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Seasonal Tips for
Building Owners

By Kevin Duffy
Sullivan Engineering LLC

Spring is finally here, this past winter
was a long harsh winter that we all hope
to soon forget. All that snow, combined
with the high winds and subfreezing

temperatures we saw this winter wreaked havoc
on building envelope systems. The damage creat-
ed by this particularly harsh winter will no doubt
be compounded as we head into the freeze-thaw
cycles and heavy rain of a typical northeast win-
ter. Therefore, building Owners should head out-
side on the first nice, sunny day of the new year
and perform a seasonal inspection of the build-
ing envelope. Owners will need a camera
(preferably with a zoom lens), pen, paper,
binoculars and the patience to answer
the inevitable “Why are you looking in
my window?” questions.

This portion of the inspection
should start from the street level. You
want to take an overall snapshot of the
building with your camera, as it will serve the
baseline for next year’s inspection (or even the
summer inspection). Take note of anything that
pops out at you, possibly a large area of spalled
brick, or an aluminum panel that is barely hanging
on. Once you have noted any sizable issues or
deterioration, use the binoculars to look at each
elevation. A pattern of inspection (i.e. top-down,
left to right) should be established at the begin-
ning and followed throughout your survey.
Photographs of any significant or questionable
condition should be taken. 

The following are a few of the key items to
look for:

Cracks in masonry and mortar - The numer-
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7TH ANNUAL GOLF OUTING

By Rygo Foss, Skyline Restoration Inc.

Over the last couple of years
I’ve written various articles
about scaffold law reform.  Most
recently I felt that time for

reform was near because of various fac-
tors - Cornell University’s economic
impact study, the indictment and later
removal of former house speaker and
scaffold law proponent Sheldon Silver,
and finally the heavily increased insur-
ance costs heaped onto city agencies
such as the Metropolitan Transit
Authority.

On February 10, 2015, I joined over
one hundred other contractors, lawyers,
developers and industry stakeholders,
through an imposing blizzard up to
Albany for Scaffold Law Reform day.

This is the third time in the last four
years I have made the trip and this time
felt different.  Absent were the speeches
introducing the scaffold law to an uned-
ucated audience and explaining our
reform agenda.  Absent were the horror
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On February 10, 2015, almost one hundred
advocates gathered at Albary to support
reform of New York’s Scaffold Law. Attendees
were addressed by (among others) Senator
Patrick Gallivan (R, Elma) and Louis J. Coletti,
President & CEO of the Building Trades
Employers’ Association. Many lawmakers,
expressed support for reform, and the efforts
elicited commitments of support from mem-
bers who had previously been undecided on
the issue.

Waterproofing
Elevator Pits

Water leakage in elevator pits
poses a host of serious hazards
that any property owner and
facility manager will be eager to

be rid of. Explains George Doukas,
executive vice president of CGI (Concrete
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ous freeze/thaw cycles experienced through-
out the winter may have created new cracks,
or increased the size of existing ones,
throughout the façade. In the heavy rains of
spring these cracks may allow water infiltra-
tion in to the façade.

Stains - New stains that have occurred
over the winter may indicate new water migra-
tion paths as a result of cracked masonry or
mortar. If new efflorescence is observed, look
closely at the masonry above the stain for
deteriorated masonry and mortar.

Deteriorated or hardened sealant - Cold
winter weather causes many sealants, partic-
ularly older caulking, to become hard and
develop cracks. Furthermore, they may lose
adhesion to the substrate. As a result
increased air and water infiltration may result.

Temporary fixtures - The weight of
snow, ice and icicles can have a dramatic
effect on temporary structures and fixtures.
Window mounted a/c units, signs, canopies,
awnings, and all temporary structures
attached to the façade may have experienced
movement or failure at attachment locations
due to the added weight. 

Once you have completed a thorough
inspection of all elevations, the roof is the
next item on the list. Similar to the façade, an
overall snapshot should be taken of the roof
to help evaluate the condition during next
years inspection. You should be able to see
any large issues when looking at the roof from
a distance, such as significant ponding or
cracking in the roof membrane. Walking the
entire roof is an important step when inspect-
ing it, as any soft spots in the roof will be eas-
ily noticed when you walk on them. Take spe-
cial note of any gaps in the seams of the roof,
any clogged drains or gutters. Any penetra-
tion, equipment curbs, chimneys or parapet
wall will create a change in the roof, and is
typically a weak spot in any roof system. 

Take photographs and note the location

if any of the following items are observed:
Open seams - Heavy, wet snow can

open seams in the roof membrane, particular-
ly at the weak spots previously mentioned
such as slope transitions  near expansion
joints, equipment and pipe penetrations, as
well as, parapet and bulkhead walls. To thor-
oughly inspect all suspect seams use a
roofer’s seam probe. 

