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1 Introduction
1.1 Terms of Reference
IRC Building Sciences Group (IRC) was authorized by St. Joseph’s Catholic Parish to perform a Building Condition
Assessment for their building located at 409 Paisley Street in Guelph, Ontario.
The purpose of the assessment was to evaluate the condition of the primary building envelope components such as
foundations, wall cladding systems, roofing systems, windows and doors, as well as major mechanical, electrical and elevator
systems. Evaluation of these components would be complete with recommendations for repair and/or replacements within the
next 10-year period including budget estimates.

1.2 Scope of Work
The scope of work for this project was to be in accordance with IRC’s proposal M3190P and include the following:

- Procurement and review of all drawings and historical documentation made available to IRC.

- Identify and document any repairs which have been performed to date (if applicable).

- Perform a detailed non-destructive investigation of the building and all the elements to determine current physical
condition and remaining life expectancies.

- Identify problem areas that require in-depth destructive investigation for proper evaluation of underlying defects and
provide a budget cost to perform the recommended testing (if required).

- Identify all components, elevations, roof areas and deficiencies and record with a digital camera and include images
throughout the report.

- Provide budget estimates for component upgrades recommended within the next 10-year period, listing each of the
identified components that will require repair, retrofit or replacement.

1.3 Condition Ratings
The following definitions have been used in the text to describe the condition of each component reviewed:

Good Condition: No deficiencies or concerns noted. No capital expenditure is anticipated within next 10-years.

Good / Fair Condition: Reasonable condition as whole; minor deficiencies noted. No capital expenditure is anticipated
within next 10-years.

Fair Condition: Reasonable condition as whole; deterioration and/or damage noted. Capital expenditure is
anticipated within 5 – 9 years.

Fair / Poor Condition: Deterioration and/or damage noted; component is nearing end of service life. Capital expenditure
is recommended in 2 – 4 years.

Poor Condition: Deterioration and/or damage noted; component at end of service life. Capital expenditure is
recommended in 0 – 1 year.

Very Poor Immediate action is recommended to repair or improve the condition and further investigation is
recommended.

n/a Component does not currently exist and installation is recommended for building functionality or
as a cost-effective upgrade.
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1.4 Priority Rating
To assess the priorities of the short-term repairs/replacements required within the next 5 years for the various components
at each property, the following ratings from “A” to “E” have been used:

Priority A – Health & Safety
Hazardous conditions which cannot be deferred and which could lead to loss of life or critical or extremely severe injury.

Guideline:
This priority is for those conditions which are extremely hazardous and which, if not corrected, could lead to critical injury or
loss of life. The required scope of work will generally be localized and normally include only a portion of a particular building
element or building system.

Priority B – Structural Integrity
Conditions that lead to the deterioration of structural elements of a property must be investigated and corrected if necessary.
Failure to do so may lead to unsafe, life threatening conditions and will eventually render the building structurally unsound and
physically obsolete; incapable of performing the task it was designed to do.

Guideline:
This priority is to be assigned to the rehabilitation of structural building elements which have deteriorated to such an extent that
they are no longer structurally sound and are not capable of performing their intended task. Examples such as cracked
columns, severe spalling or cracked shear walls, failing shelf angles, corroded structural steel supporting members and
decaying wood support members are characteristic of the priority.

Priority C – Code Requirement
All buildings and building systems must be upgraded so that they comply with revision to existing legislation or to the
requirements of newly adopted legislation.

Guideline:
This priority is to be assigned to work that is required to ensure that buildings comply with new requirements brought about by
changes to applicable existing legislation, such as the Fire Code, or newly adopted legislation. Building elements that have
deteriorated to an extent that they no longer comply with existing codes are not assigned this priority.

Priority D – Building Functionality
Replacement required for building components which have a direct and significant impact on the building or operation of the
building as a whole – generally limited to the building structure and envelope as well as the primary mechanical and electrical
systems. These building components and systems must be maintained in order to protect the value and operational viability of
the asset.

Guideline:
Certain building systems must be maintained in order to protect the “value” and operational viability of the asset. Accordingly,
work that directly and significantly affects the overall performance of a primary building system, or a major part thereof, is
assigned this priority.

Priority E – General Upgrades
Upgrades of components that have surpassed their useful service life, that do not have a direct bearing on the safe operation
or functionality of the building,  i.e. not building envelope components or primary mechanical and electrical systems. Also
includes upgrades with either cost-effective or other initiatives that improve the operational efficiency or marketability of the
property and which are considered to have a reasonable payback or add non-tangible value.

Guideline:
General replacement of components that have surpassed their useful life but replacement may be deferred without affecting
the safe operation and functionality of the property as a whole. Examples include interior finishes and concrete components.
This rating is also assigned to components where operating efficiencies and initiatives, and upgrades with a perceived
payback may be achieved. Typically energy management, water conservation programs; and/or upgrades to improve non-
tangibles such as ‘curb appeal’ and aesthetic appearance.
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Priority – None
This priority is assigned to components where no significant repairs or replacement is expected within the next 5-year period,
or where the component has no significant bearing on the operation or function of the property as a whole.

Guideline:
A projected priority rating of a component beyond a 5-year period cannot be accurately assessed due to the many variables
that may affect the condition beyond this period. Variables such as regular maintenance, weather deterioration, general wear
and tear, new technologies, changing code requirements etc. Priority ratings should be re-assessed every 5-year period when
updates to the building condition assessment are recommended.

1.5 Expenditure Type
Recommended
Quantifiable cost of replacement recommended within the foreseeable future, i.e. next 5-years, based on the condition
assessment and the industry norm for typical service life between replacement/upgrades/restoration.

Projected
Quantifiable cost of replacement or an estimated allowance for components where the replacement date cannot be accurately
assessed, i.e. 5-years and beyond based on the condition assessment and the industry norm for typical service life between
replacement/upgrades/restoration.

Allowance
Costs that cannot be accurately measured either due to the work being non-cyclical in repair or replacement, or that the
‘quantity’ to account for cannot be calculated as a single entity. Examples include partial restoration of concrete components
and foundation leak repairs.

Discretionary
Upgrade or replacement of components that are considered cost effective or worthwhile; however are not necessary for the
continued operation of the building. Costs may be omitted or discounted from budgets if deemed not necessary. Examples
include upgrade of attic insulation and replacement of older ‘standard’ flush toilets.

Operating/Maintenance
Expenditures that are considered to be a small capital value under $1,000 and that may be performed by contractors or
maintenance staff under general work order. Examples include painting of doors, replace weather-stripping, replace toilets etc.

1.6 Expected Life Cycle
Each component has been assessed with an expected life cycle for the component reviewed. The numbers shown indicate the
industry ‘norm’ for that component with the average value bolded. For example, Roof Shingles: 15 – 20 – 25 + indicates that
the average life expectancy for roof shingles is approximately 20 years, with a deviation of approximately ± 5 years depending
upon variables such as material quality, standard of installation and level of preventative maintenance.

1.7 Limitations
Only the specific information or locations noted in the report have been reviewed. Although every reasonable effort was taken
to identify defects, latent and hidden defects may affect the accuracy of this report. No physical or destructive testing and no
design calculations have been performed unless indicated elsewhere in this report.

1.8 Code Compliance
During the visual reviews of the buildings and properties, it has been generally determined, “in a global sense”, that
compliance with the current laws and regulations governing its operations are correct unless specifically noted. Comments
provided are detailed as to the nature of the non-conformance. A full code compliance review was not required as part of the
Scope of Work.
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1.9 Documentation Provided to IRC
Construction Drawings

- Recent As-built Architectural, Mechanical and Electrical drawings were available but original drawing were not provided.
The following is the “List of Available Drawings”:

# Tag Subject - Title Issue Date Record Type

1 A1 Plans and Sections Aug. 10th 1987 As-Built Architectural Drawing

2 E1 Partial Basement and Ground Floor Plans June 24th 2009 As-Built Electrical Drawing

3 E2 Panel and Mechanical Schedules, Power Riser June 24th 2009 As-Built Electrical Drawing

4 E3 Electrical Plans June 24th 2009 As-Built Electrical Drawing

5 M1 Basement Plumbing Plan July - 2009 As-Built Mechanical Drawing

6 M2 Main Floor Plumbing Plan July - 2009 As-Built Mechanical Drawing

7 M3 Basement and Main Floor HVAC Plan July - 2009 As-Built Mechanical Drawing

Other Documents

- The following is the list of other documents available related to the St Joseph’s Paris and Rectory building.

# Tag Subject - Title Issue Date Record Type

1 M1 Minutes Finance & Property Committee Meeting Sep. 19th 2006 Meeting Minutes

2 M2 Minutes Finance & Property Committee Meeting April 10th 2012 Meeting Minutes

3 Q1 Construction Fee Proposal Dec. 4th 1963 Original Quote

4 Q2 Rectory Addition Feb. 19th 1985 Original Quote

5 Q3 Front Entrance Steps Nov. 30th 1988 Cost Estimate - Quote

6 Q4 Roof Upgrade Dec. 1989 -1990 Cost Estimate - Quote

7 Q5 Boiler Replacement Quote Feb 10th 2003 Cost Estimate - Quote

8 Q6 Asphalt Paving - Quote Sep 19th 2006 Cost Estimate - Quote

9 Q7 Elevator Addition Quote Sep 30th 2009 Cost Estimate - Quote

10 Q8 Hall Renovation Quote Sep 30th 2009 Cost Estimate - Quote

11 Q9 Basement WR and Kitchen Renovation Quote Sep 30th 2009 Cost Estimate - Quote

12 Q10 Asphalt Paving Jan 11th 2010 Cost Estimate - Quote

13 R1 Floor Structure Report Sep 23rd 1999 Report

14 R2 Air Conditioning Replacement Jan 8th 2001 Report

15 S1 Rectory Boiler Cut-Sheet N/A Cut-Sheet

16 S2 Instruction to Bidders - Section Dec. 7th 2001 Specification

17 S2 Front End, Products and Workmanship Dec. 7th 2001 Specification

18 S3 Accessories Dec. 7th 2001 Specification

19 S4 Heating Ventilating and Air Conditioning Spec Dec. 7th 2001 Specification

20 CO Change Order # 3 Sep 18th 2009 Change Order
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1.10 Budget Estimates
Estimates were derived on a unit price basis, i.e. based on the quantity or cost per item/job. Typically the preparation budget
estimates are prepared from measured and priced quantities, all obtained from the project information that is available or a
significant portion of the estimate may be in the form of allowances.
Budgetary costs were obtained from one or more of the following sources:

i) Local Contractors,

ii) Consultants and Specialists, and/or

iii) Cost Estimate Referencing Manuals such as RS Means CostWorks

The estimates are based on judgment and past experience with similar work.  The type of construction was determined from
available information and where information was incomplete, the method of construction was assumed to be as it would
typically be done for the specific detail.
The cost of repair is based upon the deterioration present at the time of the investigation and average unit prices obtained
from our experience on similar projects in Southern Ontario.  It is important to realize that the prices are not based on tendered
specifications, but instead on general approaches and assumed quantities. The actual repair costs will depend on the prices
received at the time of tendering and/or the actual quantities removed during the repair contract. The estimates provided do
not include HST or engineering fees associated with the preparation of specifications and inspections for conformance with
same.
For an inclusive budget estimate a +30/-15% variance should be allocated to costs provided for the recommended
replacements and upgrades. It must be noted that in preparing the budgets for individual items, it has been assumed that a
group of repairs will be completed at the same time.  If individual repairs are completed increases should be expected.
Significantly increased costs may be expected should work need to be conducted outside of regular work hours or if increased
security is required.
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2 Executive Summary
2.1 Building Condition Assessment

2.1.1 Component Summary

Priority A – Health & Safety Hazardous conditions which cannot be deferred and which could lead to loss
of life or critical or extremely severe injury.

Priority B – Structural Integrity Conditions that lead to the deterioration of structural elements of a property
must be investigated and corrected if necessary.

Priority C – Legislative
Requirements

Components or systems must be upgraded so that they comply with revision
to existing legislation.

Priority D – Building Functionality Replacement required for building components which have a direct and
significant impact on the building as a whole.

Priority E – General Upgrades Upgrades of components that have surpassed their useful service life, that do
not have a direct bearing on the safe operation or functionality of the building.

Priority – None This priority is assigned to components where no significant repairs or
replacement is expected within the next 5-year period.

Building Components

Component Priority Rating Condition
Rating

Expenditure
Recommended

Budgetary
Cost

3.2         Structural Components

3.2.1 Foundations & Structure None Good / Fair 5 – 9 Years $10,000

3.3         Building Envelope Components

3.3.1 Roofing Systems

.i D Contingency Annually $2,500

.ii None Good / Fair 10 + Years N / A

.iii D Poor 0 – 1 Year $35,000

.iv D Poor 0 – 1 Year $7,500

3.3.2 Brick Masonry None Fair 5 – 9 Years $25,000

3.3.3 Eavestroughs, Downspouts,
Soffits and Fascias

.i None Good / Fair 10 + Years N / A

.ii E Fair / Poor 2 – 4 Years $50,000

3.3.4 Windows and Related
.i D Fair / Poor 2 – 4 Years $32,000

.ii None Fair 5 – 9 Years $12,000

3.3.5 Doors and Related

.i None Good / Fair 10 + Years N / A

.ii D Fair / Poor 2 – 4 Years $15,000

.iii None Good / Fair 10 + Years N / A

.iv D Fair / Poor 2 – 4 Years $7,000

3.3.6 Front Entrance Steps and
Related

.i A B Poor Immediate $5,000

.ii B D Poor 0 – 1 Year $15,000

.iii E Poor 0 – 1 Year $50,000

3.4         Site Components

3.4.1 Asphalt Pavement
.i None Fair 5 – 9 Years $10,000

.ii None Good / Fair 10 + Years N / A

3.4.2 Concrete & Related
Components

D Fair / Poor 2 – 4 Years $8,000

E Fair / Poor 2 – 4 Years $4,000
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3.5         Mechanical & Plumbing Systems

3.5.1 Make-Up Air and Condensing
Unit - Parish

.i None Fair 5 – 9 Years $250,000

.ii None Fair 5 – 9 Years $75,000

3.5.2 Boiler Systems - Parish
.i None Fair 5 – 9 Years $100,000

.ii None Fair 5 – 9 Years $150,000

3.5.3 Hot Water Heaters - Parish D Fair / Poor 2 – 4 Years $15,000

3.5.4 Hot Water Heaters - Rectory D Fair / Poor 2 – 4 Years $6,500

3.5.5 Plumbing, Piping & Related
.i E Contingency Annually $10,000

.ii E Poor 0 – 1 Year $35,000

3.6         Electrical & Life Safety Systems

3.6.1 Power & Distribution - Parish
.i None Fair 5 – 9 Years $25,000

.ii D Fair / Poor 2 – 4 Years $75,000

3.6.2 Power & Distribution -
Rectory D Fair / Poor 2 – 4 Years $20,000

3.6.3 Interior Lighting - Parish
.i E Fair / Poor 2 – 4 Years $100,000

.ii E Fair / Poor 2 – 4 Years $50,000

3.6.4 Interior Lighting - Rectory E Fair / Poor 2 – 4 Years $50,000

3.6.5 Exterior Lighting – Parish &
Rectory E Fair / Poor 2 – 4 Years $25,000

3.6.6 Fire Alarm Panel - Parish None Good 10 + Years N / A

3.6.7 Fire & Life Safety
Components – Parish &
Rectory

.i None Good 10 + Years N / A

.ii A C Poor Immediate $7,500

3.7         Miscellaneous Mechanical & Electrical Components

3.7.1 Miscellaneous Capital Items

.i               Sump Pumps D Poor 0 – 1 Year $15,000

.ii             Ventilation Study E N / A 0 – 1 Year $7,500

.iii          Kitchen Exhaust System C D Poor Immediate $45,000

.iv       Washroom Exhaust
Systems C D Poor Immediate $15,000

.v   Sound System & Related None Good / Fair 5 – 9 Years $15,000

3.8 Elevator Systems

3.8.1 Hydraulic Passenger Elevator – Parish

.i               Category 5 testing C N / A 0 – 1 Year $3,000

.ii             Upgrade Allowance E Good / Fair 5 – 9 Years $9,000

.iii          Major Modernization None Good 10 + Years N / A

3.9         Structural Components

3.9.1 Building Condition
Assessment None Good 5 – 9 Years $15,000
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2.1.2 Building Envelope Summary

Foundations & Structure
1. Foundations and structures for both the Parish and Rectory are currently considered to be in good condition with no

evidence of structural concern.

