
École Varennes Building 
Condition Assessment June 6, 2022

Presenter Notes
Presentation Notes
On June 6, Superintendent Christian Michalik and Assistant Superintendent Jeff Anderson met with families from École Varennes to discuss a recent building condition assessment. 



Planning for the Future: The Next 5 Years

Based on the current building condition assessment, École Varennes 
will require: 
• Numerous renovations and an addition to the existing building
OR
• A new building – students would continue attending the current École

Varennes building until a new building is ready for occupancy
• This is the Senior Leadership Team’s recommendation being 

brought to the Board of Trustees on Tuesday, June 7 based on the 
building condition assessment 

Presenter Notes
Presentation Notes
Based on the current building condition assessment, École Varennes will require: 
Numerous renovations and an addition to the existing building
OR
A new building – students would continue attending the current École Varennes building until a new building is ready for occupancy
This is the Senior Leadership Team’s recommendation being brought to the Board of Trustees on Tuesday, June 7 based on the building condition assessment 

Parents/guardians should note that while either renovations or a new school is necessary, the current building is safe for students and staff. 



École Varennes
• Kindergarten to Grade 8
• School Capacity (420)
• High School (9-12)

• Collège Jeanne-Sauvé
• Catchment Boundary:

• Varennes
• Elm Park
• Glenwood
• St. George

• English schools in catchment boundary: 
• St. George School
• Windsor School
• Lavallee School
• Victor Mager School
• Glenwood School 

• Norberry
• Lavallee
• Alpine Place
• Worthington

Presenter Notes
Presentation Notes
École Varennes is located at 22 Varennes Avenue and is K-8 French Immersion school with student capacity of 420. 



Enrolment Projection

370

405 413
429 431 437 445 454 459 462 462 463 464 465

 50

100

150

200

250

300

350

400

450

500

2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035

Enrolment Projection: École Varennes 

 Total Enrolment K to Grade 8 with Full Day Kindergarten Capacity

Presenter Notes
Presentation Notes
The current enrolment is 371 and the student population will continue to increase due to development of infill homes in these established neighbourhoods.

The school’s capacity with Full Day Kindergarten is 420. 



Presenter Notes
Presentation Notes
Here is a floor plan of the main floor of the building. 



Presenter Notes
Presentation Notes
Here is a floor plan of the second floor of the building. 



Background

• Originally built in 1951 with a 
temporary life service of 25 
years

• Three additions
• 1953 (69 years)
• 1959 (63 years)
• 1977 (45 years)

Presenter Notes
Presentation Notes
Originally built in 1951, Varennes was built as a flood relief school with a temporary life service of 25 years.

The school saw three additions: 
1953 (69 years)
1959 (63 years)
1977 (45 years)





Year Project Description Budget

2003 Replacement of ceiling tiles on main and second floor south end $5,000

2010 Refinished Gymnasium floor $90,000

2012 Replacement of counter and partitions in Boys and Girls Washroom $9,000

2013 Replacement of ceiling tiles and lights in North hallway $15,000

2013 Replacement of South-west door frames $4,200

2014 Replacement of Boiler $870,000

2015 Raise south fence around playground $8,000

2016 Relocation of VP and Gymnasium office $20,000

2017 Review of School Entrance - Design Proposal $11,000

2017 Repair stucco $30,000

2018 Renovation of Classroom 10 $20,000

2018 Replacement of Lockers $15,000

2019 Replacement of Main Entrance Door and Frame $12,000

2019 Renovation of Family Centre Kitchen $20,000

2020 Removal of wall between classrooms $30,000

2020 Replacement of flooring in Library and build two new offices $54,000

2022 Replacement of PA system $16,000

Presenter Notes
Presentation Notes
There have been numerous renovations to Varennes over the years which have helped keep the building operational. 