Pitch pockets - Similar to the sealants
on the façade, the pourable sealer at pitch
pockets may have hardened and shrunk. If
not addressed, water infiltration at these pen-
etrations may result.

Membrane punctures - Roof mem-
branes can be torn by the introduction of for-
eign objects resulting form winter storms.
HVAC panels, gutters, etc. displaced by wind
and snow loads can create voids in a mem-
brane as they tumble across the roof surface.
Likewise, the end of a metal shovel can do
the same during well intentioned, but improp-
erly performed, snow removal.

Temporary fixtures - Similar to the
façade, the winter’s increased burden may
have damaged temporary fixtures at the roof
level. Scuppers, gutters, leaders and coping
covers may have become loose. Walkway
pads, drain domes and clamping rings may
have shifted as a result of the significant snow
and subsequent removal.

Upon completion of the inspection com-
pile the notes and photographs into a report
for use in developing a repair plan or for com-
parison purposes during the next inspection. 

Particular attention has been paid to bal-
conies this past year, with the unfortunate
deaths of two people, but balconies should be
inspected yearly by the building Owner as
part of a building maintenance plan. Anyone
lucky enough to live in an apartment with bal-
cony access knows how great it is to have the
freedom of a private outdoor space in New
York City. To paraphrase from a famous NYC
crime fighting resident, with great freedom

comes great responsibility. Spring is a great
time to not only utilize your balcony, but also
make sure the balcony itself is secure and
doesn't pose a risk to the safety of the public.
The perimeter railings, topside, and bottom
side of each balcony should be inspected. 

Similar to the façade, the freeze-thaw
cycles along with the excess weight of snow
and ice can quickly deteriorate the surface of
concrete balconies. If the balconies are not
properly coated, water may infiltrate and
cause deterioration of the steel reinforcement
or the bottom of the railing posts. Rust jacking
of the reinforcement could cause cracks and
spalls of the concrete, which becomes partic-
ularly dangerous when the spall occurs near
the edge of balcony. If caught early enough,
minor repairs can be made and the installa-
tion of a simple, new deck coating can pre-
vent significant structural repairs later on. 

Balcony railings may have become loose
or unstable over the winter due to deteriorat-
ed concrete around the railing posts and/or
failure of the railing post anchors.

Fire escapes are often overlooked when
owners look at their buildings. We are all
guilty of being too optimistic at times, thinking
we will never have to use the fire escape.
Hopefully this is true, but just in case, Owners
should walk each fire escape looking for
excess oxidation and broken stair treads. 

We recommend that all property owners
and managers inspect all balconies and ter-
races as soon as possible. A visual inspection
of the balcony surfaces and railing connec-
tions should be performed as well as physi-
cally checking the railings for stability.
Additionally all residents with balconies and
terraces should be asked to inspect the same
and report any deficiencies immediately. 

These tips were provided as a courtesy to
our friends and colleagues in the industry.
Proper safety plans and building maintenance
schedules should be in place for all buildings.
For more information on this topic or to dis-
cuss any issue further please feel free to con-
tact me at kduffy@sullivanengineeringllc.com
°°°

Roofs

Balconies and Fire Escapes
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Instructor Robert DeMarco presents to
Skyline Restoration production crews the
latest changes of the Department of
Buildings Code, as part of the ongoing
training on safety and compliance, at the
Swing Staging Training and Safety
Center in Long Island City.

Buildings Code

Seasonal Tips for Building OwnersEngineer’s Corner: 
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By Evelyn mertens

“The strength of this organization is
sitting in this room today,” said
International Concrete Repair
Institute (ICRI) President

Katherine Klosowski-Blatz, addressing a
record-breaking crowd of over 300 – the
event’s largest attendance ever - at the
Recognition Luncheon of the 2015 Spring
Convention “High-Rise Repairs.” Vendors,
architects, engineers, and many more indus-
try professionals came from across the nation
to exhibit, network, speak at or attend the full
program of meetings and technical sessions
held at the Millennium Broadway Hotel in New
York City from March 25-27, 2015. NYC was
chosen as the ideal venue for the event, rep-
resenting “the ultimate urban environment”
with a “unique set of challenges for repair and
restoration professionals.” 

Klosowski-Blatz stressed the ICRI’s mis-
sion statement, saying: “ICRI will be the cen-
ter for repair leadership supporting a profes-
sion built on science and craftsmanship –
making the built world safer and longer last-
ing.” She noted too the ICRI’s forward-looking
vision as an organization dedicated to provid-
ing “education, networks, and leadership to
improve the repair, restoration and protec-
tion/preservation of concrete and other mate-
rial systems.” ICRI Marketing Manager Dale
Regnier said, “Our convention travels around
the nation and it’s growing every year.” 