Building Exterior Components
1. Roof Areas R1.1 and R2.2 of the rectory will require replacement in the near future,

2. The Parish metal roof will not require replacement in the next 10 years, but annual costs associated with

maintenance are recommended.

3. It is recommended to install permanent attic lighting for Roof Area 4.1 / 4.2 to allow for review and maintenance of

this area in the future.

4. The paint is peeling / weathering from the wooden soffits and fascia of the Parish and repainting is recommended in

the near future.

5. The vinyl framed windows at the upper floors of the Rectory may require replacement in the near future as they are

nearing the end of their service lives.

6. Original exterior doors at both the Parish and Rectory will require replacement in the near future.

7. Major repairs are required to the structure of the front entrance concrete stairs. A detailed structural assessment is

recommended to determine the extent of the issues observed and provide a scope of work for repair.

8. Once structural issues are resolved for the front entrance steps, replacement of the waterproofing for the top slab and

complete refurbishment of the interior space below is recommended.

Site Components
1. The asphalt paving throughout the property is considered to outlast the 10-year period of this study, with continued

maintenance and some minor pre-replacement repairs to be expected.

2. Repairs to some deteriorating concrete components may be expected in the near future, as well as painting of

corroded guardrails and bollards.

2.1.3 Mechanical Systems Summary

General Description
The church mechanical systems consist of the central boiler plant providing heat, air conditioning, circulation and ventilation
systems, as well as plumbing and drainage systems serving washrooms and a large kitchen. There is no sprinkler or
standpipe fire protection system though the building but it’s equipped with fire extinguishers throughout. There is storm
drainage system as all roofs are sloped and equipped with eaves troughs and down spouts. Boiler plant, pumps, water heater,
water service and gas service are all located in the church’s basement. The natural gas meter is found at the west side of
church facing the rectory.

The mechanical systems in rectory building consist of a gas fired boiler providing heat via the perimeter radiator heaters. The
minimal air conditioning, circulation and ventilation systems is provided via the air handler unit located in the attic space and
the exterior condensing unit located on the west of the building adjacent to power and gas meter. Plumbing and drainage
systems serving washrooms on each floor. There is no fire protection system but the rectory building is equipped with fire
extinguishers throughout. Electrical equipment, boiler, pumps, water heater, water meter and gas service are all located in the
basement.

Site Services
1. Both buildings are served by natural gas with dedicated utility owned meters located on the exterior of each building.
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2. Incoming domestic cold water (DWC) services enter each building below grade with a dedicated water meter serving

each building separately. The main water services are ≈ 1” in size for both buildings (church and rectory). Both

services are copper pipes with copper and brass fittings.

3. Outgoing sanitary drainage services exit each building below grade. The church sanitary service is 4” with a

combination of ABS piping mixed with cast iron piping. The sanitary service in rectory is located below the lowest

floor level in basement so its size could not be determined due to limited access. Piping at Rectory is mainly PVC.

4. An outgoing storm drainage system serves the church and rectory parking. The storm service is located below the

lowest floor level so its size could not be determined. Catch basins are found in parking lot.

Heating, Ventilation and Cooling Systems
1. The church’s hydronic heating system consists of one standard efficiency low pressure boiler located in the basement

with radiators located throughout the building. System components are included on the next sections of this report:

Equipment Data – St- Josephs Parish

Boiler
1 x Boiler manufactured by LAARS Heating Systems. Low Pressure Natural Gas Fired Unit. Model:
HH08250IN11K1CCUH, Serial # C03A00044, Category I, for indoor installation. 850 MBH Max input.
212.5 MBH Min input rate, 688.5 MBH Max output, Natural Gas Inlet Pressure 11”-14” WC, Max W.P.
Water 160 PSI, Max Water Temp 240 0F. Nameplate information available on the unit.

Circulating Pumps
3 x recirculation pumps running in parallel. Pumps were of different sizes. Records taken indicate 2x
pumps are Grundfos UPS32-160F Model C, PC 1208. FHP, 1x 115V 60Hz power supply, and
1 x Armstrong, Model 116637-061, Serial 160287, 1/6 HP, 115V/1/60, 1725RPM.

Injector Pumps Fractional Horsepower (FHP) - boiler injector pump.  Model TBC

Radiators
Convector type radiators with painted steel housing, copper tubing with aluminum fins and control
valves. Exact quantity not confirmed due to limited accessibility.  Also, cast iron radiators located
throughout the building primarily along the building’s exterior located below windows or hidden in the
decorative walls of sanctuary. Finned tube radiators are present in some areas of the church as well.

Miscellaneous

One (50 USG) Amtrol Extrol expansion tank floor mounted and two original ceiling mounted expansion
tanks. Controls appear to be provided via a thermostat paired with a zone control valve. There appear
to be a total of 4x zones heating throughout the church. Thermostat’s are a mixture of analogue and
electronic type with the ability to program them via the Carrier Comfort Network panel.  Piping is a mix
of copper and steel with minimal insulation on piping within service rooms.

2. The rectory’s hydronic heating system consists of one standard efficiency boiler located in the basement with

radiators located through the perimeter of the building. System components include:

Equipment Data – Rectory

Boiler
1 x Standard Efficiency Boiler manufactured by Viessmann. Model No. BE-29, Burner No. VEI-G-29,
Serial No. 721267700160, Category I, for indoor installation only. Max input and Max output rate TBC,
Natural Gas Inlet Pressure 7”-14” WC, Max Pressure 207kPa (30 PSI), Max Water Temp 110 0C (230
0F). Nameplate information available on the unit.

Circulating Pumps One primary pump, two secondary pumps and one boiler injector pump, all fractional HP.

Radiators Finned tube radiators located throughout the building primarily along the building’s exterior located
below windows.
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Equipment Data – Rectory

Miscellaneous
One (≈10 USG) expansion tank. Controls appear to be provided via a thermostat paired with single
zone control valve. There appear to be a single heating zone throughout the rectory. Thermostat is
digital type and is found on the main floor corridor.  Piping is copper with no insulation.

3. Both buildings are equipped with air conditioning provided via the interior air handler and exterior condensing units.

Equipment Data - St Joseph’s Parish

Air Handling Unit 1 x Natural Gas Fired Air Handling Unit manufactured by Engineered Air. Model: DJ-100-C, Serial #
33320 SF-1, Supply Fan Size 20, RPM 2276/1145, 575V /3Ph/60Hz, FLA 32.9A, MCA 50A, MOCP
50A,
Supply Capacity 11,100 CFM/5500, 1000 MBH Max input, 790 MBH Max output, Natural Gas Inlet
Pressure 7”-14” WC, Air Temp Rise Range 60-75 0F. Nameplate information available on the unit.

Condensing Unit 1 x Condensing Unit manufactured by Engineered Air. Model: CUB-404-0, Serial # 33320 CU-1,
Cooling System 4 Compressors, Refrigeration Type R-22, 575V /3Ph/60Hz, MCA 80A, MOCP 90A,
LRA 78A
Design Pressure:  High = 425PSIG, Low = 150PSIG. Nameplate information available on the unit.

Equipment Data – Rectory

Air Handling Unit 1 x Air Handling Unit manufactured by Advanced Distributor Product. Model: HH6148A365A210ZAP,
Serial No. 7112025062, Refrigerant Design Pressure Max 450 PSI. Nameplate available on the unit.

Condensing Unit 1 x Condensing Unit manufactured by Weather King. Model: 13AJN48A01, Serial # W381425205,
Cooling System 1x Compressor, Refrigeration R-410A, 208V /1Ph/60Hz, MCA 29A, MOCP 35-50A,
1/5HP Motor
Design Pressure:  High = 450PSIG, Low = 250PSIG. Nameplate information available on the unit.
Manufacture / Fabrication date Sep 2014

4. Both buildings are equipped with an active ventilation system but some areas still depend on passive ventilation.

Public washrooms within the church include exhaust fans that move stall building air to the exterior and encourage

outdoor air to infiltrate the building. There were no exhaust fans observed in private washrooms in church and some

bathrooms within the rectory.

5. The church includes a large kitchen in the basement with a commercial kitchen exhaust system serving the gas

cooking stove. The kitchen exhaust system consists of a galvanized steel hood, galvanized steel exhaust duct, and

non-grease rated exhaust fan. The exhaust termination was not confirmed due to limited access but it was noted that

there is no fire suppression system serving the exhaust system.

Plumbing and Drainage Systems
1. The church is served by two water heaters; one electric and one gas fired unit.  The natural gas-fired water heater

located in the basement boiler room is a Stone Lined Coleman, product model and manufacturing date unknown.

because the nameplate is missing. The electric water heater located inside the janitor room is a Rheem product,

Model No. RR410T, Serial No. 0500J200033 with capacity 175Litres (45≈USG), power supply 120V 1Ph, with upper

and lower elements each rated 1500Watt.
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2. The rectory is served by the 150Litres (40 USG), gas fired water heater located in basement service room. It’s is a

GSW product, Model No. G640S38FV-02, Cat No. B4171, Serial No. S0511 532216, manufactured in 2004. This

water heater is a rental unit through the Union Energy - Reliance Home Comfort.

3. Piping system in both buildings are comprised of a mix of ABS and cast for drainage systems, copper and steel for

supply systems, and steel for the natural gas system.

4. Plumbing fixtures in both buildings are a mix of new and old. Fixture types range from water-closets, urinals and

lavatories in washrooms, stainless steel sinks in kitchen, and a utility sinks in service rooms. Newer fixtures are low

flow though older fixtures are not.

Fire Protection Systems
1. There are no sprinkler systems or standpipe systems in either building.

2. Both buildings are equipped with fire extinguishers throughout. Mostly 10 and 25 lbs units with either ABC or just A

classification. Fire extinguishers are inspected annual with the most recent inspection in December 2016.

3. There is no fire suppression system serving the kitchen exhaust hood in the church basement floor.

Summary of Observations and Concerns
Based on our review of the site conditions, we want to bring attention to the following observations and concerns related to the
mechanical systems:

1. The single boiler plant and circulating systems are in good working condition and is expected to have over 10 years

of service life remaining. The existing standard efficiency boiler is a single unit with no back-up unit in case of an

emergency or maintenance. Although heating can be provided by the gas fired air handling unit in church building, we

recommend installing a new high efficient boiler and cycling the back-up boiler into service one or two days per month

to keep the equipment fit and to counter atrophy. It should be noted that there is no provision for heating the rectory

building in case the boiler fails.

2. Significant runs of boiler piping are un-insulated within the mechanical rooms. We recommend insulating piping to

reduce heat losses in these areas and to direct this heat where required throughout the building.

3. Adequate air changes and ventilation is not provided to the rectory building. Though there are no retroactive code

requirements for the provision of ventilation air, any OBC Part 11 renovation work requiring compensating

construction due to Change of Use or Increase in Occupant Load would require that ventilation systems be provided

in accordance with current code requirements.

4. The exhaust system serving the cooking equipment located within the church’s large kitchen does not meet the

requirements of the Ontario Fire Code section 9.9.2.19 which is the Commercial Cooking Equipment section of the

Retrofit chapter. The following aspects of the existing configuration are non-compliant:

a. Lack of fire suppression system

b. Lack of grease catch at the hood and at the fan. Exhaust fan is not grease rated.

c. Lock of 45-minute fire separation between the kitchen and the remainder of the building. Although it should

be noted that fire shutters are currently present but the kitchen door and frame don’t have the proper rating.

5. The HVAC controls serving the rectory boiler system are limited providing only a single point of control for half the

area of 3 different floor levels. With thermostats located only on the second floor, occupants on the first and second

floors have no ability to adjust temperatures on those levels.

6. Some washrooms in both buildings have no exhaust system. Also, the janitor room in church is not fire rated and

doesn’t have an exhaust fan which is in violation with the current code requirement.

7. The size and type of electrical service at the rectory building (200A 120/240V, single-phase) restricts the ability to

provide new air conditioning within the building at the future date. A full building air conditioning system (whether
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provided by a central air handling unit or multiple, local, split-ductless units, would require an upgrade to the building’s

electrical service. This option would raise structural and architectural implications for new duct-work layout runs.

8. We recommend maintenance of HVAC equipment be provided based on ASHRAE 180 Standard Practice for

Inspection and Maintenance of Commercial Building HVAC Systems.

9. Some plumbing fixtures are old models with standard flow / flush. At the time of replacement, we recommend

providing low-flow fixtures.

10. The theoretical service life expectancy of plumbing fixtures such as faucets and water-closet / urinal flush

components is approximately 15-20 years for commercial grade equipment. Water-closets, urinals, sinks, and wash

basins are expected to last approximately 25-30 years. Actual service life is highly variable and dependent upon

treatment by users, water quality and the degree of maintenance undertaken. Internal flush components serving

water closets and valves/actuators within faucets will be needed, daily cleaning is recommended, otherwise weekly

cleaning is often sufficient.

11. Although the fire alarm system at the church building is relatively new the location and quantity of the initiation and

annunciation devices need to be farther investigated to ensure that it complies with the latest OBC requirements.

The latest OBC standards for Group A Div.2 building occupancy do apply based on Part 3.2.4 and 11 requirements.

