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September 297, 2011 Reference No. 011778-A0

Strata Plan LMS 2833

c¢/o John Williamson Inc..

Suite 120 — 2995 Princess Crescent
Coquitlam, BC — V3B 7N1

Attention: Mr. John Williamsan

Re: Additional Investigations of Building Envelope Assemblies at
Trinity Place, 2490 W 2™ Avenue, Vancouver, BC

Dear Mr. Williamson;
1.0 INTRODUCTION

Per the scope of services included in the proposat dated: December 23, 2010, exp. Services
inc. (formerly Trow Associates Inc.) conducted additional investigations to confirm the
performance and as-built condition of the assemblies that were listed to be further investigated
by RDH Engineering Limited, report dated: November 2010. We are providing this letter
report summarizing cur assessment of the performance and as-built conditions of the
reviewed assemblies per request from Strata.

2.0 BUILDING DESCRIPTION AND BACKGROUND

The complex is a 30-unit 4-storey wood frame condominium building constructed above a one
siorey below-grade reinforced concrete parking garage in or around 1997. The building is
clad with acrylic stucco and brick veneer and has a low-slope roof.

A building envelope assessment report was prepared by RDH Building Engineenng Ltd. in
November 2010. RDH report had included recommendations to replace exposed east
elevation cladding with rainscreen stucco, replace windows on the east elevation, replace
balcony membrane and seconc floor deck membranes. replace expcsed wood swing doors,
install additional canopies and replace wood trims at window sills at select locations. RDH
had included recommendaticns to conduct additional investigation on the east elevation
exterior walls adjacent to bathtubs and showers, soffit of roof deck adjacent to brick—clad wall
assembly, windows at the brick-clad walls, EIFS band on Level 1 and the ground floor
sandwich slab assembly.
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As these assemblies and building components were not adequately investigated in the
previous investigation, we recommend their review prior fo proceeding with the Project
Documents

The Owners intended to proceed with the remedial work as recommended in the report and
retained exp. services Inc. to prepare the project manual, procure a suitable contractor and
conduct construction contract administration. Exp Services Inc. recommended conducting the
additional investigations recommended by RDH prior to preparing the project manual.

3.0 INVESTIGATION

Exp conducted the following as part of the additional investigations (pertinent to the further
investigations list in the RDH report) as noted below:

e Document review including the architectural drawings and detail package provided
e Visual review

¢ Moisture Content Readings

o Exterior exploratory openings

e Interior exploratory openings

On March 287, 2011, Nikolas Tanaka of exp was on site to conduct a visual review of the
exterior elevations, roof, parkade and to conduct 4 interior explaratory openings at Units 103,
105 and 108 The interior exploratory openings were conducted to review the interface detail
between the exterior wall assembly and the parkade slab. The weather at the time of the
review was periodic showers with 15° C. Moisture content readings were conducted at the
exploratory opening locations.

Sathya Ramachandran and Nikolas Tanaka of exp were on site on May 107, 2011 to conduct
additional visual reviews of balcony decks, parkade, exterior elevations and conduct interior
exploratory openings at Unit 108. The weather at the time of the review was overcast and 15°
C. Moisture content readings were conducted at the exploratory opening locations.

Kelvin Klapak and Tarah Haley of exp were on site on July 127, 2011 to conduct moisture
content readings and extenor exploratory openings at the EIFS band, window sill at brick
veneer, exterior wall of the east elevation and . The review also included on the design.
Sathya Ramachandran and Dinc Chies were present on site to review the as-built and
performance conditions at the exploratory opening locations. The weather at the time of the
review was overcast and 20° C. The property manager, Carey Grandy, was briefly cn site at
the time of assessment.
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4.0 OBSERVATIONS AND RECOMMENDATIONS

Following are our observations and recommendations in regards to the additional
investigations recommended in the RDH report:

1. East elevation extenor wall adjacent to bathtubs and showers and below EIFS
gverhang

In regards to the exterior wall area adjacent to the bathtubs and showers, we note that
this area is already decided to be rehabilitated and didn’t warrant further investigation
from the exterior. We note that there is potential for mold growth interior of the poly
vapcr barrier in this exterior wall assembly (adjacent to the bathtubs and showers).
which we can review and address at the time of rehabilitation.

