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Thermal Discontinuity in Façade Construction 

 

In residential construction, the façade is typically a brick veneer which is separated from the structural 

timber wall by a 50mm air gap.  Along with the inclusion of insulation within the timber frame, the air 

gap helps reduce the loss of heat from the dwelling in winter and heat gain in summer. 

 

Thermal bridging occurs when the inner and outer skin of the façade structure are in contact with 

each other.  An example of this is illustrated below. 

 

 
Diagram 1: Façade bridging cross section. 

A section of the dwelling is below ground level and the retaining wall has been designed and 

constructed as part of the perimeter wall and as such will always remain cooler than the interior 

temperature of the dwelling which means that the internal lining of the room will feel moist (potentially 

sweating) due to the difference in temperature and will be prone to mold. 

 

The photos below illustrate this issue in a recently completed dwelling where the wall in question has 

been built on a property boundary to utilise all plan space available and not taking into consideration 

the NCC requirements. Design detailing and construction must be strictly supervised to ensure that 

façade bridging does not occur, otherwise the resulting amenity dysfunction will far out way the initial 

planned area gain. 
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Outside View: Façade showing the section  

of wall below ground level 

Inside View: Showing solid wall below 

the timber stud wall. 

 

The wall in question has been built on a property boundary to utilise all plan space available. Design 

detailing and construction must be strictly supervised to ensure that façade bridging does not occur 

otherwise, the resulting amenity disfunction will far out way the initial plan area gain. 
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