2.1.4 Electrical Systems Summary

General Description
The electrical systems found at church consist of the Normal and Emergency Lighting, Power Distribution, Fire Alarm,
Voice/Data, Security, Sound System etc... The incoming power service is rated for max 200A 347/600V 3Ph 4W (commercial).
The electrical systems found at rectory consist of the Normal and Emergency Lighting, Power Distribution, Voice/Data, TV
Security and Sound System. The incoming power service is rated for max 200A 120/2400V 3Ph 4W (residential).
Site Services

1. The church is served by a 200A, 347/600V, 3-phase electrical service fed from the pole mounted step-down

transformer located on Paisley Road. The secondary underground wires entre the church building onto the south side

to the main entrance disconnect located inside the basement Mechanical / Service Room.

2. The rectory is served by a 200A, 120/240V, 1-phase electrical service fed by overhead wires running form utility poles

into the building mounted electrical mast that receives the overhead wires and routes the service through the utility

owned electrical meter (located on the exterior of the building) before routed below grade and into the building panels

found at the basement level.

Power Distribution
1. The church power distribution system consists of: a 200A 347/600V 3Ph 4W main entrance fused disconnect, the

200A 600V 3Ph splitter, branch disconnects and step-down transformers that service the distribution panels and M&E

equipment located within the building.  A disconnect and electrical feed serving the recently installed public elevator.

2. The rectory power distribution system consists of: a 200A 120/240V 1Ph 3W main panel board fed from the utility

power meter. The basement, main and 2nd floor is being fed from the house panel, rated 100A 120/240V 1Ph 3W.

Emergency Power / Lighting
1. Neither building is equipped with an emergency generator. Both buildings are served by local, battery powered exit

signs and emergency lighting system. Battery units were tested at random and most were found to be working.

2. Exit signs within the church and rectory were illuminated. Location of exit sign as per the latest code requirements

3. Emergency lights were not present in some areas where mechanical and electrical service equipment is located.
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Lighting
1. The church is equipped with dimmable, incandescent or halogen fixtures within the main sanctuary. Throughout the

remainder of the building light fixtures are a combination of incandescent, compact fluorescent, and tube fluorescent

with T12 lamps. Overall light fixtures are dated with mostly inefficient lamp types.

2. The rectory is equipped a mixture of decorative incandescent or fluorescent fixtures utilizing T12 lamps though some

fixtures appear to have been replaced with newer T8 lamps.

3. Exterior lighting is limited to fixtures located at exits of both buildings and flood lights illuminating the church’s stained-

glass windows on the façade facing the street or parking lot. Both buildings are equipped with mechanical timeclocks

controlling the exterior light fixtures’ run times. The church has an illuminated sign facing Paisley Road.

Fire Alarm System
1. St. Josephs Parish building is equipped with a single stage fire alarm system that consist of a combination of

addressable and conventional devices interconnect and monitored by the EST Quick Start control panel. Pull station

are found at exit doors, Smoke and Heat Detector are found in majority of spaces but not in all locations as require by

the current code and standards.  Bells are the annunciation devices and the area covered need to be re-evaluated to

ensure that the minimum sound level is not less than 65dBA or less than 10dBA above ambient noise.  Annunciation

devices are required in all service rooms and pull stations shall be installed on all floor areas leading to the stairways.

2. Should the occupant load at rectory building exceed 10 habitants in total, a fire alarm system would be required in

accordance with the Ontario Fire Code section 9.2.4.1 which is the Fire Alarm Systems for Assembly Occupancies

section of the Retrofit chapter. The current Smoke Alarm and Carbone Monoxide Detectors are plug-in type but they

should be interconnected to activate them all in case of an emergency.

Summary of Observations and Concerns
Based on our review of the site conditions, we want to bring attention to the following observations and concerns related to the
electrical systems:

1. The Ontario Fire Code requires that all buildings be equipped with operational exit signs and emergency lights

(section 9.2.3 for Assembly Occupancies, within the Retrofit chapter). Both buildings have multiple infractions

including non-operational exit sign or emergency lighting within the church or rectory. We recommend a full

replacement of all exit and emergency lights within both buildings to new LED fixtures and pictogram exit signs.

2. Many light fixtures outside of the main sanctuary in the church and throughout the rectory are past their life

expectancy and some fixtures have been replaced/repaired as needed over the years resulting is a mismatch of

fixture appearance. Lamp types are typically inefficient types including incandescent and T12 fluorescent, though

there were instances of T8 fixtures and CFLs. We recommend capital reserves be made for the eventual full

replacement of all light fixtures within the rectory and areas outside of the main sanctuary within the church.

Consideration for new LED fixtures to improve energy saving should be taken into evaluation for future upgrades.

3. Minimal instances of smoke alarms were observed within the buildings and no carbon monoxide detectors were

found in church area. In the absence of a fire alarm system in rectory building, we recommend replacing the original

smoke alarms and carbon monoxide detectors with new devices to include built-in strobes.

4. In mechanical and service rooms where gas fired equipment is present, carbon monoxide detectors should be

installed to sound locally and remotely at the FA panel.

5. We recommend a number of tests through the life of the power distribution equipment to ensure health and longevity

of the system. Infrared scans should be conducted periodically to identify potential trouble spots. An arc flash study, if

never performed, is recommended to determine the level risk to personnel servicing the equipment. This study should

be performed before anyone approaches exposed, energized electrical conductors or circuit parts that have not been
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placed in an electrically safe work condition. Megger testing should be performed on conductors when they are 20-25

years old to measure their insulation resistance.

6. The original single-phase power distribution equipment in church basement boiler room were not converted to 3-

phase but left as is. There may be an issue with the properly balancing the system to avoid single phase harmonics

that are a serious concern for the sensitive electronic equipment.

7. Two electrical panel in the rectory building are well past their life expectancy. These panels circuit breakers are

obsolete and spare parts are hard to find. It’s recommended to install a new larger panel with spaces for future loads.

8. Cable management is required. Wiring in both building need to be further investigated and it’s recommended that any

unused power cables / wiring to be removed and isolated as per the latest OESC standard and requirements.

2.1.5 Elevator Summary

Hydraulic Passenger Elevator - Parish
1. The elevator was installed in 2010 and therefore replacement is not expected to occur in the 10-year period of this

study.

2. Expenditures within the next 10-year period include Category 5 testing and an allowance for possible T.S.S.A.

mandated upgrades.

2.1.6 Organizational Elements Summary

Building Condition Assessment Update
1. It is recommended to complete an update to the Building Condition Assessment in the next 5 – 9 year period to

ensure all information and budgeting is updated.

2.2 10-Year Summary Budgetary Costs Table

10-Year Summary Table of Expenditures

Expenditure
Type

Expenditure
Recommended

Estimated
Budget (2017 Dollars)

Various Components – see report for details

Recommended 0 – 1 Years $ 265,500

Recommended 2 – 4 Years $ 495,000

Projected 5 – 9 Years $ 758,500

Projected 10+ Years N / A

Total (Years 0 – 9 ) $ 1,558,000

2.3 10-Year Summary Chart of Expenditures
(On subsequent page)
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St. Joseph's Catholic Church
409 Paisley Street, Guelph, Ontario

No. Component Condition Priority 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
1 2 3 4 5 6 7 8 9

3.2       Structural Components
3.2.1          Foundations & Structure Good / Fair None $11,487
3.3       Building Exterior Components
3.3.1.i          Roof Systems - Parish - Maintenance Contingency D $2,500 $2,550 $2,601 $2,653 $2,706 $2,760 $2,815 $2,872 $2,929 $2,988
3.3.1.ii          Roof Systems - Parish - Replacement Good / Fair None
3.3.1.iii          Roof Systems - Rectory - Replace Poor D $35,700
3.3.1.iv   Roof Systems - Parish - Attic Lighting Poor D $7,500
3.3.2          Brick Masonry Repairs Fair None $28,717
3.3.3.i          Eavestroughs & Downspouts - Replace Good / Fair None
3.3.3.ii          Soffits & Fascia - Parish - Over Clad Fair / Poor E $53,060
3.3.4.i          Window Replacement - Rectory Fair / Poor D $34,638
3.3.4.ii          Window Sealant Replacement - Parish Fair None $13,514
3.3.5.i          Aluminum Entrance Doors - Parish Good / Fair None
3.3.5.ii        Steel and Wood Entrance Doors - Parish Fair / Poor D $15,606
3.3.5.iii        Entrance Doors - Rectory Good / Fair None
3.3.5.iv        Garage Door - Rectory Fair / Poor D $7,283
3.3.6.i        Structural Assessment - Parish Front Entrance Steps Poor A & B $5,000
3.3.6.ii        New Waterproofing - Parish Front Entrance Steps Poor B & D $15,300
3.3.6.iii        Interior Refurbishment - Parish Front Entrance Steps Poor E $51,000
3.4       Site Components
3.4.1.i          Asphalt Pavement - Repairs Good / Fair None $11,487
3.4.1.ii          Asphalt Pavement - Resurface Fair None
3.4.2          Concrete Components Fair / Poor D & E $12,485
3.5       Mechanical & Plumbing Systems
3.5.1.i          Air Handling Unit - Parish Fair None $292,915
3.5.1.ii          Condensing Unit - Parish Fair None $89,632
3.5.2.i          Boilers, Venting & Pumps - Parish Fair None $110,408
3.5.2.ii          Radiators & Valves - Parish Fair None $179,264
3.5.3          Hot Water Heaters - Parish Fair / Poor D $15,606
3.5.4          Hot Water Heaters - Rectory Fair / Poor D $6,763
3.5.5.i          Plumbing, Piping & Related - Contingency Contingency E $10,000 $10,200 $10,404 $10,612 $10,824 $11,041 $11,262 $11,487 $11,717 $11,951
3.5.5.ii          Plumbing, Piping & Related - Insulation Poor E $35,700
3.6       Electrical and Life Safety Systems
3.6.1.i          Main Electrical Service - Parish Fair None $28,717
3.6.1.ii          Power & Distribution - Parish Fair / Poor D $78,030
3.6.2          Power & Distribution - Rectory Fair / Poor D $20,808
3.6.3          Interior Lighting Fixtures - Parish Fair / Poor E $162,365
3.6.4          Interior Lighting Fixtures - Rectory Fair / Poor E $54,122
3.6.5          Exterior Lighting - Parish & Rectory Fair / Poor E $26,010
3.6.6          Fire Alarm Panel - Parish Good E
3.6.7.ii          Fire & Life Safety System Contingency - Parish & Rectory Good None
3.6.7.ii          Fire & Life Safety System - Code Compliance Poor A & C $7,500
3.7       Misc. Mechanical & Electrical Components
3.7.1.i          Sump Pumps & Controls Poor D $15,300
3.7.1.ii          Ventilation Feasibility Study Poor (N / A) E $7,500
3.7.1.iii          Kitchen Exhaust System Poor C & D $45,000
3.7.1.iv          Washroom Exhaust Systems Poor C & D $15,000
3.7.1.v          Sound System & Related Good / Fair None $17,926
3.8       Elevator Systems
3.8.1.i          Minor Repairs - Valves Poor (N / A) C $3,060
3.8.1.ii          Minor Repairs - Operator Good / Fair E $10,545
3.8.1.iii          Major Modernization Good None
3.9       Organizational Elements
3.9.1          Building Condition Assessment Update Good None $16,892

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
LINE A EXPENDITURE - PRESENT  DAY VALUE $92,500 $172,853 $188,000 $62,500 $244,500 $112,500 $39,500 $82,500 $271,500 $252,500
LINE B INFLATION RATE 0.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
LINE C COMPOUND INFLATION RATE 1.000000% 1.020000% 1.040400% 1.061208% 1.082432% 1.104081% 1.126162% 1.148686% 1.171659% 1.195093%
LINE D EXPENDITURE - FUTURE COST VALUE $92,500 $176,310 $195,595 $66,326 $264,655 $124,209 $44,483 $94,767 $318,106 $301,761
LINE E TAX RATE @ 6.5% (HST reimbursed by 1/2) $6,494 $12,377 $13,731 $4,656 $18,579 $8,719 $3,123 $6,653 $22,331 $21,184
LINE F PROFESSIONAL FEES incl. HST $7,400 $14,105 $15,648 $5,306 $21,172 $9,937 $3,559 $7,581 $25,448 $24,141
LINE L TOTAL EXPENDITURE - FUTURE COST VALUE $106,394 $202,792 $224,974 $76,288 $304,406 $142,865 $51,165 $109,001 $365,885 $347,085

Priority Rating Definitions
Priority A - Health & Safety: Hazardous conditions which cannot be deferred.
Priority B - Structural Integrity: Conditions that may lead to the deterioration of structural
elements.
Priority C - Code Requirements: Components or systems must be upgraded so that they
comply with existing legislation.
Priority D - Building Functionality: Replacement required for components which have
significant impact on the building.
Priority E - General Upgrades: Upgrades of components that have surpassed their useful
service life, but do not have a significant impact on the functionality of the building.
Priority - None: Assigned to components where no significant repairs or replacement is
expected within the next 5-year period. $0
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3 Building Condition Assessment
3.1 Building Description

Title: St. Joseph’s Catholic Parish Address: 409 Paisley St., Guelph, ON

Years Constructed: Church: 1964 No. of Floors: Church: 1 + Mezzanine & Basement
Rectory: 1955 Rectory: 2 + Basement
Rectory Addition: 1985

Building Footprint Area: Church: 11,000 sq. ft. Main Entrance Faces: East
Rectory: 3,000 sq. ft.

Date of Site Survey: September 18, 2017
October 19, 2017

Photographs

Northeast View - Church Southwest View - Church

Northeast View - Rectory West Elevation - Rectory
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Building Envelope

Foundation &
Structure

Church: Structural components include stone rubble foundations with brick masonry load bearing
walls and masonry buttresses supporting a wood framed roofing assembly.
Addition: Poured in place and concrete block foundation walls with wood frame construction walls
supporting a wooden truss roofing system.

Exterior Wall
Components

Church: Double wythe brick masonry exterior walls.
Addition: Brick masonry veneer walls including aluminum siding on the 1970’s addition.

Roof Components

The roof is subdivided into 10 roof areas (1.1, 1.2, 1.3, 1.4, 2.1, 2.2, 3.1, 4.1, 5.1, and 6.1).
Roof areas 1.1, 1.2, 2.1, 2.2, 3.1, 4.1 and 5.1 consist of asphalt shingles over an undetermined
underlayment on wood roof sheathing.
Roof area 1.3 consists of a single ply PVC (Polyvinyl Chloride) membrane that appears to be
mechanically fastened.
Roof area 1.4 consists of 3/8” pea stone covered 4-ply Built-up Roofing (BUR) systems.
Roof area 6.1consists of cedar shakes.

Windows
Church: Painted wood framed fixed and awning stained glass windows.
Addition: Painted wood framed vertical sliders for the 1960’s addition and vinyl framed horizontal
sash sliders for the 1970’s addition.