Following are our observations:

-z The moisture content readings on this wall at the reviewed locations had
readings higher than 19% Moisture Content (MC) readings, at 3 (readings of
21.4%, 25.2% and 29.6%) out of 8 probed locations. The readings were
particularly higher at the window sill locations. Readings higher than 19%
indicate possible moisture ingress and potential for deterioration of the wood
components,

- Exploratory opening was conducted at the location were moisture content
reading was 29.6%. Exp observed the sheathing to be soft showing evidence
of moisture.

= Exp cbserved a portion of the exterior wall assembly and a window was
replaced / repaired at the semi-protected east elevation wall. We understand
that this repair was conducted to address a localized water ingress issue. See
Photos 01 and 02.

Based on the moisture content readings and the exploratory opening, it is our opinion
that the east elevation wall under EIFS band overhang alsc is experiencing moisture
ingress and has potential for deterioration of wood components. VWhile we note the
damage may not be severe at this time, it is our opinion that replacement of this
portion of the exterior wall is prudent considering the cost savings and reduced fsks.

2. Base of wall detail at ground floor sandwich slab assembly

Based on the interior exploratory openings at Units 103. 105 and 108, it is cur opinion
that water ingress is not being expenenced at the base of wall detail where the
sandwich slab assembly inlersecls the podium slab detail. It appeared the base plate
of the structural frame was anchored to the sandwich assembly as detailed. The

condition of the wood frame structure at the reviewed locations was dry. See Phctos
03 to 08.
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EIFS below window sill

Exp conducted moisture probe readings through the EIFS band below the window sill
to confirm the performance. Two out of 4 readings were observed above 19% MC.
However, we believe the high moisture content readings are due to the high exposure
in the east elevation combined with possible deficient details at the window interfaces
rather than the problems with the EIFS band itself. See Photos 09 and 10. EIFS band
was observed wet showing water retention, but observed nc damage to the inner
components of the exterior wail assembly. It is our opinion that remedial measures at
this point are not warranted at this time.

EIFS band on Level 1

Exp conducted exploratory openings and moisture content readings through the large
EIFS bands between Level 1 and 2 at a crack location. See Photos 11 and 12.
Moisture content readings were also conducted through the brick veneer exterior wall
assembly below the EIFS band. Exp observed all 3 moisture content readings
conducted in this assembly were below 19% and the exploratory opening conducted
showed no evidence of moisture. The detail as designed per the design documents is
low performing and has potential for failure. The detail predominantly relies on the
sealant joint between the EIFS band and the brick veneer. Exp recommends
monitoring the condition and reporting any evidence of water ingress through this
assembly for further investigation and potential replacement of the band with proper
detailing. Such measure at this point of time is not warranted based on our review.

Soffit at the Brick Veneer Wall

Exp conducted an interior expioratory opening at the base of the exterior wall
assembly below the brick veneer soffit at Unit 1068. No ewvidence of moisture was
observed at the reviewed location. Based on the review, it didn't warrant any further
investigation or remedial measures for this assembly at this time.

Wood tnm at the brick-clad walls

Exp observed the exterior wood trims (horizontal and vertical) at the window sill of the
brick veneer wall assembly on Level 1 at random locations was detenorated. Exp
conducted exploratory openings by removing a portion of the deteriorated wood trim
and cbserved self adhered membrane installed over a flashing that bridges between
the gap between the inner wythe and the brick veneer cladding. See Photos 13 and
14. The self adhered membrane was installed over the metal flashing. We note the
detail as observed was not per the similar detail WD-05 in the details package. The
installed detail appears to provide adequate weather seal and does not warrant
remedial measure by remaoving the window. We recommend replacement of the
deteriorated wood tnm as required and recommend a sheet metal flashing be installed
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at the sill for longer durability. Exp recommends further review of the condition at the
time of the woed tnm replacement and conduct remedial work as reguired.

in adcdition to the additional investigation recommendations by RDH, exp reviewed and
observed the foliowing:

7.

