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A.

Committee of the Whole
April 3, 2017
CSPW.17.042
L.E. Shore Memorial Library Steel Roof Repair Investigation
Aaron McMullen, Facility Manager/Building Maintenance
Coordinator

Recommendations

THAT Council receive Staff Report CSPW.17.042 entitled “L.E. Shore Memorial Library Steel Roof
Repair Investigation”;
AND THAT Council approve the completion of the steel roof repair investigation as an
unbudgeted capital project in 2017 as outlined in this report to an upset limit of $8,000;
AND THAT Council approve funding the steel roof repair investigation from the Library Asset
Management Reserve Fund;
AND THAT Council direct Staff to develop a Capital Replacement Strategy for facilities utilized
by the Blue Mountains Public Library Services.

B.

Overview

This report outlines the details and costing for the investigation process of the curved steel
roofing structures at the L.E. Shore Memorial Library (Library).
With the approval of Council to move forward with the recommendation from Staff, C.C.
Tatham and Associates (C.C. Tatham) will provide a detailed report outlining their
recommendation for a remedial fix or a complete renovation along with a timeline for project
completion.

C.

Background

In late March of 2016, Town Staff began providing Facility Maintenance Services at the Library.
After reviewing a health and safety inspection and undertaking discussions with Library Staff,
Facility Maintenance Staff deemed the air quality concerns to be of the highest priority and
began the process of determining the appropriate steps required to rectify the concerns.
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It was deemed that the root cause to the air quality issues was the flat roof sections and the
compromised insulation and failing membranes. Staff completed the tendering process for the
mold abatement and restoration and roof replacement.
Throughout the course of the project, several leaks in the replaced flat roof were identified
which were repaired by Northeast Roofing. However, two leaks were persistent and a site
meeting was convened on February 10, 2017 to investigate these leaks. The leaks were located
in the gallery and the main hallway within the area of the skylight.
During the site meeting, observations were made at both leak locations. A portion of the metal
roofing was lifted and water was observed on the underside of the roofing and the insulation
was found to be saturated. Water was present well above the location of the flat roof tie-in
detail. Therefore, the flat roof project was not the cause of the new leaks from the steel roof.
Staff requested C.C. Tatham to provide a report (Attachment 1) outlining the findings from the
February 10, 2017.

D.

Analysis

Through this review, C.C. Tatham could not definitively determine the cause of the metal roof
leakage, however, C.C. Tatham has provided the following information regarding the possible
causes:
1. It is likely that condensation is forming on the underside of the roofing, due to heat loss
contacting the cold metal roof. Moist warm air inside the building will rise into the
highest interior spaces which would be in the metal roof areas, and the roof assembly
does not have provisions for ventilation. In addition, C.C. Tatham noted that during a
construction review for the flat roof replacement project, they had observed regularly
spaced horizontal linear melt lines in the snow covering the metal roof. This indicates
that moist warm air may be escaping between joints in the insulation batts/panels and
this could lead to condensation forming on the underside of the metal.
2. It is possible that the metal roof seams have shifted and no longer provide adequate
protection against rainwater and snow melt penetration. C.C. Tatham observed that the
metal roof panels are corroded along the seams in several locations indicating water
was present and this water could be entering the roofing assembly through the seam,
especially wind driven rain.
3. The flat roof replacement project required the lifting/removal of the lower 24 inches of
the steel roofing materials at the location where the flat roof and sloped metal roof
meet. It is suggested that the flat roof project did not cause this leaking.

E.

The Blue Mountains Strategic Plan

Goal #1:

Create Opportunities for Sustainability

Goal #4:

Promote a Culture of Organizational & Operational Excellence
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Ensure Our Infrastructure is Sustainable

Environmental Impacts

All efforts will be made to ensure the works completed use best practices for protection of the
environment.

G.

Financial Impact

The chart below outlines the expected costs for the curved steel roof investigation at the
Library:
Investigation Breakdown

Cost

Condition of Metal Roof Report
(February 10, 2017 site visit findings)

$1,200

Initial Investigation

$3,200

Roofing Contractor
(cost to remove steel panels and insulation
and replace all components)

$3,600

Total Cost

$8,000

Staff are recommending that the $8,000 unbudgeted investigation be funded from the L.E.
Shore Memorial Library Asset Management Reserve Fund as this reserve fund is under the care
and control of Town Council and does not require Library Board approval.

H.

In consultation with

Deputy Treasurer/Manager of Accounting and Budgets
Director of Finance/IT Services/Treasurer
Director of Community Services
Manager of Purchasing and Risk Management

I.

Attached
1. Report from C.C. Tatham and Associates – Condition of Metal Roofing
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Respectfully submitted,

Aaron McMullen
Facility Manager, Building Maintenance Coordinator

Shawn Everitt
Director of Community Services
For more information, please contact:
Aaron McMullen
amcmullen@thebluemountains.ca
519-599-3131 extension 340
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