Doors

Church: Painted wooden entrance doors
Addition: Combination of painted wooden and metal doors. Some doors are provided with an
aluminum storm door.
Insulated metal overhead sectional garage door.
Vinyl sliding patio door servicing the rooftop patio area.

Mechanical & Electrical Systems

Electrical Systems

Parish Hall - Electrical systems:
 200A 347/600V 3-Phase 4-Wire Normal Power Distribution – Class IV
 30kVA, 45kVA 600V:120208V 3Ph and 75kVA 600V:120/240V 1Ph TX
 Fire Alarm:  Annunciator Panel, Smoke and Heat Detectors, Pull Stations, Bells
 Cable TV and Internet by Rogers, Telephone and Fax by BELL
 Sound system, amplifier and wall mounted speakers
 Interior– illuminated by a mixture of incandescent and fluorescent light fixtures
 Exterior– illuminated by a mixture of incandescent and HID light fixtures
 Lutron Lighting Control Panel - Gtrafic Eye 150A 120/208V 3Ph 4W 20CCT
 Controls - Low voltage and line voltage lighting controls- GE relay panel
 Stage Lighting – controlled by low voltage dimmable switches and relay panel

Class III Emergency Standby Pawer or Backup Generator – not available!

Rectory - Electrical systems:
 200A 120/240V 1-Phase 3-Wire Normal Power Distribution – Class IV
 Smoke Alarm Detectors, Carbon Monoxide Detectors (plug-in type 120V 1Ph)

Cable TV and Internet by Rogers, Telephone and Fax by BELL
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Mechanical & Electrical Systems

Mechanical
Systems

Parish Hall – HVAC and Plumbing systems:
 1x Gas-fired Boiler serving radiant hot water heaters via 3x loops.
 2x Gas-fired Hot Water Heaters servicing the fixtures in WR’s and Kitchen
 1x Gas-fired, Air Handling Unit – (pad-mounted interior unit)
 1x Condensing Unit c/w 4x compressors & 4x loops – (pad-mounted exterior unit)
 2x Sump Pumps at the new elevator room & 1x sump pump at the original bldg.
 2x large Public WR’s, 1x handicap WR near the elevator and 2x private WR’s
 Exhaust fans in most of the bathrooms. Exhaust fan missing for 2x private WR’s
 1x large double sink in Kitchen – (mounted in island cabinet)
 1x mop sink in Janitor Room with no exhaust fan and not 1hr fire rated space

Rectory - HVAC and Plumbing systems:
 1x Gas-fired Boiler serving radiant hot water heaters via a single loop.
 1x Gas-fired Hot Water Heater
 1x Gas-fired, Air Condition Unit – (mounted in attic space)
 1x Condensing Unit c/w 1x compressor single loop – (pad-mounted exterior unit)
 1x sump pump at the basement
 1x public WR near the entrance and 3x in suite private WR’s for each bedroom
 Exhaust fans for most of the bathrooms

1x washer and 1x dryer located in the basement service area

Passenger Elevator
Parish: Yes
Rectory: No

Sprinklered
Parish: No
Rectory: No

Other

Site Components Asphalt paved access roadways and parking lots, concrete walkways and concrete steps servicing
main entrances of both the Parish and Rectory.
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Arial Photo

ParishRectory
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3.2 Structural Components

3.2.1 Foundations & Structure

General Condition

Installed / Last Major Repairs Varies Typical Restoration Period - 20 – 50 – 80 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$10,000 Item 5 – 9 Years Projected Allowance for unforeseen repairs to the foundations
and structures of the parish and rectory

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Parish

- No structural drawings were available for review; however, based on site observations the structure of the parish
appears to consist of poured-in-place concrete foundation walls supporting double wythe brick masonry exterior walls.
The roof structure appears to consist of wood decking supported by glulam wooded buttresses which are anchored into
concrete footings on the exterior of the building. It appears that the exterior brick walls are also connected to the glulam
buttresses with tie rod connections along the north and south elevations.

- The main floor appears to consist of a concrete slab supported by open web steel joists and metal decking, as observed
in the exposed ceiling spaces of some basement storage rooms. Intermittent steel columns supporting the main floor
were also observed in the parish basement hall.

- There were no visible signs of major structural concern in terms of settlement or cracking of foundation or exterior walls
as viewed from the interior and exterior of the parish. No destructive investigation was undertaken to review hidden
structural components. Minor cracks were noted at some corners of the foundation walls; however, these cracks did not
show signs of horizontal or vertical displacement and are not considered to be of any significant concern.

- IRC were not informed of any active leaks into the basement of the parish. Leaking was reported in the accessible ramp
entrance on the east end of the basement – see section Front Entrance Steps and Related for more information.

Rectory

- No structural drawings were available for review; however, based on site observations the structure of the rectory
appears to consist of typical residential construction with poured-in-place foundation walls supporting wood framed walls
and wooden roof trusses.

- There were no visible signs of major structural concern in terms of settlement or cracking of foundation or exterior walls
as viewed from the interior and exterior of the rectory. Minor cracks were noted in the foundation wall in the area where
the original building connects to the 1985 addition.

- IRC were not informed of any active water leakage into the basement of the rectory at the time of the site review.
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Conclusions & Recommendations

Parish

- The foundations and structure for the parish appears to be in good condition with no visible signs of cracking reported
areas of water infiltration to the interior.

- The cracks observed in the concrete foundation walls appear to be stress fractures caused by building settlement and is
typically not an indication of serious structural concern. Continued monitoring of these cracks is recommended to ensure
they are not worsening with time or showing signs of horizontal or vertical displacement.

- No major expenditures are anticipated to occur in the 10-year period of the study.

Rectory

- The foundations and structure for the rectory appears to be good condition with no visible signs of cracking reported
areas of water infiltration to the interior.

- No major expenditures are anticipated to occur in the 10-year period of the study.

- Continued assessment of the foundation should be conducted annually as part of a regular building maintenance
program. Review/consult with registered engineer if there are any apparent concerns with the foundations or structure.

Photographs

Exterior view of the glulam buttresses on the north elevation
of the Parish

Metal tie rods connect the buttresses to the exterior walls at
the Parish

Interior view of the Parish structure Steel columns in the basement hall supporting the main floor
of the Parish
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Photographs

Minor stress cracking at the corner of the foundation wall on
the south elevation of the Parish

Stress crack with previous repair applied to it on the south
elevation of the Parish

Slab on grade concrete floor in the basement of the Rectory
.

Minor cracking observed in the foundation of the rectory
where the original building meets the addition – east

elevation

End of Foundations & Structure Section
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3.3 Building Exterior Components

3.3.1 Roof Systems

General Condition

Installed / Replaced Varies Typical Service Life - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor Very Poor

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$2,500 per
year Item Annually Maintenance Roof area’s C1, 1.1, 2.1, 3.1, 3.2, 4.1 and 4.2

Complete yearly maintenance

$180,000 Item 10 + Years Projected Roof area’s C1, 1.1, 2.1, 3.1, 3.2, 4.1 and 4.2
Complete roof system replacement on Parish

$35,000 Item 0 – 1 Year Recommended Roof area R1.1 and R2.1 Complete roof system
replacement on Rectory including increased insulation

$7,500 Item 0 – 1 Year Recommended Install permanent lighting in the attic space of Roof
Area 41. / 4.2

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Roof Key Plan

Rectory Parish
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Observations & Comments

- For the purposes of the reporting and data assembly, each roof area was divided into identifiable sections according to
the boundaries set out by such termination features as edges, height changes, control joints and/or expansion joints (see
roof plan).

- The roof is subdivided into 9 roof areas (C1, 1.1, 2.1, 3.1, 3.2, 4.1, 4.2 R1.1 and R2.1). Roof areas C1, 1.1, 2.1, 3.1, 3.2,
4.1 and 4.2 consist of a stone-coated formed metal shingles over an undetermined underlayment on wood roof deck.
Roof areas R1.1 and R2.1consists of a 3 tab asphalt shingle on a wood roof deck. At the time of the site review no core
cuts were preformed.

- All roof areas appeared not to be original to the building construction, It was reported to IRC that there were no active
leaks at the time of site review.

Roof areas R1.1 and R2.1

- The asphalt shingle on these roof areas have been replaced in 2002 using what appears to be an organic 3 tap asphalt
shingle; the shingles appeared to be in poor condition and nearing the end of their service life. The deterioration of the
existing shingles was more apparent on the south facing slopes. Curling, clawing and Granular loss was observed
through these roof areas. Insulation in the attic below the peaked roofs was observed to be installed in the rafters directly
under the roof deck. It was observed that ventilation baffles had been in stalled at every third roof truss. Obstructing the
intake ventilation can lead to premature shingle failure. This needs improvement. Replacement is recommended within
the next 0 – 1 year.

Roof area’s 1.1, 2.1, 2.2, 3.1, 3.2, 4.1 and 4.2

- The existing stone-coated formed metal shingles installed in approximately 1991 were found to be in fair condition with
noticeable Granular loss, although not visually appealing it should not affect the shingles ability to provide its water
shedding capability’s. Replacement is recommended with in the next 10 – 15 years.

- Access to the main church attic space (within Roof Area 4.1 / 4.2) is from the storage room on the balcony level on the
north side of the stained glass window of St. Joseph. An extension ladder is required to gain access to the attic access
door.

- The accessible attic space of Roof Area 4.1 / 4.2 appeared to be dry and well insulated. No lighting is provided in this
space making review / servicing in this area difficult.
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Conclusions & Recommendations

Roof areas R1.1 and R2.1

- The average life expectancy of a typical shingle roof system is 12 to 20 years depending on materials and levels of
maintenance and ventilation. The life expectancy of 15 years is a benchmark commonly used when planning future roof
replacement strategies and life cycle costing. The existing roof systems reviewed are estimated to be 15 years old and
are in poor condition.

- The roofing system and related flashings on this roof area will not provide the required long term protection from water
entry and it is recommended that roof replacement be completed with in the next 0 – 1 year.

- Current recommended replacement includes:
 Remove roof system down to wood deck.
 Increase attic insulation to minimum of 16” to achieve current code requirements of R40.
 The installation of a new shingle roof system consisting of self-adhering eave protection, breathable

underlayment and a Fibreglass shingle.
 Install new metal flashings at perimeters, rakes and valleys and penetrations.

Roof areas 1.1, 2.1, 2.2, 3.1, 3.2, 4.1 and 4.2

- The average life expectancy of a typical stone-coated formed metal shingle system is 30 to 40 years depending on
materials and levels of maintenance and ventilation. The life expectancy of 30 years is a benchmark commonly used
when planning future roof replacement strategies and life cycle costing. The existing roof systems reviewed are
estimated to be approximately 20 years old and are exhibiting signs of granular loss

- Due to the age and condition of the roofing system and related flashings it is likely these roof systems will provide the
required long term protection from water entry and it is recommended that roof replacement be completed with in the
next 10 – 15 years.

- Current recommended maintenance includes:
 Preform annual routine maintenance until date of replacement.
 It is recommended to install permanent lighting in the attic of Roof Area 4.1 / 4.2 to allow for proper

inspection and maintenance of this area in the future.

Photographs

Rectory - Roof Area R.1 Rectory - Roof Area 1.2 Attic Space R.1
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Photographs

Rectory - Roof Area R.1 Rectory - Roof Area R.2

Rectory - Roof Area R.2: Granular Loss and Clawing Parish - Roof Area 2.1

Parish - Roof Area 4.1 Parish - Roof Area 3.1
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Photographs

Parish - Roof Area 1.1 Parish - Roof Area 1.1

Parish - Roof Area C.1 Parish - Attic space of Roof Area 4.1 / 4.2

Parish - Fibreglass Batts in the attic of Roof Area 4.1 / 4.2 Parish - Roof Area 4.2
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Photographs

Parish - Roof Area 3.2 Parish - Roof Area 3.2

End of Roof Systems Section
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3.3.2 Brick Masonry
General Condition

Installed / Last Major Repairs Varies Typical Restoration Period - 25 – 30 – 35 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$25,000 Item 5 – 9 Years Allowance Isolated brick masonry repairs at both the Parish and
Rectory.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Parish

- No drawings were available to verify the construction of the exterior walls and no destructive investigation was
completed on site; however, based upon the quote for the original construction of the parish it appears that the above-
grade exterior walls consists of exterior 4” brick masonry with 1” Styrofoam insulation and an interior 4” brick masonry
wythe. During renovations of the parish circa 2002, the interior was provided with insulated stud walls with a painted
drywall finish.

- The exterior brick is generally considered to be in good to fair condition with little in terms of deficiencies observed at the
time of the site review. There does not appear to have been any major brick restoration completed at this building in the
past. Small areas of brick replacement and/or mortar joint repointing were evident at isolated areas of the building.

- Minor efflorescence was noted at isolated areas of the exterior bricks, mainly in the areas of past brick repairs around
the entrance to the elevator lobby on the north elevation. Minor efflorescence was also observed on the brick face of the
interior masonry walls adjacent to the south entrance doors. Efflorescence occurs when the salt deposits within the
bricks form on the face of the units. Efflorescence indicates that the brick units are absorbing moisture, but does not
signify any apparent deficiencies, especially on interior walls which are not exposed to freezing temperatures.

- Concentrated areas of moisture staining were noted on the brick face directly below the corners of the windows. The
current window sills do not appear to have end dams installed which would deflect water shed over the drip edge of the
sill instead of onto the face of the brick masonry.

Rectory

- The construction of the rectory is assumed to be typical residential construction consisting of insulated wood stud
framing with interior drywall finishes and exterior brick masonry.

- The rectory was built in two phases; the original building circa 1955 and an addition constructed circa 1985. No drawings
were available for review for either construction phase. The coursing of the brick units which include headers suggest
that the exterior wall is not provided with an air space behind. The absence of weeping vents also confirms this
assumption.

- The brick masonry at both the original and building addition were considered to be in good to fair condition at the time of
the site review. Minor cracks were noted at some building corners, but are not considered to be significant in terms of
settlement or other movements.

- The expansion joint between the original building and the addition is filled with mortar. Control joints should be provided
with a flexible material such as sealant to allow movements to occur at this joint.
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Conclusions & Recommendations

Parish

- In general, the brick masonry for the parish is considered to be in good condition with only minor deficiencies noted at
the time of the site review.

- Based upon the amount of brick deterioration noted at the time of the site review, large-scale brick restoration is not
anticipated to occur within the 10-year period of this study. An allowance for isolated brick repairs has been accounted
for in the upcoming 5 – 9 year period.

- It is imperative that the correct materials are utilized at the time of repairs. Previous brick repairs noted on the building
appear to have used an improper mortar, causing excessive efflorescence in the repair area.

- The inclusion of end dams installed on the window sill flashings will prevent concentrated water staining below the
corners as was observed on this building.

Rectory

- In general, the brick masonry for the rectory is considered to be in good condition with only minor deficiencies noted at
the time of the site review.

