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Water infiltration mto homes sided with traditional barmer non-
drainable (barrier) extenior insulztion and fimsh systems (EIFS),
also known as “synthetic stcco,” can canse degradation of
undertymg materials. Non-dranable EIFS differ from meost
other sidings becausze they do not have a drainage cavity, they
do not have a weather-resistive barmer (housewrap/tarpaper)
behind them and they have linuted drymg potential
Geographic location, age of home. quality of construetion do not
necessarily  preclude wvou from  thus  potemdal  problem.
Professional ETFS moisture inspection must become part of the
homeowner's mamfenance program to properly evaluate, correct
and monitor nom-dramable EIES; including repair of non-
drainable EIFS and related components. This nfonmation sheet
has been prepared to help educate homeowners about this
poteniial problem so they can make mformed decisions
regarding the assessment, maintenance and repair of their EIFS
clad house.

What are Exterior Insulation and Fimish Systems?

The most common type of Exterior Insulation and Fimish
Systems (EIFS). somefimes referred to as synthetic smiceo,
typically consist of five components: adhesive, msulation board
(attached to substrate with the adhesive), a base coat info which
a fiberglass mesh 1s imbedded, and a decorative finish coat m
the desired color. This type of system is called a face sealed
barrigr EIFS and resists water penetration at its outer surface. It
15 not intended to drain water that gets belund it It differs from
some other types of cladding that have a weather resisive
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QUESTION:

What are Exterior
Insulation and Finish
Systems? (continued)

How is water entering
behind the EIFS?

Why does water
intrusion occur belind
EIFS and why is it
important fo discover
it?

Is the location of water
entry visible, and is the
damage visible?

Should I have my EIFS
home periodically
checked for elevated
moisture levels?

Third Edition

ANSWER:

barmer behind the cladding (tarpaper or housewrap) and’or may have
alr spaces between the cladding and substrate.

There are many types of cladding matenals that look like stucco.
Traditional stucco 15 made of cement and 15 different than extenior
msulation finish systems (EIFS) cladding which use a foam plastic
insulation board, a polymericement base coat, glass fiber mesh and a
polymer modified fimsh coat. Other types of “hybnd” stucco include
direct applied polyimer/cement base coat to a substrate, or traditional
stucco with an acrylic finish coat.

Interfaces between EIFS and dissinular matenials are a common source
of water mtrusion, not the EIFS lanuna (base coat and fimsh coat). The
most frequent source of water intrusion is windows. Water frequently
enters the EIFS at window locations via two wayvs, either the jomt
around the perimeter of the window or through seams and joints in the
window consmuction itself Large quantities of water that can result in
some of the most severe damage have frequentiy been discovered
entering behind where a roof meets and tenminates at the lower edge in
a wall. Other potential sources of water inrusion are chinmeys, decks
and anv other penetration of the EIFS lamina.

Water infrusion occurs m a mumber of ways. through and/or around
bullding components such as windows, doors, gable vents,
penetrations, variety of flashing and constuction details. Water
musion also coours when maimntenance of these components and other
critical areas like caulk joints, 1s ignored. It is mmportant to discover the
occwTence of water inTusion as water can enter behind the cladding
and wet unprotected substrate (building sheathing}, and in some cases
the wood stmuctuwral members. Depending upon climate and the overall
makeup of the wall assembly, the wall may not readily drv out. As
water mtrusion continues to occur undetected in a particular area, it can
accrue to levels substantial enough to cause damage. Early detection of
water intrusion 15 the key to nummuzing or preventing such damage.

No. The locaton of water entry is often difficult to see. and the
damage to substrate and structural members behind the exterior wall

claddmg frequently cannot be detected by visual mspection.

Yes. Testing should be done at least amually. A combmation of two
moisture meters, non-nvasive meter that scans through the wall for the
presence of moeisture without penetrating the EIFS lanuna, and a probe-
type meter that penetrates the EIFS lanuna and gives moisture readings
of matenals in contact with the probes should be used Only a
professional expenenced i EIFS water mtrusion mspections should
perfonn this test. Testmg is recommended to be conducted in
accordance with the latest edinon of Moisnure Testing Guide for Wood
Frame Construction Clad with Exterior Insulation and Finish Systems
that 15 published by the New Hanover Cownry Inspection Depanment m
Wilmington, NC, $10-341-7456.
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QUESTION: ANSWER:

How serions are the Damage can be sigmificant if moisnue intrusion goes undetected.
5 See Table 1 for statistics on damage. Damage can become more
] § s X - = -
1_) roble ‘m s ifn ater. serious if allowed to continue over time.
INFUSIon oCcurs in

EIFS-clad houses?

Table 1
Substrate Replaced on 100 EIFS-clad, 3-5 Year Old Houses
Wilmingron, NC Area

Substrate Damage Summary

Humber of Houtes and Corrssponding $heathing Damage

4

€ a0 Qone S 0w LR R BA0Y B

Squsrs Fest of Suswtraty Restecsd

Replaced Substrate Associated with Architectural Conditions

Windows .

Of 2,751 windows, 18% had an average substrate area of 16 ft replaced
Kiclouts v

Of 574 kickouts, 23% had an average substrate area of 38 & replaced.
Chimneys

Of 97 clunmeys, 13% had an averags substiate area of 48 £ replaced
Decks

Of 105 decks, 199 had an average substrate area of 74 ft* replaced
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QUESTION:

Can damaged lomes be
repaired and does the
EIFS cladding have to
be removed?

What are the repair
objectives?

ANSWER:

Any reparr method undertaken should render the house I a
serviceable condition. Performance criterion used to determme if a
serviceable condition 1s being sustained 1s a moisture assessment. A
serviceable condition exists when damage or excessive moisture is
not detected behind the EIFS cladding. This may be true even if the
EIFS manufacturer's standard specifications and construction
details were not onginally followed. Localized removal of EIFS
may be necessary to facilitate repairs where damage 15 discovered.
Total removal of the cladding mav not be necessary.

The pnimary objective of reparr methods 1s to elmmnate water
mtrusion.  Repairs should be made where elevated moisture or
structural mtegnty of the matenial 15 impaired Where stuctural
damage has occured, those areas require replacement of decayed
lnmber 1n addiion to eliminating the source of water intrusion.
Areas of elevated moisnwe mn the absence of damage or decay may
require no more than eliminating the source of water mtusion. It
has been discovered that undamaged but wet substrate can dry out
over time once the source of the water mnmusion has been
eliminated. Repair methods should address leaks associated with
bt not himited to:

¢ Roofs - install effective kick-out flashing at roof to wall
mtersections, diverter flashing around trapped-valleys, rake
flashing.

¢ Caulk joints - install effective caulk jomnts.

* Windows and doors - caulk window jam to sill joint and
jomts in any molding swrounding the window or door.
Specially designed sill flashing is needed below most types
of windows and most windows that are mulled together.

¢ Decks - wnstall effective flashing.

¢ Chimneys - mstall effective cap flashing, cricket flashing at
trapped valley, effective kick-out flashing for roof-rake wall
imtersections.

¢ Other penemrations - mstall effective caulk jomt and or
flashing.

¢ Cracks and damaged EIFS lamina - repair accordmg to
manufacturer’s specifications.

Effective implies that flashing and caulking prevents water
mtrusion.  Special care, craftsmen skill. and design consideration
are required to make repairs and install flashing.




DryFlekt

Kick-0ut Diverers i“i
http: / /www.dryflekt.com

Research Information Water Intrusion and Remediation for Wood Frame Homes with EIFS

EIFS as a Rain Screen Barrier