8.

9.

Drains through the exterior wall assembly

Exp observed the balcony deck drains are being routed through the exterior wall
assembly per architectural drawings and on-site visual review. Exp conducted
exploratory openings to confirm the systemic performance of these drains. e.g.
condensation or water leaks. Based on our review at Unit 108 the drains within the
exterior wall assemblies do not appear to have any systemic problems. See Phatos
15 and 16.

Balcony Deck

Per request from the Unit Owner of Unit 308, Exp reviewed the balcony deck. Exp
observed deteriorated wood frame of the swing door assembly. Exp observed
damage in the balcony deck membrane. Exp observed extensive staining in the
trough at the balcony deck edge that is installed to drain water. See Photos 17 to 20.
We note the replacement of the deck membrane and wood swing door is being
conducted as part of the rehabilitation work per RDH repert. We agree to the
recommended measures of replacing the balcony deck membrane and wood swing
doors per RODH report, based on our observations. In regards to the extensive staining
in the trough. exp recommends a modification to eliminate the trough.

Amenity Unit

Exp conducted a visual review of the roof deck and the exterior wall of the bathroom of
the amenity unit. We note the existing vinyl deck membrane at the rocf deck of the
amenity unit is not the preferred membrane for the assembly. However, no significant
problems have been reported in the RDH report.  Apart from the extensive staining in
the deck membrane and exterior cladding of the parapet wall assembly. exp did not
notice any significant performance issues. Exp observed exploratory openings and
moisture content readings were conducted by RDH at the staining locations. See
Photos 21 to 24. Moisture damage is not reported. Exp recommends monitoring the
performance of the roof deck membrane and replace it at the end of the service life.
Exp recommends installing more durable membrane. In regards to the exterior wall of
the bathroom, exp didn't observe any evidence of damage. We note thal this
bathroom is expected to be sparsely used and hence reduced potential for damage. If
the exterior wall assembly (east wall below EIFS overhang) from exterior wiil be
rehabilitated, exp recommends to review the condition of the wood components and

-___£=: 2.ty B LER T La el @5-



i

of

@
L

ex The mew gerlly of Tow dssooaes o
L

the poly vapor barrier for evidence of damage. It is not warranted to concuct openings
at this time.

10. Parkade

Exp conducted a cursory review of the parkade and observed water ingress through
the underside of the parkade slab at some locations, particularly at the cracks. Exp
observed water ingress through the cracks and cold joints in the above grade wall
adjacent to the ramp. Exp observed the above grade wall assembly was exposed
from the exterior and that there are cracks in the assembly. Exp observed paich work
conducted at the crack locations. Exp recommends further investigation by removing
the overburden above the podium slab to expose and review the condition of the
waterproofing membrane. Exp recommends the exposed concrete wall at the ramp be
cleaned and installed with elastomeric coating to prevent water ingress through the
wall assembly.

5.0 PROFFESIONAL LIMITATIONS

The information presented in this report provides an assessment of the current condition at
the site, within the terms of reference and limitations outlined in our proposal. We have been
asked to make recommendations and opinions based solely on a visual sampling of existing
components. Exploratery openings, design review. quantify surveys, invasive testing, or
instrument testing were carried out only where specifically mentioned in the report
Consequently. further investigation or additional testing may change our current
recommendations and opinions,

We armmived at conclusions based upon the best information presently known to us. No
investigative methed can completely eliminate the possibility of obtaining partially imprecise or
incomplete information; it can only reduce the possibility to an acceptable level. Professional
judgment was exercised in gathenng and analyzing the information obtained and in the
formulation of the conclusions. Like all professional persons rendering advice, we do not act
as absolute insurers of the conclusions we reach, but we commit ourselves to care and
competence in reaching those conclusions,

Refer also to our Interpretation and Use of Study and Report in Appendix A
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6.0 CLOSURE

This report was prepared for the exclusive use of our client, John Williamson Inc. representing
Strata Plan LMS 2833, known as Trinity Place, and cannct be used for any other purpose
without written consent of exp Services inc.