- Based upon the amount of brick deterioration noted at the time of the site review, large-scale brick restoration is not
anticipated to occur within the 10-year period of this study. An allowance for isolated brick repairs has been accounted
for in the upcoming 5 – 9 year period.

- At the time of brick repairs, it is recommended to replace the mortar joint within the expansion joint with backer rod and
sealant to allow for movements to occur.

Photographs

Typical condition of the brick masonry at the Parish Isolated brick repairs completed in the past on the west
elevation of the Parish
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Photographs

Efflorescence noted in areas of past brick repairs near the
elevator entrance doors of the Parish

Minor efflorescence on the interior brick walls for the south
entrance of the Parish

Concentrated water staining below corners of windows on
the south elevation of the Parish

Typical condition of brick masonry at the Rectory – west
elevations

Masonry expansion joint filled with mortar instead of sealant
at the Rectory

Minor cracks noted in isolated locations, including the
southeast corner of the Rectory

End of Brick Masonry Section
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3.3.3 Eavestroughs, Downspouts, Soffit and Fascia
General Condition

Installed / Replaced Varies Typical Service Life - 15 – 20 – 25 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

N / A Item 10 + Years Projected
Replace all eavestroughs and downspouts at both the
parish and rectory. Replace soffits at the rectory with
fully perforated sections.

$50,000 Item 2 – 4 Years Recommended
Repair wood soffits and fascia at the Parish and clad
over with new prefinished vinyl to reduce future
maintenance requirements.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Eavestroughs and Downspouts

- Prefinished aluminum eavestroughs and downspouts are provided for the sloped shingle roof areas for both the parish
and rectory. The installation dates for these components appear to vary between the two buildings, and it has been
assumed they are the same age as the roofs they are servicing.

- The majority of the aluminum downspouts discharge rainwater from the eavestroughs to outlets which continue below
ground level. It is not known if these outlets are connected to a weeping tile system or are connected directly into storm
water sewers. There were no reports of issues of deficiencies with the rainwater management for the site.

- Concrete bollards are provided at many downspout locations which are adjacent to the roadways to protect them from
unintentionally damages. Minor damages to the downspouts were noted at isolated locations of the parish.

- Eavestrough “gutter guards” have been installed on the lower roof above the garage of the rectory building. \

Soffit and Fascia

- Parish

- The soffit and fascia are painted wood components which appear to date from the original construction. Wearing
and weathering of the paint finish was observed throughout the building.

- The soffits do not provide any ventilation into the attic space for the parish roof. Instead, air intake is provided via
grilles at the front and rear gables of the building.

- Rectory

- The soffit and fascia are prefinished aluminum components.

- The soffits are intermittently perforated to allow airflow into the attic spaces of the roof areas. A review of the interior
of the attic space determined that foam baffles are provided at the perforated sections of soffit to ensure air flow is
not blocked with displaced insulation.
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Conclusions & Recommendations

Eavestroughs and Downspouts

- The eavestroughs and downspouts for both the parish and rectory are considered to be in good to fair condition with only
minimal damage noted at isolated downspout locations. Complete replacement of these components is not anticipated to
occur within the 10-year period of this study.

- At the time of the eventual replacement of these components, ensure the cross section of both the eavestroughs and
downspouts are sized adequately to properly service the increased rain water loads of the steep pitched roofs.

Soffit and Fascia

- Parish

- In the near future, it is recommended to repair any damaged sections of the wooden soffits and fascia, and clad all
components with prefinished aluminum or vinyl to eliminate future maintenance costs associated with painting.

- Rectory

- These components are currently considered to be in good to fair condition and will likely not require replacement
with the 10-year period of this study.

- It is recommended at the eventual replacement of the soffits to install fully perforated sections to maximize airflow
into the attic spaces.

Photographs

Typical condition of the painted wooden soffits for the roof
areas of the Parish

The paint finish of the fascia for the parish are becoming
weathered and require repainting throughout the Parish
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Photographs

Majority of downspouts are protected by concrete bollards
and discharge below-grade

Minor damage noted at isolated downspouts, including this
location on the west end of the Parish

Rectory eavestrough provided with “gutter guard” protection Rectory downspouts also discharge below grade

Rectory soffits are intermittently perforated Foam baffles installed at perforated soffit locations observed
in the Rectory attic space

End of Eavestroughs, Downspouts, Soffit and Fascia Section
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3.3.4 Windows & Related
General Condition

Installed / Replaced Varies Typical Service Life Varies

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$32,000 Item 2 – 4 Years Recommended Replace upper floor windows at the rectory

$12,000 Item 5 – 9 Years Recommended Replace all framing and glazing sealants for the
windows at the parish

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Parish

- The window assemblies for the parish consist mainly of bronze anodized aluminum framing with IGU “cathedral glass”
glazing. The majority of the glass is fixed, with some operable project-in type windows.

- The majority of the window assemblies for the first floor appear to be original to the building construction; however,
stamped IGU spacers were observed on site indicating a manufactured date of 1994. The large stained glass window in
the balcony area on the east elevation of the building depicting St. Joseph was reported to have been installed during
the 2002 renovation period.

- Reports indicate that the window bank on the south side of the basement hall was replaced at the time of major hall
renovations circa 2008.

- No information regarding the perimeter sealants of the windows were provided to IRC; however, it appears the majority
of the sealants have been replaced over the years and are considered to be in serviceable condition.

- As indicated in the brick masonry section of this report, the punch-type windows are not provided with end dams at the
sill flashings resulting in concentrated moisture staining on the face of the brick masonry below.

Rectory

- The majority of the windows at the rectory building consist of vinyl framed assemblies incorporating IGU glazing. The
current configurations include a combination of fixed and casement windows, and sash sliders for the basement
windows.

- A manufactured date could not be verified on the IGU spacer of the windows; however, IRC were informed that all
basement slider windows were replaced circa 2016. Upper floor windows are assumed to be original to the 1985
construction date of the addition.

- All windows appeared to be in serviceable condition with no evidence of damages or deterioration, and no failed IGUs
observed at the time of the site review. All windows which were tested for their operation were noted to have a good
ease of operation with all crank and locking hardware.

- There are older wood framed windows located at the garage area of the building which appear to date from the original
construction.

- The perimeter sealants varied in age and condition throughout the windows at the rectory building, with the older wood
framed windows having poor sealants with large cracks and splitting noted.
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Conclusions & Recommendations

Parish

- All window assemblies throughout the parish are considered to be in serviceable condition, with no reports of water
leakage or excessive heat loss. The large curtain-wall type window assemblies are considered to have an increased
service life as they are recessed from the face of the exterior walls are provided with protection from weathering
elements.

- Complete replacement of the window assemblies is not anticipated to occur within the 10-year period of this study. An
allowance for perimeter sealant replacement at the aluminum frame to masonry joint as well as at the glazing to
aluminum framing joints has been provided in the 5 – 9 year period of this study.

Rectory

- The basement vinyl framed sash slider windows which were replaced in 2016 are considered to be in good condition and
their replacement is not anticipated within the 10-year period of this study.

- The upper floor windows which are assumed to be original to the 1985 addition construction are currently in serviceable
condition; however, they are nearing the end of their typical service lives. Replacement has been budgeted to occur in
the 2 – 4 year period of this study based upon their assumed age.

- It is expected that perimeter sealant work would be completed as part of the window replacement, and as such no large-
scale sealant replacement has been accounted for within the 10-year period of this study.

- Budgetary costs for window replacement may be highly variable depending upon the style and construction of window
selected by the Client.

Photographs

Newer stained glass window on east elevation of the Parish Typical condition of the curtain wall type window assemblies
incorporating cathedral glass IGUs – south entrance of the

Parish
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Photographs

Typical condition of the punch type windows at the Parish Newer window bank servicing the south side of the
basement hall of the Parish

Typical condition of the perimeter sealants around the
windows at the Parish

Typical condition of the upper floor windows at the Rectory –
east elevation

Newer windows installed in the Rectory basement Typical casement hardware for the upper floor windows of
the Rectory

End of Windows & Related Section
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3.3.5 Doors & Related
General Condition

Installed / Replaced Varies Typical Service Life Varies

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

N / A 3 No. 10 + Years Projected Replace aluminum entrance doors within curtain wall
entrance systems of the parish

$15,000 4 No. 2 – 4 Years Recommended Replace painted metal and original wooden doors of
the parish

N/A 2 No. 10 + Years Projected Replace insulated metal entrance doors of the rectory

$7,000 2 No. 2 – 4 Years Recommended Replace entrance door and overhead sectional door
at the garage of the rectory

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments
Parish

- There are various types of doors from various construction dates throughout the parish:

- Aluminum framed doors incorporating glazing within the curtain wall window systems provided at the north, east and
south entrances.

- Hollow metal exit doors provided on the north and south elevations.

- Original wooden door provided on the west elevation.

- The door system servicing the basement entrance on the east elevation of the building has been accounted for in the
Front Entrance Steps and Related section of this report.

- The aluminum framed door system accessing the elevator lobby on the north elevation of the building was installed
during the installation of the elevator circa 2010.

- All doors tested at the time of the site review were in proper working condition with good ease of operation.

- The weather-stripping around some doors were noted to be compressed and worn, which may cause air infiltration into
the building. The threshold weather-stripping for the elevator lobby door was noted to be damaged at the time of the site
visit.

- Corrosion was noted at the base of the metal doors and frames of the exit doors on the north and south elevations. This
corrosion is commonly caused by the use of de-icing salts in the winter months.

- The wooden door on the west elevation is considered to have exceeded its service life and is currently in poor condition
with surface damages and weathering noted at the time of the site review.

Rectory

- The entrance doors for the rectory building appear to consist of insulated metal slabs with integrated glazing. The doors
appear to have been replaced at some point since the original construction and considered to be in good to fair
condition.

- The attached garage on the north end of the rectory building is provided with a painted wood entrance and overhead
sectional garage door which appear to be original to the 1985 construction date of the addition. The garage door was
observed to be operational at the time of the site review.
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Conclusions & Recommendations
Parish

- The aluminum framed entrance doors which are incorporated into the curtain wall systems on the north, east and south
elevations, as well as the elevator lobby entrance door system, are considered to be in good to fair condition. The
replacement of these doors is not anticipated to occur in the 10-year period of this study.

- The metal and wooden exterior doors are assumed to be original to the building construction and therefore nearing or
have already exceeded their typical service life. Replacement of these doors may be expected in the upcoming 2 – 4
year period.

- Replacement of any worn-out or damaged weather-stripping on exterior doors should be repaired to prevent further air /
water leakage into the interior of the building.

Rectory

- Replacement of the insulated metal entrance doors to the rectory is not anticipated to occur within the 10-year period of
this study.

- Replacement of the wooden entrance and overhead sectional doors for the attached garage may be expected within the
next 2 – 4 year period of this study based upon their age and current condition.

Photographs

Main entrance door system on the east elevation of the
Parish

Newer elevator lobby entrance door system on the north
elevation of the Parish

Typical metal exit door with sidelite on the north elevation of
the Parish

Metal door frames noted to be moderately corroded – north
exit door of the Parish
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Photographs

Damaged threshold weather-stripping – south entrance of
the Parish

Original wooden door on the west elevation of the Parish

Typical insulated metal door at the Rectory building – south
entrance door

Wooden entrance and overhead sectional door at the
attached garage for the Rectory

End of Doors & Related Section
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3.3.6 Front Entrance Steps and Related
General Condition

Installed 1989 Typical Restoration Period - 30 – 40 – 50 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$5,000 Item Immediately Recommended
Complete detailed structural assessment an
accessible ramp enclosure to determine  scale and
scope of joist and concrete repairs

$15,000 Item 0 – 1 Year Recommended New waterproofing system for the concrete slab and
walls of accessible ramp enclosure

$50,000 Item 0 – 1 Year Recommended Complete refurbishment of interior space of access
ramp enclosure

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

- This item accounts for the concrete stairs and ramps at the main entrance to the parish on the east elevation. Reports
indicate that this feature was constructed circa 1988 and 1989 and was not part of the original design. As part of this
construction, a new entrance was made created below the stairs to allow for wheelchair access to the parish basement.

- IRC were informed that the basement accessible entrance below the stairs has been closed off from public access for
approximately the past 2 years due to concerns from ongoing moisture issues in that area.

- The interior space of the accessible ramp entrance was noted to have extensive moisture damage at the ceiling level,
with severe corrosion of the open web steel joists (OWSJ) and metal decking for the concrete slab above. The corrosion
has progressed in many areas where there was no longer any metal decking left, and the underside of the bare concrete
was visible.

- Upon closer review of the OWSJ it was discovered that some joists have incurred such extensive corrosion damage that
they are beginning to show evidence of section loss at the connection point with the concrete foundation wall.

- Large cracks running parallel to the OWSJ were observed on the underside of the concrete slab where the metal
decking was corroded away. Evidence of leaching (dried mineral deposits) was noted along these cracks which indicate
water infiltration through the slab from above.

- The storage room to the north of the accessible ramp entrance which is also below the main entrance stairs was
reviewed and was showing evidence of the same type of moisture damages on the underside of the structure.

- The topside of the east entrance stairs was reviewed at the time of the site review; however, the condition of the
concrete could not be determined as there was a coating applied to the topside. IRC were informed that this coating was
applied earlier this year. No information was provided to IRC with regards to the specific product that was applied.

- The application of the coating on the topside of the concrete was noted to have failed at several locations, predominately
around the posts of the guardrail and along the edge of the concrete slab.

- Evidence of crack sealing was noted beneath the coating applied to the concrete. It appears that these topside cracks
align with the cracks observed from the interior on the underside of the concrete slab. The topside cracks also appear to
align with the cracks noted on the vertical face of the concrete walls which enclose the interior accessible ramp.

- The concrete wall containing the entrance door into the accessible ramp to the basement was showing evidence of
extensive moisture saturation within its cement parging layer. The parging was delaminated throughout the majority of
the wall area and has begun to fall off around the door opening. Removing a piece of the parging uncovered a large
amount of mineral deposits between the poured concrete and parging layer, further confirming past / current  moisture
saturation.
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Conclusions & Recommendations

- Based on the noted conditions at the time of the site review, it appears that the moisture issue experienced in the interior
of the accessible ramp to the basement and adjoining storage room is the result of water infiltration through the topside
slab / exterior walls of the concrete enclosure of the east entrance stairway. The corrosion is considered severe and may
be associated with to the assumed use of de-icing salts in this area in the winter months as it is a main entrance to the
parish. The salt-laden water infiltration accelerates the corrosion of the steel components.

- Interior humidity levels were not checked within this area at the time of the site review, so it could not be determined if
moisture from within the space is a contributing factor to the on-going issues.

- It is not known if the current coating applied to the topside of the concrete slab has prevented further moisture infiltration
below; however, the current coating will require to be replaced as it is already failing in several locations.