Universal Toilet/Change Room
Universal Toilet/Change Room

Elevator & Universal Toilet/Change Room

Universal Toilet/Change Room
Universal Toilet/Change Room
Universal Toilet/Change Room

Elevator, Universal Toilet/Change Room, Roof Replacement

Presenter Notes
Presentation Notes
Similar renovations are performed across the division each school year. The list on the slide showcases some projects that have been recently completed, are in progress, in design or have been approved for funding. 



Rationale: Assessment

To assess the feasibility of retrofitting all building systems in order to 
extend the life service of the building

To assess the current state of the school building for ongoing use as an 
education facility

Reviewing environment 
loads on the building 

envelope

Materials and assemblies 
used

Remaining life service 
support of the existing 

building

Presenter Notes
Presentation Notes
As most portions of the building are reaching or are past their life expectancy, it was critical to assess the current state of the school building for ongoing use as an education facility,

Tower Engineering Group reviewed the environment loads on the building envelope, materials and assemblies used at the time of the construction, remaining life service support of the existing building and then determined the feasibility of retrofitting all building systems in order to extend service. 




Methodology

• Tower Engineering Group 
• Site visits were performed in January 

2022
• Original as-built drawings
• Only visual observations were made 

and no invasive openings in the walls 
or diagnostic tests were performed

• Infrared (IR) thermography was 
conducted during the building analysis 
as an additional non-invasive 
diagnostic tool using both a FLIR C2 
and Fluke TiR32 infrared camera.



Building 
Envelope 
Assessment
Key Findings

Presenter Notes
Presentation Notes
First, we reviewed the building envelope assessment.



Presenter Notes
Presentation Notes
The key findings include: 
Window infill renovations has occurred, and stucco overcoat was applied. 
The proportion of windows to opaque wall do not meet the current Manitoba school building daylighting requirements of 40% window to 60% opaque wall (or at a minimum of 30% window to 70% opaque wall).

Existing lower windows are presumed to be original windows (63-71 years). Lower windows do not close fully or properly, latches are broken and are due for replacement.
Cracks in stucco at window infill framing has been observed at several locations.








Presenter Notes
Presentation Notes
It was found that foundation wall is not insulated in the crawlspace below and there is no thermal break where the stud wall connects to the concrete slab.





Presenter Notes
Presentation Notes
Sizable cracks in masonry walls have appeared in several locations and there has been loss of mortar.
There has been improper caulking between materials at masonry-stucco junction.

In the exterior brick wythe of the 1959/1977 Addition, Visual bowing has been seen. 
Masonry mortar lines are popping out. The masonry tie system in the school likely does not have the insulation clips

Improper drainage through the wall system, leading to corrosion.



Presenter Notes
Presentation Notes
Based on the condition of the exterior brick, it is apparent that water is not draining through the wall system properly, corrosion of the ties has occurred and the exterior masonry wythe is not supported anymore.
The green arrow shows corroded and exposed ladder truss tie. This usually occurs when water does not drain properly through the space between the wythes. 



Presenter Notes
Presentation Notes
Rockwool insulation was used in the exterior wall assemblies, and it has av. service life 50 years. The age of the building confirms that rockwool insulation is likely not functioning at its full effective thermal resistance. Thermal gaps observed. 

Thermal gap was also observed at grade level causing heat loss.





Building Envelope 
Recommendations

• Inspect and address the exterior masonry wythe

• Reinforce the ladder truss masonry

• Upgrade air, moisture and thermal barriers of the building to meet the current code 
requirements including:

• Address the potential water ingress issues with regards to the exterior stucco 
separation from windows and entrance masonry, non-compliant caulking at 
window frames, cracking of surface stucco layer due to lack of control joints in 
stucco, water ingress at grade level stucco-asphalt junction

• Replace existing windows with fully-functioning new operable windows that 
provide continuity of the building envelope. 

• Address the air leakage and durability of the material components of the 
parapet and roof-exterior wall junction in the 1959 & 1977 Addition

• Address thermal bridging issues and continuity of the thermal barrier at both 
grade and roof details across entire building



Structural 
Assessment
Key Findings



Presenter Notes
Presentation Notes
A visual assessment of concrete piles shows that there is sulphate attack on concrete piles and piers in the 1951 building.





