING.

PACKAGINGI
DUR-X-CEL 100 is packaged in 18.9 titre pails.

DUR-X-CEL 100 is avaitabte in 28 siandard
colours. Custorn colour matching is avarlable upon

request at a slight additional charge.

GOVERAGE:

Coverage wrll vary accorcling to the porosity r:f the
substrate, colour of original substrate and colour of
the DUR-X-GEL 100 to be apptieri.
Average coverage:

one coat : 5.6 nZ/L (1200 ft2ipail)
two coats : 3.9 rn2ll (800 ftZlpait)

A TEST SAMPLE SHOULD BE APPLIED TO
ESTABLISH PRACTICAL COVERAGE ON THE
ACTUAL SUBSTRATE.

WAHHANTY:
Durabond Products Limited fully warrants
their products when used and appliecl in strict
accr:rdance with the printed instructions on
product mixing and product application. ln any case
Durabond's responsibility shall not exceed either
the refund of the purchase price, or the replacement
of the purchased product.

TECHNICAL SERVICES:
Technical assistance for uniqtle applications ancj
design is available upon request irom Durabond
Products Limited.
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