- A detailed structural assessment was not included as part of the scope of work for this report. Based on visual review
only, the observed corrosion appears to facilitate a potentially dangerous condition if allowed to progress further. The
damaged joist sections will require repair involving complete replacement of the joist shoe for all corroded joists along
the reinforced concrete wall.

- It is also recommended that the source of the salt-laden water be eliminated in order to prevent a reoccurrence of the
problem. This would involve removal of the existing coating on the topside of the concrete slab and installation of a new,
properly detailed waterproofing system. All major concrete cracks which are showing evidence of leaching will require
proper restoration including through-slab concrete repairs prior to the application of the new waterproofing.

- After all structural repairs and waterproofing is completed for this area, complete refurbishment of the interior finishes wi ll
be required before public use, including but not limited to, drywall replacement, painting, installation of a finished ceiling,
new light fixtures and a new entrance door system.

- An in-depth structural assessment of this area is recommended in the near future to determine the extent and severity of
the current damages to the structural components and provide repair recommendations. An estimated budget for repairs
cannot be determined until a scope of work is determined from the structural assessment.

- In the short term, it is recommended for the basement entrance and interior accessible ramp to remain closed from
public access until repairs are completed. It is also recommended to install temporary shoring within this area for the
concrete slab above to ensure the structural integrity of the slab and the safety of anyone walking on it.

Photographs

Main entrance stairs / ramps at the east elevation of the
Parish

Current coating applied to the topside of the concrete slab at
the east entrance of the Parish
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Photographs

Failure of the coating around guardrail posts of the east
entrance to the Parish

Sealed cracks on the vertical face of the concrete walls of
the accessible ramp enclosure of the Parish

Corrosion staining evident even after coating applied to the
concrete

Entrance to the accessible ramp to the basement with
widespread parging delamination – under east main

entrance to the Parish

Mineral deposits present in between concrete wall and
parging layer at the basement entrance door

Widespread corrosion of the metal decking throughout the
underside of the concrete slab supporting the east entrance
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Photographs

Corrosion has progressed to a point where the metal decking
has displaced

Large leaching cracks noted on the underside of the
concrete slab

Section loss observed at some steel joist ends at the
connection point with the reinforced concrete wall

Similar deterioration noted in the adjacent storage room
which is also below the east entrance slab

End of Front Entrance Steps and Related Section
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3.4 Site Components

3.4.1 Asphalt Pavement
General Condition

Installed / Replaced Varies Typical Service Life - 20 – 25 – 30 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

N / A Item 10 + Years Projected Complete replacement of asphalt paving

$10,000 Item 5 – 9 Years Allowance Pre-replacement repairs of the asphalt paving

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Settled  Severe  Moderate  Minor  None

Cracked  Severe  Moderate  Minor  None

Rutting  Severe  Moderate  Minor  None

Oil Spills  Severe  Moderate  Minor  None

- The asphalt paving for this site includes the access roads off of Guelph Street, Paisley Road and Rosewood Avenue, as
well as the parking lot located on the west end of the site. The parking lot located to the north of the parish is the
responsibility of the neighbouring school and is not included as part of this study.

- The asphalt paving varies in condition and age of installation throughout the site. The paving at the handicap parking
bays on the north side of the parish were installed in 2006. The access roads off of Guelph Street and Paisley Road
appear to date from the same 2006 installation period.  The parking lot and access roadway to the west of the rectory
was installed in 2010 after the demolition of rental houses on that property.

- In general, the majority of the asphalt paving areas are considered to be in good to fair condition. Minor alligator cracking
and vegetation growth within cracks was observed at the entrance of the access road off of Paisley Road.

- Minor settlement was noted between the asphalt paving adjacent to the concrete floor slab of the rectory garage,
resulting in slight change of height between the two.

Conclusions & Recommendations

- Large-scale asphalt paving replacement is not anticipated to occur within the 10-year period of this study.

- Pre-replacement repairs such as crack sealing and isolated patch repairs have been accounted for in the 5 – 9 year
period of this study.

- Thermal expansion and contraction may cause longitudinal cracks in the paving, allowing moisture to seep in causing
spalling of the asphalt during freeze/thaw cycles and shortening the service life. Routing and sealing of the asphalt will
extend the service life of the paving as a whole.

- The service life of asphalt paving is highly variable depending upon the quality of installation, amount of vehicle usage
and weight of vehicles and correct design for such vehicles.
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Photographs

Access roadway off of Rosewood Ave. Access roadway off of Guelph St.

Parking lot area west of the Rectory Minor settlement between the paving and concrete floor slab
of the Rectory garage

Alligator cracking at the access roadway off of Paisley Rd. Cracking and vegetation growth throughout the access
roadway off of Paisley Rd.

End of Asphalt Pavement Section
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3.4.2 Concrete & Related Components
General Condition

Installed / Last Major Repairs Varies Typical Restoration Period - 10 – 15 – 20 +

Priority Safety Structural Code Function General None

Condition Good Good / Fair Fair Fair / Poor Poor 

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$8,000 Item 2 - 4 Years Allowance Contingency for concrete repairs

$4,000 Item 2 - 4 Years Recommended Repainting of steel handrails and bollards

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

Settled  Severe  Moderate  Minor  None

Cracked  Severe  Moderate  Minor  None

Vegetation  Severe  Moderate  Minor  None

- The concrete components for this site include walkways around the perimeter of the parish and rectory, curbs along
parking areas, steps and stairways (excluding the east elevation stairs) and related components such as bollards and
handrails.

- The concrete components vary in condition and installation dates throughout the site. In general, the concrete
components are considered to be in fair condition.

- Corrosion staining was noted on the concrete steps for the north exit door as well as within the elevated concrete slab
adjacent to the west exit door. Minor cracking was observed in the areas around the corrosion staining and may worsen
with time if left unaddressed.

- The concrete walkways and curbs in the areas of the handicap parking bays on the north side of the parish were
reported to have been replaced circa 2006. All curbs and walkways in the area of the new parking lot on the west end of
the site was installed at the time of asphalt installation circa 2010.

- Minor surface corrosion was observed at the base of several handrail / guardrail posts servicing concrete stairs and
steps. This type of corrosion is typical in areas where de-icing salts are used in the winter months. Similar type of
surface corrosion was observed at the base of several steel protective bollards throughout the site.

Conclusions & Recommendations

- The typical life of concrete components is 50+ years, and complete replacement of concrete components would not be
expected in any one period.

- Budgetary costs account for a replacement of a portion of the total concrete replacement costs based upon the current
conditions observed on site. Repairs to the concrete showing evidence of corrosion staining and subsequent cracking
are recommended within the next 2 – 4 year period of this study.

- Painting of the handrails / guardrails as well as the steel protective bollards is recommended in the upcoming 2 – 4 years
to prevent further corrosion of the exposed metal.
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Photographs

Typical condition of the concrete walkways on the north side
of the Parish

Sections of newer concrete along the handicap parking bays
at the north side of the Parish

Cracking and corrosion staining on the steps adjacent to the
north exit door of the Parish

Minor scraping noted on concrete curbs, likely cause by
snow removal machines at the west parking lot

Corrosion staining and cracking noted on the topside of the
elevated concrete slab adjacent to the west exit door of the

Parish

Concrete stairs leading to the south entrance of the Parish
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Photographs

Surface corrosion noted at the base of the handrail posts of
the south stairs for the Parish

Surface corrosion noted at the base of the majority of
protective bollards throughout the site

End of Concrete & Related Components Section



Building Condition Assessment – St. Joseph’s Catholic Parish
409 Paisley St., Guelph, Ontario

IRC LB17-033CR-19424 53

3.5 Mechanical & Plumbing Systems

3.5.1 Make-Up Air and Condensing Unit - Parish

General Condition

Installed / Replaced / Refurbished 2002 -2003 Typical Service Life - 20 – 25 – 30 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$250,000 1 5 – 9 Years Projected Replace the existing AHU system with similar

$75,000 1 5 – 9 Years Projected Replace the existing CU system with similar

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data - St Joseph’s Parish

Air Handling Unit 1 x Natural Gas Fired Air Handling Unit manufactured by Engineered Air. Model: DJ-100-C, Serial #
33320 SF-1, Supply Fan Size 20, RPM 2276/1145, 575V /3Ph/60Hz, FLA 32.9A, MCA 50A, MOCP 50A,
Supply Capacity 11,100 CFM/5500, 1000 MBH Max input, 790 MBH Max input, Natural Gas Inlet
Pressure 7”-14” WC, Air Temp Rise Range 60-75 0F. Nameplate information available on the unit.

Condensing Unit 1 x Condensing Unit manufactured by Engineered Air. Model: CUB-404-0, Serial # 33320 CU-1, Cooling
System 4 Compressors, Refrigeration Type R-22, 575V /3Ph/60Hz, MCA 80A, MOCP 90A, LRA 78A
Design Pressure:  High = 425PSIG, Low = 150PSIG. Nameplate information available on the unit.

Observations & Recommendations

- The AHU unit is located on the basement Main Service Room and it’s mounted on ≈ 4” concrete pad

- The CU unit is located exterior on south side of the church building and it’s mounted on ≈ 4” concrete pad

- Both Units are in working conditions, and is reported to be operating without issues.

- There are no further observations or recommendations other than as outlined under General Comments.

General Comment

- Regular maintenance of the Air Handling Unit (AHU) and Condensing Unit (CU) is required to achieve or extend the life
expectancy of the component, i.e. replace filters, clean unit, preventative maintenance (PM). This is considered to be an
operating expenditure.
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Photographs - St Joseph’s Parish

Air Handling Unit located on basement Main Service Room of
the Parish

Exterior Condensing Unit on the south side of the Parish

Layout and Nameplate of the Air Handling Unit Nameplate of the Condensing Unit

Gas fired section of the Air Handling Unit Compressors and Fan motor inside the Condensing Unit

End of Make-Up Air and Condensing Unit – St. Josephs Parish
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3.5.2 Boiler Systems - Parish

General Condition

Installed / Replaced Early 2000’s Typical Service Life - 20 – 25 – 30 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$100,000 System 5 – 9 Years Projected Replace boiler plant, venting and pumps.

$150,000 System 5 – 9 Years Projected Replace church area hot water radiators & valves

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data – St Joseph’s Parish

Boiler(s)

1 x Boiler manufactured by LAARS Heating Systems. Low Pressure Natural Gas Fired Unit
Model: HH08250IN11K1CCUH, Serial # C03A00044, Category I, indoor use, 850 MBH Max input
212.5 MBH Min input rate, 688.5 MBH Max output, Natural Gas Inlet Pressure 11”-14” WC,
Max W.P. Water 160 PSI, Max Water Temp 240 0F. Nameplate information available on the unit.

Circulating Pumps

3 x recirculation pumps ruing in parallel. Pumps were of different sizes. Records taken indicate
Grundfos UPS32-160F Model C, PC 1208. FHP acceptable for indoor use 1x 115V 60Hz power
supply.
1 x Armstrong, Model 116637-061, Serial 160287, 1/6 HP, 115V/1/60, 1725RPM, Continues Duty.

Injector Pumps Three fractional HP main circulating pumps and one fractional HP boiler injector pump.  Model TBC

Radiators Convector type radiators with painted steel housing, copper tubing with aluminum fins and control
valves. Exact quantity not confirmed due to limited accessibility in church area.
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Observations & Recommendations

- Boiler is standard efficiency and provides heating throughout the church building via the perimeter radiant baseboard
heaters. It is recommended to upgrade the existing boiler to a high-efficient condensing type at time of replacement. Also,
it is recommended that the client /owner’s rep consult with the local gas service provider at the time of replacement to
determine if there are any current rebates or cost incentives for higher efficiency upgrades.

- The exterior of the boiler, though slightly aged, appear to be in good condition and signs of corrosion aren’t showing.
- The hydronic baseboard heaters are controlled by manual thermostats. It is understood that digital programmable

thermostats are not as effective with this method of heating as the control of the heat is not instant, rather a build-up of
radiant heat.

- The building manager reported that the boilers, pumps and venting were replaced approximately 10-15 years ago.
- Exhaust flues are removed via an induced draft, individual duct system. The existing vent appear to be in good condition.

The vent terminates at the block wall chimneys all-the way up on the roof. Chimney is okay and with no sign of corrosion.
- There are no further observations or recommendations other than as outlined under General Comments.

General Comments

- Regular maintenance of the boiler and circulating system is required to achieve or extend the expected design life of the
component, i.e. clean unit, preventative maintenance (PM). This is considered to be operating expenditure.

- For observations, Comments and Budgetary costing for the existing piping systems; see Plumbing Piping & Related
sections of this report.
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Photographs

Gas fired Boiler located in Basement Boiler Room of the
Parish

Boiler Nameplate

Gas-fired Boiler, Water Heater and Water Softener

Recirculation Pumps for the Boiler and Rad Heater loops Boiler exhaust and hot water system
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General Comments

Typical hot water radiators in basement - Parish Hall

Radiator heater at the south entrance door of the Parish View of radiator piping and control valve inside housing

End of Boiler Systems – Parish
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3.5.3 Hot Water Heaters - Parish

General Condition

Installed / Replaced 1980’s Typical Service Life - 10 – 13 – 16 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$15,000 System 2 – 4 Years Recommended Replace both WH with new high efficiency units

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Hot Water Heater
1 x Gas-fired Water Heater. Stone Lined Coleman product. Nameplate not available.
1 x Electric Water Geater, Rheem product, Model No. RR410T, Serial No. 0500J20033
175Liters (45USG), 120V AC 1Ph. Nameplate available.

Hot Water Storage Tank Manufacture and Model No. TBC

Hot Storage Circulation Pump Armstrong FHP.

DHW Recirculation Pump Armstrong 116637-061 FHP 120V 1Ph

Observations & Recommendations

- The existing natural gas fired hot water heater is standard efficiency. It is recommended to upgrade the water heater to a
high-efficient condensing type at time of replacement. It is recommended that the owner’s rep consults with the local gas
provider at the time of replacement to determine if there are any rebates or cost incentives for higher efficiency upgrades.

- The exterior of the hot water heater, though aged, appears to be in fair condition and is showing some signs of corrosion.
- The existing hot water tanks are placed horizontal, without insulation jacket. Externally only the insulation jacket is visible,

which appears aged, and is showing signs of deterioration.
- Exhaust flue is induced draft, and appears to be original. The vent appears to be in good condition. The vent terminates

in a chimney on the roof. The chimney is hidden inside the concrete block wall chase and sign of corrosion not witnessed.
- The system is operating as intended within the expected service life. Future consideration for replacement or upgrades.
- There are no further observations or recommendations other than as outlined under General Comments.