Presenter Notes
Presentation Notes
Another serious structural concern is exposed corroded brick ties and loss of mortar at multiple locations in masonry wythes.

Larger exterior and interior cracks were observed at the junctions of the 1951 school and the addition on either side.





Presenter Notes
Presentation Notes
Structural assessment of roof structure shows corrosion in steel deck and roof joists from multiple roof leaks




Structural Recommendations

• Remove sulphate rich soils in upper layer of crawlspace down to a level below the 
finished surface and replace with well-drained granular fill

• Remove exterior concrete down to sound concrete and confirm the level of 
corrosion on internal steel reinforcement; repair as necessary. This may require 
temporary shoring, depending on the extent of the sulphate damage affecting the 
concrete

• Remove corrosion, add extra reinforcement (as required) and provide structural 
patches all around each pier and pile

• Provide a waterproof coating around the perimeter of the repaired concrete

• Confirm existing crawlspace drainage system is working – the mechanism triggering 
the sulphate attack is driven by water – if the crawlspace is routinely wet, this will 
initiate the damage to the concrete. A properly working sump pit and drainage 
system in the crawlspace is essential.

• Temporary stabilization of exterior brick is highly recommended



Electrical 
Assessment
Key Findings



Electrical 
Assessment: 
Key Findings
To meet current codes: 
• Fire alarm monitoring 

must be replaced
• Pull stations need to be 

lowered
• Visual fire alarm indicators 

must be installed in all 
rooms

Presenter Notes
Presentation Notes
Existing PA system is antiquated and was replaced. 
Fire alarm system is being monitored; however, the monitoring panel is not a UL listed panel for monitoring of fire alarm systems as required by CAN/ULC S524.
Existing pull stations are installed above current accessibility standard height requirements requiring pull stations to not be mounted above 1200mm.
The fire alarm system does not comply with current City of Winnipeg requirements for visual indication is all rooms.





Electrical 
Assessment: 
Key Findings
• Existing exit lights are 

operational but appear to 
be at the end of their life 
span and not all meet 
minimum code 
requirements.

• Majority of the battery 
banks for emergency 
lighting are antiquated 
and additional heads be 
installed.

Presenter Notes
Presentation Notes
Existing exit lights are operational but appear to be at the end of their life span and not all meet minimum code requirements (CSA-C860) as well as current City of Winnipeg code requirements for running man signage.
Majority of the battery banks for emergency lighting are antiquated and additional heads must be installed to illuminate the egress paths where emergency lighting levels do not comply with NBCC.



Electrical Recommendations

• All duplex receptacles should be replaced.
• Fire Alarm system should be replaced to meet current code 

requirements.
• Pull Stations to be installed at accessible height (not above 

1200 mm).
• Existing exit lights should be replaced
• Emergency lights and battery banks should be replaced, and 

additional head should be installed
• Lighting throughout be upgraded to new energy efficient 

LED fixtures, complete with lighting control where 
applicable.

Presenter Notes
Presentation Notes
All duplex receptacles should be replaced.
Fire Alarm system should be replaced to meet current code requirements.
Pull Stations to be installed at accessible height (not above 1200 mm).
Existing exit lights should be replaced
Emergency lights and battery banks should be replaced, and additional head should be installed
Lighting throughout be upgraded to new energy efficient LED fixtures, complete with lighting control where applicable.





Mechanical 
Assessment
Key Findings



Mechanical Assessment: Key Findings

• Boiler was installed in 2014 and is in good working condition.
• Air handler units are original installs but are in decent working condition. All 

components such as blower motor, hydronic coils, bearings, controls, are still 
relatively interchangeable. 

• The central air handler unit within the mechanical room is both loud and a source 
of vibration based on the motor setting. The existing air handler has no cooling.

• Outdated controls for the existing air handling unit are part of the original install 
and cause of performance issues.