A gallery floor held over 50 table-top
exhibitors; in-depth technical sessions
explored topics ranging from repair/rehabilita-
tion; concrete slab moisture; roofing and
waterproofing; balcony repairs; façade
revival; preventative masonry conservation;
strengthening; to building codes. 

At “Creative Response to Tall Building
Façade Repairs,” Eric Hammarberg of Wiss,
Janney, Elstner Associates, offered detailed
case histories and discussed such topics as
finding a means of access; high winds; mast

climbers and NYC regulations and require-
ments; and the need to “capture all the infor-
mation and project repairs so the owner can
develop a war chest.” 

A self-proclaimed “staunch preservation-
ist,” he concluded that “necessity is the moth-
er of invention” and “flexibility, team work and
an engaged owner are the basis for success-
ful projects.” 

michael Stripunsky and Barry Drogin
of SuPERSTRuCTuRES Engineers +
Architects explored “High-Rise Roofing and
Waterproofing,” and such challenges as deal-
ing with neighboring buildings; limited access
and the use of equipment such as cranes and
multiple hoists; high winds; and skylights.
Noting the need for a thorough investigation
and comprehensive construction documents,
he discussed data collection including history

of prior and current work; knowledge of con-
struction distress symptoms; leak investiga-
tion; and taking a moisture survey “even if the
waterproofing membrane appears to be in
good shape.” 

“It’s important to present a comprehen-
sive report in a systematic manner as the
requirements are complex and the choice of
repair type will play a critical role,” he said. 

Attendees found the event immensely
productive and informative. Tammy Gaherty
with BASF Corporation appreciated the dis-
semination of “current knowledge on high-
rises,” and called the technical sessions
“amazing.” 

Greg Neiderer with Walker Parking
Consultants, a first-time attendee, was glad
to “learn new concepts and stay on the cutting
edge.” 

Keith Weitknecht, P.E., SECB, with
Pennoni Associates, a civil engineering firm,
found it a “great opportunity to acquire techni-
cal knowledge and spread that knowledge to
our colleagues.” 

Drew macko with Antonucci and
Associates, architects and engineers,
applauded the convention for informing partic-
ipants of “new and upcoming systems, meth-
ods of repair, products.” The case studies and
new ideas for repair offer “viable and innova-
tive solutions for building owners.” 

Domingo Diaz, AIA, with Diaz
Architects, discovered a chance to see “how
other design professionals view projects from
an investigational standpoint…” and “to
explore techniques for material deterioration
documentation and repair.” 

Tina marie Tapinekis, with tmt
Restoration Architect, PC, said, “It’s good to
see how other firms deal with the significant
challenges of high-rises.” 

The ICRI Fall Convention will take place
at the Hilton Forth Worth in Texas from
October 14-16. The theme will be: "Modern
Trends in the Repair Industry." °°°

T

Record-Breaking ICRI “High-Rise Repairs” Spring Convention in NYC

Leadership Built on Science and Craftsmanship

stories and persuasive pleas for help from
skyrocketing insurance costs.  Rather, it
sounded like Albany knew the issue well and
bought into the logic of reform;  The political
attitude was “how can I help?” rather than

“what are you doing here again?”
Industry experts and insiders have con-

sistently maintained the time for reform is not
now, however, my trip to Albany has only
strengthened my optimism.   My hope is that
common sense, rather than business as

usual, prevails over the insidious lobbying
efforts of the New York City plaintiffs’ bar and
other similar special interest groups. My opti-
mism is not will we have reform, we will, but
rather that reform will occur sooner rather
than later.  Let’s hope I am right. °°°
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Gel Injection®) Northeast, Inc., a company based
in Long Island City, Queens, “If water infiltrates an
elevator pit it can cause multiple problems from
corrosion of structural steel supports to a complete
breakdown/ shutdown of the elevator’s electrical
and mechanical operational system. Elevator pits
are situated at the lowest below grade elevation of
a building, and therefore are very susceptible to
groundwater intrusion.”

Concrete is widely used for foundation walls,
the perimeter structural walls built on footings that
support buildings within the soil below ground level
in basement and sub-basement areas. The pit,
appropriately named as it exists below the lowest
floor slab level of a building, housing all equipment
and supports, reaches closer or within the ground-
water table than any other part of a building. Stress
cracks occur when newly poured concrete hardens
and water evaporates causing the concrete to
shrink and crack. Cracks also occur from the settle-
ment of the footings into the soil below; from tem-
perature changes that cause expansion and con-
traction; and from the vibrations of passing traffic.