General Comments

- For observations, Comments and Budgetary costing for the piping systems; see Plumbing & Piping sections of this report
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Photographs

Gas Fired Hot Water Heater located in the boiler room of the
Parish

Electric Hot Water Storage Tank located in Janitor’s Room of
the Parish

Gas Fired Hot Water Heater located in the boiler room Electric Hot Water Storage Tank located in Janitor’s Room
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3.5.4 Hot Water Heaters - Rectory

General Condition

Installed / Replaced 2000’s Typical Service Life - 10 – 13 – 16 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$6,500 System 2 – 4 Years Recommended Replace WH with new high efficiency unit and own it.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Hot Water Heater
1 x GSW Product gas-fired heater, Model G640538FV-02, Serial No. S0511532216
38,000 BTU input; 150Liters (40USG).

Observations & Recommandations

- The existing natural gas fired hot water heater is standard efficiency. It is recommended to upgrade the heater to high-
efficient condensing type at time of replacement. It is recommended that the owner’s rep consult with the local gas
provider at the time of replacement to determine if there are any rebates or cost incentives for higher efficiency upgrades.

- There are no further observations or recommendations other than as outlined under General Comments.

General Comments

- For observations, Comments and Budgetary costing for the piping systems; see Plumbing & Piping sections of this report
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Photographs – Rectory

Gas Fired Hot Water Heater located in basement of the
Rectory

Water Heater Nameplate Water Heater located in basement of Rectory

End of Hot Water Heater - Rectory
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3.5.5 Plumbing, Piping & Related

General Condition

Installed / Last Major Repairs 2003/2010 Typical Service Life - 25 – 30 – 35 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$10,000 Item Annual Allowance Capital reserve to address piping leaks and savings for
further piping replacement projects

$35,000 item 0 – 1 Year Recommended Insulate exposed runs of heating supply and return
piping within services rooms of both buildings.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data – St Joseph’s Parish Approx.
Quantity

Water Closets Found in WR’s 7

Urinals Found in WR’s 1

Basins Found in church area 8

Slop Sinks Found in Janitor and Service Rooms 2

Single Counter Sink Found in WR’s 2

Double Counter Sink Found thorough the building 3

Triple Counter Sink Found in kitchen island 1

Water Heaters Found in boiler room and janitor room 2

Hose Bibbs Found on the exterior and interior walls or service rooms 4

Floor Drains Found mainly in servicer room and kitchen areas 4

Roof Drains Found on the exterior walls 6

A complete plumbing installation has been identified, including storm and sanitary sewer connection and domestic connection.
Majority of existing fixtures is in good condition, white color, manufactured by American Standard. Drainage piping is medium
cast-iron weight below the floor and copper above. Hot and cold-water piping is type ‘L’ coper. All exposed hot and cold-water

piping is insulated using fiberglass material.
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Observations & Recommandations

- The water meter is located in the storage room that is in the women’s washroom on the basement level. The storage
room is directly ahead just inside the first set of doors. Supply water piping observed is copper. Drainage piping is
typically copper or cast iron, with the exception of the ABS DWV piping as noted above. Heating system piping observed
was black steel piping. All piping observed appeared to be in good condition.

- Piping in service room was partially insulated. In some areas, the insulation has been damaged or doesn’t exist. It is
recommended to repair or replace the missing insulation to reduce heat gain and or heat losses (HG-HL).

- The building manager reported that the domestic water riser piping has been replaced in 2010. Not all is relatively new.
- A contingency allowance is accounted for in the Table of Expenditures to account for potential upgrades and major

repairs to the plumbing piping and related components. It is not expected that all piping will need to be replaced at the
same time, therefore costs allocated in the tables account for 50% replacement after an initial 25 years and then every 10
years thereafter.

General Comments

- Abbreviations: DCW – Domestic Cold Water; DHW – Domestic Hot Water; DHWR – Domestic Hot Water Return, DWV –
Drain, Waste, Vent

- The condition and rating of this component is subjective, as the physical inspection of the plumbing is limited to that
which is exposed – generally in mechanical rooms. The condition rating is based more upon the industry norm service life
for plumbing piping and information provided by the Housing Provider.

- This item accounts for potential upgrades and major renovation of the plumbing piping and related components such as
valves, couplings, controls and re-circulation pumps (if present) etc.

- Under normal operating conditions; drain, waste and vent piping (ABS & PVC) should last the life of the building.
- The service life at which upgrades to the copper piping may be expected can vary greatly depending upon the type of

copper piping installed (K, L or M) and the mineral content of the potable water.
- Copper piping for DHW, DCW and DHWR may be expected to be replaced as early as 25 years.

Photographs

Mechanical room piping risers and recirculation pumps, with
in fair-condition pipe insulation - Parish

Boiler Piping, Vent and Exhaust Stack – Parish

End of Plumbing Piping & Related Section
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3.6 Electrical and Life Safety Systems

3.6.1 Power & Distribution - St Joseph’s Parish

General Condition

Installed / Replaced 2000’s Typical Service Life - 30 – 40 – 50 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$25,000 Item 5 – 9 Years Recommended Refurbish the main incoming electrical service

$75,000 Item 2 – 4 Years Recommended Replace the original power distribution equipment

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Main Distribution 200A, 347/600V, 3-phase, 4-wire Main Entrance Fused Disconnect

Panel & Breakers 120/240V, 1-phase, 200A panel located in Mechanical / Boiler Room
120/208V, 3-phase, 225A panel located in Main Service Room
120/208V, 1-phase, 100A panel located in corridor
120/208V, 3-phase, 100A lighting and relay panel located in storage space

Observations & Recommendations

- The main distribution is located in the service room. Original panels are found in boiler room and throughout the building.
- The electrical room was noted to be clear of obstructions and not used as storage. It is code requirement to keep the

electrical rooms clear for access and maintenance. Remove all materials stored in the electrical room to comply with the
code requirements.

- The building manager noted that the electrical room had been upgraded and some equipment were replaced.
- All electrical components observed appear to be in good working condition with no apparent signs of sub-standard work.
- The electrical circuits are identified and labelled on the electrical panel door. The circuits are not verified for accuracy of

identification label.
- Wiring is copper conductor with Nylon insulation in BX or EMT (Electrical Metallic Tubing) raceways for branch circuits

and feeders.
- It is considered that under normal conditions the main distribution equipment should last the life of the building; however,

replacement or a major re-build of the main components may be required due to parts becoming obsolete.
- An allowance has been accounted for in the Table of Expenditures for potential major repairs during the life of the

equipment however this can be re-assessed in later years to determine the requirement, if any, for replacement/re-build.
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General Comments

- This report does not include a review of the adequacy of the original design or a review of the safety aspects of the
installation as this falls under the jurisdiction of Electrical Safety Authority (ESA).

- This item accounts for potential replacement or major upgrade to the electrical distribution equipment. Wiring is assumed
to last the life of the building.

- Electrical devices such as switches, receptacles, light fixtures etc. should be replaced on an as needed basis. A
contingency for replacement of these small capital cost items has been accounted for under this report.

- Under normal operating conditions, the main distribution panels will not need to be changed during the life of the building.
Replacement may be required due to spares and parts being obsolete rather than failure of the components.

- Preventative maintenance of the electrical service and distribution is recommended. The scope of the work would include
verifying the torque on the main terminal lugs and branch breakers, checking loading on circuits to identify hot spots,
identifying and correcting evidence of arcing, test breaker trips. This is considered to be operating expenditure.

Photographs – St Joseph’s Parish

Electrical Power Distribution Equipment in Main Service
Room of the Parish

Electrical Power Distribution Equipment in Boiler Room of the
Parish

GE Lighting Relay Panel Electrical Power Distribution Equipment in Boiler Room of the
Parish
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Photographs – St Joseph’s Parish

Wall mounted 45kVA TX and Panelbaord in Storage Room of
the Parish

Low Voltage light switches and Lighting Panel

Recessed Panel - Original Step-Down TX Units 30kVA 3Ph and 75kVA 1Ph

End of Power & Distribution – St Joseph’s Parish
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3.6.2 Power & Distribution - Rectory

General Condition

Installed / Replaced Early 1980’s Typical Service Life - 30 – 40 – 45 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$20,000 Item 2 – 4 Years Recommended Replace the main electrical panels with new

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Panel & Breakers 1x 200A, 120/240V, 1 Ph, 3 W, 40 CCT and 1x 100A, 120/240V, 1 Ph, 3 W, 12 CCT

Observations & Recommendations

- Wiring is copper conductor with Nylon Sheath for branch circuits and feeders.
- The electrical panels observed appeared to be in fair condition with no apparent signs of sub-standard work or

maintenance. Although it should be noted that panel are residential grade and recommended to be replaced with new.
- The electrical circuits are identified and labelled on the electrical panel door. The circuits are not verified for accuracy of

identification label. It is recommended that the accuracy of the panel schedule to be reconfirmed and update accordingly.
- It's considered that under normal conditions the electrical panels should last the life of the building; however, replacement

may be required due to parts becoming obsolete. Costs have been accounted for in the Table of Expenditures for
replacement however this can be re-assessed in later years to determine the requirement, if any, for replacement.

General Comments

- Electrical devices such as switches, receptacles, light fixtures etc. should be replaced on an as needed basis. A
contingency for replacement of these small capital cost items has been accounted for under this report.

- Under normal operating conditions, the electrical panels and electrical wiring will not be changed during the life of the
building. Replacement may be required due to replacement parts being obsolete rather than failure of the components.

- Replacement of individual electrical panels due to failure is considered to be operating expenditure.
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Photographs - Rectory

Original Electrical Panel

Electrical Power Distribution Equipment in Main Service Rm Electrical Power Distribution Equipment in Boiler Room

End of Power & Distribution – Rectory
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3.6.3 Interior Lighting Fixtures - St Joseph’s Parish

General Condition

Installed / Replaced / Upgraded 2000’s Typical Service Life - 15 – 20 – 25 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$100,000 System 2 – 4 Years Recommended Replace common area light fixtures with new LED’s.

$50,000 System 2 – 4 Years Recommended Install new LED decorative lighting and controls

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data Approx.
Intensity

Nave Area Mixture of Incandescent and HID light fixtures. Remote Ballast + Dimmable ≈ 25 fc

Sanctuary Mixture of Incandescent and HID light fixtures. Remote Ballast + Dimmable ≈ 60 fc

Narthex Linear fluorescent light fixtures ≈ 30 fc

Ceiling are above Nave Mixture of Incandescent and HID light fixtures – Dimmable ≈ 10 fc

Sacristy Rooms Linear fluorescent light fixtures ≈ 50 fc

Parish Hall Recessed 2’x4’ fluorescent fixture with 3x T8 lamps ≈ 50 fc

Washrooms Linear fluorescent light fixtures ≈ 40 fc

Board Room Recessed 1’x4’ fluorescent fixtures with 2x T8 lamps and acrylic diffuser. ≈ 50 fc

Kitchen Recessed 2’x4’ fluorescent fixture with 3x T8 lamps ≈ 60 fc

Service Rooms 4’ open fluorescent strip with 2x T8 lamps and wire guard ≈ 25 fc

Stairways and Corridors Recessed or surface mounted fluorescent fixture with 2x T8 lamps ≈ 35 fc

Exterior – Perimeter Walls Mixture of Incandescent and HID light fixtures ≈ 5 fc
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Observations & Recommendations

- All storage and utility rooms are controlled by manual light switches. Motions sensor are available in the latest additions
Consider installing occupancy motion sensor switches in all storage and utility rooms, or rooms that are infrequently used
such as public washrooms.

- All fluorescent tube lamps are T8 or T12. Recommend replacing all existing T12 fluorescent lamps with higher efficiency
T8 lamps and electronic ballasts for energy savings. It is expected that the manufacture of fluorescent tubes for T12
fixtures will be phased out in the future hence new replacements will be more difficult to obtain. LED fixtures are preferred

- Many fixtures in service spaces intended to have lenses or diffusers missing components, leaving exposed lamps.
- In specific areas, light fixtures are set to be on 24/7. It is recommended that the controls be upgraded to operate on

motion sensors to provide demand control lighting and reduce energy consumption.

General Comments

- The existing lighting was not entirely examined in detail to determine the adequate lighting levels per IESNA standards.
- Replacement of individual failed or damaged lighting fixtures is considered to be an operating expenditure.
- Lighting fixtures may be replaced for energy efficiency reasons rather than failure of the component.

Photographs – St Joseph’s Parish

Recessed fluorescent light fixtures in corridor – basement of
Parish

Recessed fluorescent light fixtures in meeting room

Recessed fluorescent light fixtures in multi-purpose hall in the
basement of the Parish
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Photographs – St Joseph’s Parish

Lighting in Sanctuary of the Parish

Interior lighting in main entrance vestibule of Parish Decorative light fixtures in ceiling space – Nave of Parish

Remote Ballasts for Light Fixtures Lutron Lighting Control Panel - Gtrafic Eye
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3.6.4 Interior Lighting Fixtures - Rectory

General Condition

Installed / Replaced / Upgraded Varies Typical Service Life - 15 – 20 – 25 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$50,000 Item 2 – 4 Years Recommended Replace common area light fixtures with new LED’s.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data Remarks

Corridors/Lobby Recessed, surface or wall mount decorative light fixtures (Various Type)

Bedrooms Surface mount fixtures with incandescent bulbs (Various Type)

Bathrooms Surface wall mount fixtures with incandescent bulbs (Various Type)

Washrooms Surface wall mount fixtures with incandescent bulbs (Various Type)

Stairwells Surface or wall mount decorative light fixtures c/s incandescent lamps (Various Type)

Amenity Space Surface mount fixtures with incandescent bulbs (Various Type)

Meeting Rooms Surface mount 1’x4’ linear fluorescent fixtures with 2 x T12 lamps (Various Type)

Offices Surface mount 1’x4’ linear fluorescent fixtures with 2 x T12 lamps (Various Type)

Janitor / Storage Rooms Surface mount fixtures with incandescent bulbs (Various Type)

Laundry / Service Room Surface mount fixtures with incandescent bulbs. (Various Type)

Parking garage Surface mount fixtures with incandescent bulbs. (Various Type)



Building Condition Assessment – St. Joseph’s Catholic Parish
409 Paisley St., Guelph, Ontario

IRC LB17-033CR-19424 74

Photographs - Rectory

Decorative light fixtures in Rectory building – Typical Typical residential light fixtures

Typical residential light fixtures Typical residential light fixtures

Typical residential light fixtures Typical residential light switches

End of Interior Lighting Fixtures - Rectory
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3.6.5 Exterior Lighting - St Joseph’s Paris and Rectory

General Condition

Installed / Replaced 1980 Typical Service Life - 20 – 25 – 30 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$25,000 System 2 – 4 Years Recommended Replace all exterior lights with new LED

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data – St Joseph’s Parish and Rectory

Name Description Quantity

Building Mounted Surface or wall mounted fixture - HID lamps. 7 + 4

Canopy Mounted Recessed light fixtures – fluorescent lamps 2

Pole Mounted Pole mounted fixture at the east entrance 2

Flood Lights Floor or wall mounted light fixtures - 2

Parking Lighting Pole mounted light fixture – HID lamps 4

Observations & Recommendations

- This item account for replacement/upgrades of the exterior lighting.
- Generally, the exterior lighting is aged and corroded, and is likely nearing or surpassed the end of its service life.
- Most of the exterior lighting observed appear to use incandescent lamps. Recommend using CFL or LED lamps to

reduce energy consumption.
- There are no further observations or recommendations other than as outlined under General Comments.

