
Pario Engineering report:

 

As per our phone conversation, the following is a summary of our findings based on the 
initial site attendance performed on May 24, 2022.

 

The building was a one-storey, single family dwelling, with an habitable attic space, 
located at 99 Charles Street, Kingston. The dwelling was approximately 17 ft wide, east 
to west, by 27 ft long, with a one-story addition at the north side of approximately 14 ft 
wide, east to west, by 22 ft long. A wood deck located at the north side of the addition 
was built between the east and west wood fences and was approximately 17 ft wide, 
east to west, by 15 ft long (refer to Pic01 to Pic03). Also, the west wall of the dwelling 
was shared with the adjacent west house (party wall) where the fire event occurred.

 

For the purpose of this brief overview email, the building side facing toward Charles 
Street is considered to be facing south. The construction year of the building is 
unknown; however, based on the observed construction features, the building was very 
old and likely exceeding the 100 years. No building drawings were available at the time 
of our site attendance and the property is listed as a Property of Cultural Heritage Value 
(City of Kingston Heritage Register, updated May 2020).

 

The affected dwelling appears to consist of limestone walls at their four exterior walls 
(covered with lath and plaster in several areas) with unknown foundations, a gable roof 
cladding with asphalt shingles, exposed limestone at the north, east and south faces, 
aluminum eavestrough, downspouts and soffit as exterior finishes. The interior finishes 
consisted of light-frame structure, a combination of painted gypsum and lath and plaster 
walls, painted gypsum ceilings, and wood floors. For the addition, the exterior walls 
consisted of typical light-frame structure cladding with vertical wood siding and painted 
gypsum at the interior face, painted gypsum and wood for ceilings and painted gypsum 
walls.

 

We were asked to provide an opinion on the condition of the dwelling and if the cost of 
repairs could exceed $300,000.

 

Based on Pario site attendance on May 24, 2022 with Mr. Lucas Powell, appraiser of 
Desjardins General Insurance Group in attendance, we provide the following comments:



1)      At the time of our site attendance, all finishes (exterior and interior) 
and contents were in place, and the debris was not removed yet.

2)      The roof assembly of the dwelling was badly damaged by the fire 
(beyond repair) and approximately half of the roof assembly was 
missing.

3)      Extensive fire damage was observed within the habitable attic 
space (refer to Pic11 to Pic13).

4)      Water and smoke damage was observed within the dwelling main 
floor, as well as to the addition (refer to Pic04 to Pic10).

5)      At the main floor level, the exposed stone of the interior face of the 
west party wall didn’t show fire damage (refer to Pic08); however, 
the north end gable (habitable attic space) showed a deteriorated 
condition, with loss of grout within the stones (refer to Pic12).

6)      The party wall consisted of double limestone wythes with a grout 
core, with a total width of approximately 16”. Regarding the grout of 
this type of walls, this material is highly sensitive to moisture and/or 
water, and starts to breakdown and deteriorate if it’s exposed to 
moisture and/or water.

7)      The party wall was observed from the adjacent property and even 
though the insured’s dwelling had no basement, the adjacent 
property had a full height basement. Therefore, the party wall 
started approximately eight (8) feet below the main floor and 
finished at the west roof slope level (approximately 10 feet above 
the main floor level).

8)      From the adjacent property, the grout and stones of the party wall 
were affected by the fire, showing heavy smoke and soot damage 
from about midheight of the wall to the top, and its post-fire 
condition is unknown; however, no signs of instability were observed 
(refer to Pic15).

9)      It appeared that the adjacent house (101 Charles Street) was built 
first and then, the two east and west adjacent dwellings (99 Charles 
Street and 105 Street, respectively) were built later.

10)   From a close observation, the west interior face of the party wall 
(99 Charles Street) coincided with the exterior vertical separation 
line of the stones (north side) between these houses, as well as the 
stone and bond pattern of the walls appeared to be different (refer to 
Pic14), which is consistent with our preceding comment 8.

 



In summary, the interior of the dwelling exhibited mainly smoke and water damage at 
the main floor level, and damage to the interior architectural finishes of the habitable 
attic space, as well as damage to the north limestone end gable wall and a portion of 
the top part of the party wall. However, we are of the opinion that the damage observed 
to the north limestone end gable wall was not completely related to the fire since the 
wood laths were not fire damaged (refer to Pic13) and therefore, the lack of grout within 
the stones couldn’t be caused by the fire, then pre-existing.

 

Regarding the west party wall, from a review of the wall, it appeared that this wall was 
the east wall of the adjacent dwelling (101 Charles Street), and the south, east and 
north exterior walls of the insured’s house were just added to the adjacent house (101 
Charles Street) to form the existing insured’s dwelling.

 

Based on the above, any bracing, repair or reconstruction work should be coordinated 
with the owners of the house located at 101 Charles Street. However, the party wall 
should be protected against weather condition in order to protect the exposed wall from 
water/moisture and avoid further deterioration of the grout. Also, a lateral bracing is 
recommended as a precautionary measure since the lateral support provided by the 
second floor of the 101 Charles Street house was lost as a result of the fire.

 

The physical and mineralogical properties of the limestone can change when its 
exposed to temperatures above 600° Celsius, with non-reversible colour change within 
200° to 300° Celsius (R. Borg et al, April 2013). Temperatures of 600° Celsius or more 
can be easily reached in a fire; however, depending on the geometry, ventilation 
conditions and exposure time, the limestone wall does not necessarily reach this 
temperature. Therefore, a further investigation is recommended to assess the limestone 
and grout conditions, in particular, the west wythe of the party wall.

 

In summary, the potential repair due to the damage observed would consist of the 
demolition and reconstruction of the entire roof, the demolition and reconstruction of the 
north and west limestone walls of the habitable attic space, and the removal and 
reconstruction of all electrical and mechanical systems and architectural finishes as 
well. Furthermore, with the available information, the demolition and reconstruction of 
the habitable attic space floor assembly cannot be ruled out at this time, as well as how 
the Cultural Heritage Value condition of the property will affect the application of the 
National Energy Code of Canada for Buildings (NECB 2015). Also, the restoration of the 
double wythe limestone wall would be labour intensive, hence costly.

 



Based on the above, in the balance of probabilities, we are of the preliminary opinion 
that the restoration of the dwelling may exceed the $300,000 due to the extent and 
nature of the work and resources that would be required, including the costs of potential 
hording and heating. However, for an accurate assessment, the dwelling should be 
gutted and the interior finishes removed, exposing the framing shell and the double 
wythe limestone walls. Nevertheless, it may be pertinent to consider that a heritage 
engineer be retained to provide an expert opinion on the damage of the double wythe 
limestone walls (the party wall in particular), repair recommendations, and probable time 
and cost to complete the restoration. In this regard,  John G. Cooke and Associates 
(engineering firm that specializes in heritage restoration) would be an option.

 

 

We trust that this brief overview of the damage will be satisfactory to your present 
needs. However, please do not hesitate to contact us at your convenience if you have 
any questions.

 

Kind regards,

 

 

Senior Structural Forensic Engineer
Luis.F.Pernudi@pario.ca
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