• Some rooms on the main floor such as the front Office back work area and the 
Quiet Room do not have supply diffusers at all. Some of the rooms, such as the 
Library, appear to be underserved for the size and occupancy load.

• Existing building sanitary is mainly cast iron in the crawlspace. The cast iron pipe 
appeared weathered and showing signs of rusting. There were instances of 
copper sanitary as well as some ABS tied back into the cast iron.

Presenter Notes
Presentation Notes
Boiler was installed in 2014 and is in good working condition.
Air handler units are original installs but are in decent working condition. All components such as blower motor, hydronic coils, bearings, controls, are still relatively interchangeable. 
The central air handler unit within the mechanical room is both loud and a source of vibration based on the motor setting. The existing air handler has no cooling.
Outdated controls for the existing air handling unit are part of the original install and cause of performance issues.
Some rooms on the main floor such as the front Office back work area and the Quiet Room do not have supply diffusers at all. Some of the rooms, such as the Library, appear to be underserved for the size and occupancy load.
Existing building sanitary is mainly cast iron in the crawlspace. The cast iron pipe appeared weathered and showing signs of rusting. There were instances of copper sanitary as well as some ABS tied back into the cast iron.




Roof 
Assessment
Key Findings



Presenter Notes
Presentation Notes
This building has a low slope roofing system. The roofing system at this location has failed and has reached the end of its service life. 
Some of key findings were
Inter-ply Blisters and Ridges – moisture within the roof structure
Splits in roof membrane – extensive weather exposure
Seam failure - excessive stresses due to membrane shrinkage
Water accumulation & ponding due to poor drainage.






Roof Recommendations

•Roof system must be fully removed 
and replaced during the re-roofing, 
including a recommended 
minimum R-30 thermal resistance.



Accessibility 
Improvements
• Pave path from bus drop-off to nearest 

access door

• Replace exterior double leaf doors to 
provide compliant door and frame to meet 
standard (39” doors) where possible

• New compliant ramps for entrances and 
exits

• Universal Accessible Washroom

• Install Elevator

• Universal Toilet Room on each floor

• Accessible Door Operators

• Replace door hardware to  handle 
operable by closed fist

• Provide directional accessibility signage 

Presenter Notes
Presentation Notes
To improve accessibility, several improvements have to be made.






Additional Considerations

• Noise transfer and acoustic issues were noted especially when the 
school is at full occupancy

• Quantified sound transmission testing could be conducted in order to further 
investigate the extent of noise transfer issues and determine the level of 
renovation required for the interior walls.

• Student Water closets

• In anticipation of the enrollment growth from 358 up to the expected 400-470, renovations 
would need to incorporate 7 male WC, 13 female WC and an accessible female WC in order to 
bring the school up to the current MBC. 



Summary
• Major renovations to the building 

are required 
• To extend the life service of the 

building, 
• Upgrade the school to meet the 

current Manitoba Building Code, 
• Provide acceptable conditions 

for the current occupants, and 
• Accommodate the expansion 

necessary to meet the growing 
student population. 

• Considering the extent of the building 
envelope upgrades deemed 
necessary to meet these functional 
and operational requirements, the 
design of a new school building 
should be considered. 

Presenter Notes
Presentation Notes
Major renovations to the building are required 
To extend the life service of the building, 
Upgrade the school to meet the current Manitoba Building Code, 
Provide acceptable conditions for the current occupants, and 
Accommodate the expansion necessary to meet the growing student population. 
Considering the extent of the building envelope upgrades deemed necessary to meet these functional and operational requirements, the design of a new school building should be considered. 




Next Steps

May 24 – Consultation with staff

June 6 – Consultation with community

Senior Leadership Team presents recommendation 
to June 7 Board meeting

Board considers recommendation

Communication of Board decision to the Manitoba 
Government 



Questions? 



Additional 
questions or 
comments?
Share your 

thoughts through 
our Exit Survey

Presenter Notes
Presentation Notes
Scan the QR code to provide additional questions or comments. 
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