General Comments

- The existing lighting was not entirely examined in detail to determine the adequate levels of exiting lighting.
- Replacement of individual failed lighting fixtures is considered to be an operating expenditure.
- Lighting fixtures may be replaced for energy efficiency reasons rather than failure of the component.
- The spun aluminum light poles (if present) and concrete foundation should last the life of the building under normal

conditions.



Building Condition Assessment – St. Joseph’s Catholic Parish
409 Paisley St., Guelph, Ontario

IRC LB17-033CR-19424 76

Photographs

Typical canopy light fixture at the east entrance of the Parish Exterior wall mounted HID light fixtures – west elevation of
the Rectory

Typical wall pack fixture above south exterior door of the
Parish

Decorative wall pack fixtures at Rectory – east elevation
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Photographs

Pole mounted exterior fixtures – one with water marks on the
east end of the site

Exterior HID light fixtures on the north elevation of the Parish

End of Exterior Lighting Section
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3.6.6 Fire Alarm Panel - St Joseph’s Parish

General Condition

Installed / Replaced 2015 Typical Service Life - 20 – 25 – 30 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

N / A Item 10 – 20 years Projected Replace fire alarm controller

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data

Fire Alarm Control Panel MIRCOM FX-2000 Controller Annunciator MIRCOM Remote Annunciator

Observations & Recommendations

- The fire alarm annunciator panel is located in the main entrance lobby of the building. This panel has available zone for
future use. This panel does not appear to be original to the construction of the building.

- The original fire alarm control panel located in the electrical room is utilized as access point for remote notifications.
- There were no reports of concerns or problems with the current fire alarm panel. Any issues that may arise should be

addressed immediately with the servicing contractor.
- Replacement of the fire alarm panel and annunciator may be required more likely due to improved technologies and

difficulty in obtaining spare parts rather than failure of the panel. Proactive planned replacement is recommended rather
than delaying until possible failure.

- The estimated remaining service life of the fire alarm panel has been assessed based on the current age and typical
service life of this component; however, the fire alarm panel may surpass the given remaining life. Further consultation
with the servicing contractor at the annual review is recommended to determine a better understanding of the condition of
the component.

General Comments

- The review of the fire alarm panel is a visual inspection only for the purpose of this building condition assessment. The
review did not include for any physical testing of the system to verify correct operation.

- It is mandatory that the fire alarm panel be reviewed and tested annually. This is considered to be operating expenditure.
- Availability of spare parts for the fire alarm control panel due to newer and better technology being available is a constant

concern. Include availability check with manufacturer as part of annual testing.
- It is recommended that the Housing Provider request that the service contractor check with manufacturer annually for

continued parts availability.
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Photographs

Fire Alarm Control Panel located at the main vestibule of the
Parish

ETS Quick Start FA Control by GE Edwards

Alarm panel located in the basement of Parish

End of Fire Alarm Panel - Parish Section
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3.6.7 Fire & Life Safety Components – Parish & Rectory

General Condition

Installed / Replaced 2005 Typical Service Life varies

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Very Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

N / A System 10 + Years Projected Replace or upgrade existing  devices

$7,500 Items Immediately Recommended
Replace burnt out exit sign and install CO detector.
Install additional pull stations and smoke detectors as
per current code requirements.

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Equipment Data Remarks

Fire Alarm Bell Gong type without silence switch - in Parish 6”

Heat Detector 135-degree F rate-of-rise – Monitored by FA panel located at the vestibule - in Parish EST

Smoke Detectors Ceiling mounted and monitored by the FA panel at the vestibule - in Parish EST

Smoke Alarm Hard wired in apartment units 120V 1P – found at Rectory building Only Mixture

CO / NOx Detectors Plug-in type to 120V receptacles – found at Rectory building Only Mixture

Pull Stations Manual, break-glass type, single action - in Church EST

Fire Extinguisher ABC type located in kitchen, corridors and service rooms – in both buildings Mixture

Emergency Exit Signs Incandescent and compact fluorescent exit lighting hard wired – in both buildings Mixture

Emergency Lighting Emergency lighting in exit pathways, corridors, stairs, service rooms – in both
buildings

Mixture

Observations & Recommendations

- Exit signs were located above all required exit doors, and appear to be adequately positioned to direct occupants to the
nearest exit. It is recommended to upgrade older exit light fixtures to low-energy LED (light emitting diode) lighting.

- The original incandescent exit signs appear to be burnt out, and requires bulb replacement. Recommend this be
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Observations & Recommendations

completed immediately as its current condition is both a life safety risk and a code violation.
- Smoke detector and heat detectors are found in all common areas, storage and service rooms at church building.
- Missing detectors on the top of the stairways.  Attic detectors not confirmed due to accessibility.
- Pull stations are located at building exits as required by code, but missing a few pull stations on floor exit to stairways
- Carbon monoxide detectors are not present in the service rooms where there are gas-fired hot water heaters and boilers.
- Fire extinguishers are found in corridors and service spaces, but not in large quantity. Inspection tags found on fire

extinguishers indicate that these are inspected annually.
- Emergency lighting is powered through the remote emergency battery units. In the event of a normal power failure the

emergency fixtures will turn on and remain operational for 30 minutes.
- The service life of these components varies greatly. Smoke detectors, carbon monoxide detectors and fire extinguishers

have a short 10-year service life, emergency lighting and exit signs have a 15 – 20-years life and other component may
be expected to last 30+ years.

General Comments

- The review of the fire alarm and life safety components is a visual inspection only for the purpose of this building
condition assessment. The review did not include for any physical testing of the components to verify correct operation.

- It is mandatory that the fire alarm system components are to be reviewed and tested annually. This is considered to be
operating expenditure.

- The owner’s representative should keep accurate records of when the FA detectors are tested and replaced.
- The smoke detectors and carbon monoxide detectors should be tested on a regular basis. There is no set time period for

testing however it is recommended that the devices should be tested at least twice per year (possibly when clocks are
changed for daylights savings) and at every unit turnover.

- Portable fire extinguisher replacement is legislated by the Ontario Fire Code. The fire extinguishers should be inspected
annually.

- Legislation may require upgrades through the Ontario Fire Marshall’s office. This would be considered to be an
unforeseeable circumstance and thus cannot be factored into the assessment.

Photographs

Fire Alarm Pull Station - Parish Fire Alarm Detector in Stairways of Parish
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Photographs

FA pull station at exit door and FA detector at top of stairway
in the Parish

Bell and FA detector, Exit Sign and Emergency Battery Unit -
Parish

Exit signs to stairways. FA pull station is missing at this
location – egress to north exit door of Parish

End of Fire & Life Safety Components – Parish & Rectory
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3.7 Miscellaneous Mechanical & Electrical Components

3.7.1 Miscellaneous Capital Items

General Condition

Installed / Replaced / Upgraded varies Averaged Service Life 10-years

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  Various

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$15,000 Item 0 – 1 Year Recommended Replace sump pumps

$7,500 Item 0 – 1 Year Recommended Conduct feasibility study for ventilation options for
each building

$45,000 Item Immediately Recommended Replace kitchen exhaust system in Parish

$15,000 Item Immediately Recommended Install new exhaust fan in janitor room and all
washrooms

$15,000 System 5 - 9 Years Allowance
Capital reserve for the Sound Systems,
Amplifire &, Speakers

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Component Rating Comments

- Sump Pumps & Controls Poor
It is not known if any of the sump pumps have been replaced since
the construction. Proactive replacement is recommended rather than
waiting for failure.

- Ventilation Feasibility Study N / A

It is recommended that a feasibility study be performed to establish
how ventilation air may be provided to each building with options and
detailed cost estimates. The proposed system may include heat
recovery from washroom exhaust air thereby addressing the lack of
exhaust in some washrooms. This estimate is based on the study
being provided by mechanical engineering firm.

- Replace Kitchen Exhaust Poor

Replace kitchen exhaust system in the Parish with a new system in
compliance with NFPA 96 including stainless steel hood, 16 gage
steel exhaust ducts, grease rated exhaust fan, termination point TBC,
fire suppression system, automatic natural gas shut-off valve, and
dedicated Air Handling Unit.



Building Condition Assessment – St. Joseph’s Catholic Parish
409 Paisley St., Guelph, Ontario

IRC LB17-033CR-19424 84

Observations & Recommendations

- Washroom and Janitor Room
Exhaust Fans Poor

Provide new exhaust fans in janitor room and all washrooms to
comply with the current code requirements and to improve the
ventilation system. This estimate accounts for new fans and labour
provided by a licensed contractor.

- Sound System & Related Fair
The sound system and related components were reported to be in
working condition. These items were not tested at the time of the site
visit.

Photographs

Sound System – Amplifier for the Parish

Electrical System located on the upper floor of the Parish

Sump Pump Pits in Parish basement Elevator equipment and sump pit in Parish basement

End of Miscellaneous Capital Allowance Section
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3.8 Elevator Systems

3.8.1 Hydraulic Passenger Elevator - Parish

General Condition

Installed / Replaced 2010 Typical Service Life - 25 – 30 – 35 +

Priority  Safety  Structural  Code  Function  General  None

Condition  Good  Good / Fair  Fair  Fair / Poor  Poor  N / A

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$3,000 Item 0 – 1 Year Allowance Perform ‘Category 5’ testing

$9,000 Item 5 – 9 Years Allowance Allowance for possible T.S.S.A. mandated upgrades

N / A Item 10 + Years Projected Major modernization of elevator

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Comments

- The elevator was installed circa 2010 and has been in service for approximately 8 years. We would class the usage as
low. Typically we use 25 years as the expected life cycle for the equipment before requiring a major expenditure of
capital.

- Although we have not reviewed the current service agreement we would expect the coverage would be under the terms
of a full comprehensive type of contract, typical in the Elevator Industry. This type of contract will cover routine
maintenance, service calls and major repairs necessitated by normal wear and tear but not items such as damage, flood,
obsolescence, etc.

- The elevators were designed, manufactured and installed by Delta Elevator and appear to have been serviced by them
since installation. Routine maintenance appears to be on a regular systematic schedule.

- The elevator (TSSA Installation #64484427) has a carrying capacity of 1400 pounds and a contract speed of 30 feet per
minute. The elevator design is referred as a “LULA” roped hydraulic passenger elevator. It serves 3 levels, 2 front
openings at “B” & “M” and a rear opening at “G” level. There does not appear to be any air conditioning provided in the
machine room, however considering the usage is low and the room quite large we normally would recommend air
conditioning but it is probably not necessary.

- The elevating device has no emergency power but has been provided with a battery operated emergency lowering
feature.

- Cab is in good condition and had not sustained any damage.
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Recommendations

- Overall the equipment appeared to be in excellent condition which we attributed to low usage and a reasonable level of
service being provided by the contractor.

- We noted a few items which we would recommend be corrected or made aware by the Service Provider as follows;
- Travel time in the down direction from “G” level to “B” level is extremely long which the Service Provider should

review and adjust the down speed.
- Nudging operation is somewhat long and we would suggest the Contractor make adjustments to initiate door close

after 20 seconds.
- Category 1 testing is due in November 2017.
- Category 5 testing will become due November 2019. The testing is likely not included in the service agreement so

there will be an additional cost incurred when the testing is performed.
- The license posted inside the elevator expired on December 10, 2016. Client needs to post the 2017 license.

Renewal will likely be in the next month for 2018.
- There is no reason apparent why the equipment cannot deliver another 15-20 years of service before requiring a major

investment of capital monies, provided a proper schedule of maintenance is followed.

Photographs – St Joseph’s Parish

Elevating device in the machine room of the Parish

Elevator cab interior
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Photographs – St Joseph’s Parish

T.S.S.A. certificate posted within cab

End of Hydraulic Passenger Elevator - Parish
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3.9 Organizational Elements

3.9.1 Building Condition Assessment Update

General Condition

Previous Assessment 2017 Survey Period 3 – 5 – 7 +

Priority Safety Structural Code Function General  None

Condition  Good Good / Fair Fair Fair / Poor Poor

Summary Budgetary Costs

Budgetary
Cost (2017) Quantity Expenditure

Recommended
Expenditure

Type Summary Recommendation

$15,000 Item 2 – 5 Years Allowance Complete BCA Update

Design & Specification Recommended:  Project Management & Quality Control Recommended: 

Observations & Recommendations

Existing report provided to IRC  Yes  No

- The Building Condition Assessment was completed by:

IRC Building Sciences Group
4026 Meadowbrook Drive, Suite 131
London, Ontario, N6L 1C7
Tel: (519) 652-5985
Fax: (519) 652-9926
Email: london@ircgroup.com Contact: Brian DeFrias, C.E.T., BSSO

- The BCA were completed in accordance with the Request for Proposal as issued by St. Joseph’s Catholic Church.

- The Building Condition Assessment was completed in accordance with IRC Proposal M3190P dated August 25, 2017.

- A brief scope of work for the project included
 Review of all drawings and documentation made available to IRC for review.
 Performance of a site review of the buildings’ primary components to evaluate the physical condition and standard

of components.
 Preparation of Building Condition Assessment report noting general observations and component conditions,

together with recommendations for future repair options and associated budgetary costing.
 Develop a 10-year cash flow projection, listing each of the identified components that will require repair, retrofit or

replacement.
 Identify all financial factors and assumptions used in the cash flow projections.

- The project sub-consultants included:

 Callidus Engineering – Electrical, Mechanical & Life Safety review
 Takamaki Consultants – Elevator Assessment

End of BCA & CRF Update Section
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4 Limitations

IRC prepared this report solely for the client named. The responsibilities of IRC are as described in the Terms of Reference
and The Scope of Work. The material in this report reflects the opinion of IRC at the time of preparation and within the terms of
reference as agreed. Any use, which a Third Party makes of this report, or any reliance on decisions based on it, are the
responsibility of such Third Parties.
IRC does warrant the accuracy of the identified information provided to IRC at the time of the report preparation. Unless
provided in writing, but not limited to, mistakes, contacts, insufficient information or certification of such information is not the
responsibility of IRC.
Only the specific information or locations noted in the report have been reviewed. Although every reasonable effort was taken
to identify defects, latent and hidden defects may affect the accuracy of this report. No physical or destructive testing and no
design calculations have been performed unless indicated elsewhere in this report.
We trust that the above is satisfactory for your purposes. If you have any questions or comments concerning the above please
do not hesitate to contact our office.

Yours very truly,
IRC Building Sciences Group

Brian DeFrias, C.E.T., BSSO Michael Hensen, P.Eng.
Manager, Building Sciences Executive Director
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