


This is a four hour continuing education course 
for credit with the NC Home Inspector Licensure 
Board.  We are required to provide 50 minutes of 
education per hour for a total of 200 minutes.  The 
course is broken into four sections.  Each section 
will  have a countdown timer.  You will be required 
to spend the necessary time in each section.  If 
you have 10 minutes of inactivity, you will be 
logged out and will have to start the section over.  
Please devote enough time to each section to 
complete that section.
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EIFS, commonly known as synthetic 
stucco, consists of the following:
◦ expanded polystyrene foam, adhered to the 

substrate ( plywood, Oriented Strand Board (OSB), 
or gypsum board, etc.) or 

◦ polyisocyanurate foam directly attached to the 
framing members;  

◦ Fiberglass reinforcing mesh embedded in the base 
coat over the foam and 

◦ a finish coat consisting of mineral aggregate, 
pigment, or other chemicals.
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 The EIFS installation is a barrier wall 

system.  This means that the outer 

layer of coatings is the weather barrier. 

The original/old systems of synthetic 

stucco did not allow for moisture that 

has collected behind the foam to drain.  

If the moisture content becomes high 

enough, the framing members may rot 

and decay.
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 Typically there are four ways water can 

migrate behind any wall cladding system, 

and this also applies to an EIFS system:

1. Liquid Flow

2. Capillary Suction

3. Air Flow

4. Vapor Diffusion

6



 By design, EIFS systems, as a barrier system, 
are largely dependent upon proper and 
successful sealant applications.  Most EIFS 
manufacturers have specifications and 
installation details for proper installation and 
manufacturers require proper use of approved 
sealant.  Waterproofing and weatherproofing are 
very dependent upon workmanship and proper 
choice of materials per manufacturer’s 
specifications.  Many times where failure of the 
waterproofing or weatherproofing occurs, the 
cause can be tied back to the workmanship 
and/or choice (or lack of choice) of proper 
materials.
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 Newer drainable synthetic systems provide a 

drain plane behind the insulating EPM board 

to allow for drainage if moisture penetrates 

the exterior barrier.
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No 5/12 or 6/12 slope installed along the top of the EIFS trim
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EIFS flush butted to the porch stoop – no drainage to exterior
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EIFS flush butted to window frame – no casing bead or proper sealant 

joint. 

Promotes risk of water infiltration.
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No kick out flashing initially installed.

Then incorrectly retrofitted by a repair contractor.
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Lack of proper prep 
around window allowed 
water infiltration and 
decay to occur.
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Lack of proper prep 
around stoop allowed 
water infiltration and 
decay to occur to house 
band.
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Lack of kick out flashing around 
roof to chimney allowed water 
infiltration and decay to occur 
down chimney framing.



 Improper terminations at foundations.
 Improper terminations at decks.
 Improper terminations around windows & doors.
 Improper terminations at wall penetrations for utility 

and plumbing piping
 Improper terminations at points of attachment, i.e. 

downspouts
 Improper terminations at roof terminations
 Improper installation of control and expansion 

joints.
 Improper attachment of EPS board of Densglass.
 Improper application of reinforcing mesh.
 Improper application of decorative trim pieces
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 When encountering EIFS – don’t pretend to be 
an expert if you aren’t.

 EIFS inspections require Physical Inspection & 
Moisture Intrusion Analysis to make a full 
evaluation for recommendations.

 There are Certified 3rd Party EIFS Inspectors 
qualified to perform these inspections and 
analysis.

 Recommend that a Certified 3rd Party EIFS 
Inspector further evaluate the Synthetic Stucco 
on this structure to advise on the Stucco 
Installation and Any Moisture Intrusion or 
Damage that may have occurred.
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 A manufactured stone veneer system 
installed over a wood framed or 
concrete/masonry wall framed wall 
system.

 In wood framed walls the stone veneer is 
installed over a cementitious based coat 
applied over a lath which is directly 
attached to the wood framed wall 
sheathing and weather resistance barrier 
paper.
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 Number 1 cause of problems is the 
misunderstanding of the building 
materials by the installers, general 
contractor and the building code officials.

 Most think of cast stone/cultured stone 
cladding systems as a masonry material 
and use the same building papers and 
preparation procedures for both veneer 
systems.

 This is dangerous logic and incorrect 
thinking.
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 Cultured Stone/cast stone is not installed with 
an air space between the cladding system and 
the framed wall system.

 Cast Stone veneers are cementitiously adhered 
to a stucco-like base coat that is applied to a 
lath directly attached over a drain plane material 
to the framed wall system.

 Stone joints get saturated with water and hold 
water right up against the framed wall system.

 One layer of building paper will typically not do 
the job of preventing water infiltration  - two 
layers are generally necessary.
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 If anything, cast stone should in fact be 
backed up by tougher details than 
stucco.

 Thicker and multiple layers of weather 
resistance barriers should be used 
pending local geographical areas.

 Building papers have different ratings 
based on the times the paper can be 
placed in direct contact with water 
before it soaks through the paper. 
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 Intersections between assemblies such as walls 

and roofs, or other materials, must be properly 

flashed in order to keep diverting water away from 

the building, out to the exterior and down the 

exterior side of the cladding system.

 At the bottom of the veneer cladding where the 

wall meets the foundation wall or concrete slab 

(typically know as a Horizontal Transition) , there 

must be a way for water to drain out – Weeps, 

weep screeds, and proper flashing details must be 

used and be above grade.

24



Roof to wall Kick Out Flashings

must be wider and bigger than 

conventional flashings due to 

the width and thickness of the 

stone to ensure water is 

diverted to the exterior face of 

the stone veneer system.
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Examples of stone veneer 

installation with metal lath 

and weep screed 
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Examples of stone 

veneer installation 

with step flashing and 

kick-out flashing



Weep 

screed 

installed 

above a 

roof
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Intersection 

of metal 

latch, 

building 

wrap and 

weep 

screed 

above a 

roof
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Example 

of metal 

lath 

overlap
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Kick-out 

flashing 

for 

stone 

veneer
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 Case Study by Dennis McCoy who owns 

and operates Ram Builders, based in 

Lindon, Utah, which specializes in 

remediation and repair work in Utah, 

Texas, Colorado, and California.
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Where stucco (left photo) and cast stone (right) have been 
installed on the same home, repair companies frequently 
find more severe moisture and rot damage under the 
cast-stone portions of the exterior. One reason is that the 
stucco terminates at the bottom with a weep screed, while 
the cast stone sits in a bed of mortar and grout, directly 
on a foundation ledge, with no weeps or flashings.
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Only evidence of 
moisture was  

mushroom growth from 
mortar joint
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No kick out flashing 
detail at gutter

Bottom of wall provides no 
system to allow moisture to 

escape out of wall cavity
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