Appendix A contains our “Interpretation and Use of Study and Report™ instructions. These
instructions form an integral part of this report and must be included with any copies of this
report.

We appreciate this opportunity to be of service to you. If you have any questions regarding
the contents of this report, or if we can assist you further on this project, please contact the

undersigned.
Sincerely, /
e b7

L ' /ﬁ/_” ! 4
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Sathya Ramachandran, B.Arch., M.A.Sc. .Hbino Chies, P.Eng., BEP

Project Manager Branch Manager

Building Science Division Building Science Division Manager

L2011 {stering a1 G11547-AC+4311778-A0 DPC Tnnity Place. Vancouver. BC.1.9 Report\2011-06-22 SR Further [mvesngation
report.docx
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Appendix A

Interpretation and Use of Study and Report
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Interpretation and Use of Study and Report

1. STANDARD OF CARE

This stily and Repor Rave been preparec in accorcance with generally accepter engineering consulting practces m thes area  No ather
warranty expressed or implied is mace Engineenng studies gnd reports do net include eminonmental consuling unless speciically stated
in e engineering report

2 COMPLETE REPORT

Al documents. records, data anc files. whether electronic or athermse. hereraled as part of s zssignment are a part of the Report wheh
s of 2 summary rnature and s nol intended o stand alone without reference to the instructions given to us by the Chent communications
between us ancd the Chent. and 0 any other repats writngs  proposals or documents prepared by us for the Clent relative to the speciiic
saa descnbed herein, alt of which conssusie the Report

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS RECOMMENDATIONS AND OPINIONS EXPRESSED HERE!N
REFERENCE MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF
PORTIONS OF THE REPCRT WITHOUT REFERENCE TO THE WHCLE REPORT

3. BASIS OF THE REPORT

The Report has been prepared for the speafic site. development. nalcing design or building assessment cbjectives and purpase that were
described o us by the Cient  The appiicability and reliability of anry of the findings  recommendations SUQQESHCNS. of OPHLCNS expressed in
the document are onty vakd 10 the exient that there has been No matenal alterabon 10 or vanabon from any of the saxd descnptions prowded
10 us uniess we are spectiically requestec by the Clent to review and revise the Report in bight of such alteration or vanation

4, USE OF THE REPORT

The infomation and opmmons expressed m the Report. or any document forming the Report are for the soie beneft of the Client NC
OTHER PARTY MAY USE OR RELY UPON THE REFPORT OR ANY PORTION THERECF W(THOUT OUR WRITTEN CONSENT WE
WiILL CONSENT TO ANY REASONABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES
AS "APPRQOVED USERS™ The conlents of the Repert remain our copynght property and we authonse only the Chent anc Approved Users
o0 make copes of the Repont onty m such quantities as are reasonalty necessary for the use of the Report by thase partes  The Client and
Approved Users may not give, lkend. sell or atherwise make the Report. or any portien thereof available to any party without our writien
pamisson. Aty use winch a thard party makes of the Report. or any parmion of the Repart. are he sole responsibiity of such turd parbes.
We accepl no responsibdity for damages suffered by any ttwd party resuthng hom unauthonsec use of the Raport

5. INTERPRETATION OF THE REPORT

a Nature and Exactress of Descpbons Classificabon and dentification of soils rocks gemlogical units comaminant materiats
bullding envelopment assessiments anc engingering estimates have been based on investigations perormeac n accordance with
the standarcs set aut in Paragraph 1 Classificabon and dentificaton of these faciors are judgmental n nature and even
comprebensive sampling and testng pmgrams. smplementae with the approprate equipment by experenced personnel may fail
to locate some concitions  All investigations or buwikding envelope descripiions utiiizing the stancards of Paragraph 1 will invoive
an inherent rsk that some condibons wil not be detected and all documents or records summansing such mveshgabons will be
basect on assumpbons of what exists between the actual pasnts sampled. Actual condibons may vary significantly between the
points investigated and all perscns making use of such docsments or records should be aware of and accept this risk. Some
conditions are subgect 1o change over tme and those making use of the Report shouid be aware of this passibddy and understand
that the Report only presents the condibons al the sampied ponts at the time of sampling. Where specal concems exist, or the
Chent has specal considerabons or requirements. the Client should disclose them so that additiona! or special investigaticns may
be undertaken which would not atherwise be within the scope of investigatiors made for the purpases of the Report