Water infiltration is a constant risk, especially
when the ground is saturated after winter’s thaw or
a heavy rain. Water enters most commonly from

the interface from the bottom of a wall to the floor
slab, where the footing is situated directly below; it
can also come from cracks on the floor slab or
cracks and cold joints on the foundation walls.

The CGI system
Since 2004, a specially developed system to

stop and prevent further underground water leak-
age has been successfully used by CGI Northeast
in hundreds of residential and commercial build-
ings in the New York City metro area, including
remediation of water intrusion to elevator pits. 

The CGI system involves below ground injec-
tion waterproofing from the interior side of a build-
ing without excavating from the exterior. The sys-
tem drills holes and injects a two component
hydrophilic resin that chemically reacts to form a
flexible water sealing gel through the process of
polymerization.The two liquid components com-
bined are near the viscosity of water. When the
CGI chemical reaction takes place, the gel doesn’t
expand like urethane foam, it simply occupies the
volume of the crack or cold joint full depth to the
exterior side. The system doesn’t drill all the way to
the exterior, which could compromise any previ-
ously installed waterproofing membrane and allow
additional unwanted water to enter. No excavation
is needed. °°°

Waterproofing Elevator Pits
Continued from Page 1

“This organization is starting to flour-
ish,” said New York City Special
Riggers Association (NYCSRA)
president John Pantanelli, introduc-

ing the speakers at the NYCSRA Technical
Meeting and dinner that drew a crowd of over
100 members and guests to Club 101 in
Manhattan on March 4, 2015. 

The consensus was that the event was
the most successful technical meeting yet.
Association members joined their fellow spe-
cial riggers and other industry professionals to
discuss important issues ranging from immi-
gration law to site safety. 

Government affairs consultant Jim
Quent launched the event by noting that the
goal of the NYCSRA is to “protect the integrity
of our industry and promote enhanced site
safety on and around our job sites.”

Howard Zimmerman, AIA, founder and
president of Howard L. Zimmerman
Architects, PC, advised the crowd that safety
training and safety initiatives “raises the bar
for contractors.” He spoke of the need for
required coverage for contractors and intro-
duced insurance representatives Robert
morris, Rampart Brokerage Corp. and
Jonathan Bannett, Partners Specialty

Group LLC who discussed Labor Law 240
and loss control. Admitting that present laws
are daunting and restrictive, Morris said “We
have to get smart; we have to be creative.” 

Elisabeth Ames, Esq., an immigration
attorney, explained some facts about the
“complex and puzzling world of immigration
law” and various visa options. She spoke of
categories for: persons with degrees; trainees
and interns; and undocumented persons. She
also discussed temporary visas including cat-
egory O-1 for persons with “extraordinary abil-
ity."   Ames urged all to contact Congressional
representatives to express support for immi-

gration reform to assist businesses in making
“more efficient decisions that would ultimately
support the US economy at large as well as
companies in New York.” 

James Bifulco, managing safety and
loss control consultant for Total Safety
Consulting, spoke of site safety inspections
on façade projects.

Donald Ranshte from the Building
Trades Employers Association (BTEA)
spoke about Scaffold Laws 240 and 241 and
efforts to amend the long-standing law that
makes the contractor and owner fully liable for
any accident  regardless of circumstances.
“We think we have a real chance at reform
this legislative session” said Ranshte. 

Quent concluded the meeting by noting
that one of the issues the NYCSRA is
addressing is the theft of motors, which leads
to increased costs due to work delays and
expensive equipment replacement.  He said,
“The NYCSRA will continue working with the
NYC Council, the NYPD and the Department
of Buildings to bring this issue to the forefront
and implement measures to protect our
motors on job sites and make it easier to
locate and identify them should they be
stolen.” °°°
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Howard Zimmerman, AIA advised the NYCSRA
members that safety training and safety initiatives
“raises the bar for contractors.”.

The National Association of
Professional Women (NAPW)
recently recognized Eva Hatzaki,
marketing director at Skyline
Restoration, as a NAPW VIP
Woman of the Year “for her
outstanding leadership and
commitment within her profession.”
The organization further noted that
Eva “plays a key role in the
company's success, overseeing
strategic planning, branding and
budgeting. 
The NAPW applauded Eva’s
dedication to realizing Skyline’s
commitment to give back to the
community, demonstrated through
her ongoing efforts on behalf of
SmileTrain, and various local
groups. 
The NAPW is a major national
organization with over 600,000
members and over 200 chapters.
°°°
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