[ Refiance on Provided information The evaluation and conciusions contaned in the Reporn hava been prepared on the Basis of
condibons m evidence at the me of site nspectons and on the tass of mformaton provided to us  We have rehed in good faith
upon representabons informaton and mstruchons pravided by the Chent and others concermng the site Accordingly we cannot
accept responsibility for any defidency missiatement or ingCcouraCy contained in e report as a fesuft of misstaiements
OMISSIoNS MiSTepresentations or rguculent acts OF persans providing information.

[+ Ta aveid misunderstandings EXP should be retained to work with the other cesign professionals 10 explain redewant engineening
fincdings and 10 review their plans. drawings. and spec:fications relatve 1o engineanng tsues pertaming to consultng servces
prowvited by EXP  Further. EXP should be retained to provide fieit reviews during the construction  consistent with buikding codes
guidelines anc genersity accegted pracices Where applicable the feid services recommended for the project are the mirnmum
necessafy 10 ascenam that the Contractor 5 work is bemng carned out 1t general conformaty mth EXP s meommendations  Any
reduction from the level of sernces nomally recommended will result i1 EXP providing gualified opinions regarding acecuacy of
he work
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Photographs



Additonal Investigations: Photo Appendix September 29, 2011
Tninty Place. 2490 W 2nd Avenue, Vancouver, BC Fie No: 011778-A0

Photo 1: Unit 206 — Appears a localized Phot 2: Unit 206 - Localized rehabilitation of the
rehabilitation of the exterior wall and window was EIFS band
conduct
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Photo 5: Unit 105 — Interior exploratory opening Photo 6: Unit 105 — Interior exploratory opening
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Additional investigations: Photo Appendix Septernber 29, 2011
Trinity Place, 2490 W 2nd Avenue, Vancouver, BC Fie No: 011778-A0
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Photo 9: Exploratory Opering at the EIFS below Photo 10: Exploratory Opering at the EIFS below
window silf in the east elevation window sill i1 the east elevation
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Photo 11: Crack i the EIFS band Photo 12: Exploratory opening ad:;acent to the

crack in the EIFS hard




Additional Investigations: Pholo Appendix September 29, 2011
Trinity Place, 2490 W 2nd Avenue, Vancouver, BC Fieg No: 011778-A0
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Photo 13: Detericrated wood . condition at the Pho‘to 14: Memberane upturn and te-in at the
window sill of the brick veneer cladding wincow sill over a metal flashing below deteriorated
wood trim

Photo 15: Unit 108 - Interior exploratory opening to  Photo 16: Unit 108 - Interior expiaratory apening to
review the drain in the exterior wall review the drain in the exterior wall

“Photo 17: Unit 306 - Evidence of water ingrss and
cetericrated wood frame of the swing door the swing door
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Additional Investigations: Photo Appendix Septernber 29, 2011
Trinity Piace, 2490 W 2nd Avenue, Vancouver, BC Filg No: 011778-A0

Photo 19: Unit 306 Exkensrve staining at the A Photo 20: Unrt 306 — Cracked and delammated‘
tough of the balcony deck ' balcony deck membrane

Photo 21: Amenity Unit - Vinyl deck membrane Photo 22: Amenity Unit - Vinyl d'embr'ane with
with staining staining

Photo 23. Ame'rty unit — Extensive staining of the Photo 24: Amenity Unit — Extensive staining of the ‘
parapel clacding at sadadle and explaratory opening  parapet cladcing at saddle and exploratory opening
from earlier investigation from earlier investication



