20

”Il_.ess than IZ[I.J% 18 2 3 4 2'? 87%

20% - 30 % E 1| o 0 3 4 13%

30%% - 50% plus 0 | 0 Lo} o -8 0%
| Td’mL | 1% 2 3 7 ‘31 100%

. Note Limitations in Scction 2.2.1 of this report

In gcnara], the highest MC readings were found at the east clevation at the
glulam heams. Relatively low readings were found throughout the rest of the
bulding,

3.4.4 Exploratery Qpenings

Twelve (12) exploratory opemngs were made in the wall assemblies, at the
stucco, masonry wall, wood trim, and baleony columns, covering all four
elevations including the roof level.

Localions of exploratory openings are indicated on the building elevations in
Appendix C, Figure 1 to 3. Detailed observations recorded at each cpening
are included in Appendix A, -

Mo damage

Evidence of moisiure but malerials 4 33%
intact (wetting or staining)

Deteriorated sheathing but framing - 0 0%
intact
Framing deteriorated 1 8%
Total Openings 12 $00%
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‘Most of the moisture probes taken resulted in normial teadings. In areas where

there was vigible water staining on the outside surface of the claddmg
etements, there did not appear to be any damage behind the cladding. This
was evident from the moisture probes and the exploratory openings.

The only wall area found to have evidence of water damage was at the
elevator shaft projection at the roof level The balcony column stucco
construction also showed some signs of water 1ngress.

In general, the main areas of concern were at the glulam beams including the
wall area directly above the beams and al the projected elevator shaft rool.

3.5 Windows, Doors and Other Wall Penetrations

3.51 Windows

The windows installed at the Project have alwmnung frames. The spacer used
between the glass panes in the msulated glazing units (IGU’s) appears to be a
“swiggle” Lype cnergy efficient model. They are cxierior glazed umits that
drain to the exterior via wecpholes. The window units arc a combimation of
fixed units, horizontal sliders and vertical casement windows. There is )
possibly evidence of some failed IGGU scals from the reporied condensation on
the interior pane. {Refer lo Photo #26 in Appendix B). The sills were in fair
condition and there was no evidence of water ingress to the intenor at those
units reviewed.

The windows at the stucco cladding have a sealant joint between the window
frame and the stucco cladding. The sealapt appeared to be cempetently
applied and 1n good condition. There is-no sif flashmg in place. -

A caulking joint, which was unnecessary, was applied between (he operablc
window unit and the frame. That joint has cracked where the operable unit
has been opened.

There is a head flashing installed at the head of the window units. However,
the head flashing docs not have end dams and does not extend beyond the
window opening.

352 Doors

Doors used in this building include slass storefront doers for the main
entrances and sliders for balcontes and decks. The cmergency and service
doors and frames arc metal, Weather-stnipping appears to be in fajr condition
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at the sliders. There is no head flashing installed, althoagh balconies and
decks are either prolected by the unit above or by overhangs.

3.53 (rther Pcoetirations

Other penetrations that were observed through the stucco cladding were
sprinklers and wall vents. The vents were located throughout the north
elevation. ‘There was sealant in place between the vent and the stucco
cladding. ' -

Exterior exhaust and dryer vents project out of the stucco cladding. Thosc
reviewed appeared well scaled and in fair condition. However, most cxhaust
vent screens wore loose, had fallen out or were full of lint and debns.

" “There are soctional soffil vents located at the perimeter of the roof overhangs.
Many of those reviewed were blocked with dust and debris.

3.6 Roof Assembly
The archilectural drawings show the typical roof assemblics as consisting of:

Typical Roef assembly:

Asphalt shingles

Building Paper

12.7 mm Phywood sheathing /W "H-clips’
Pre-enginecred wood trisses

K28 Bait Insulation

6mil Poly Vapour Barvier

15.9 mm Type X' Gypsum Wall bourd

Typical Ftat Roof construction:
Creavel ballast

2-ply SBS Membrane Roofing

13.9 mm Plywood Sheathing
Pre-enuinecred wood trusses

R28 Bart fnsulation

6mil Foly Vapour Barrier

15.9 mm Type X' Gypsum Wall board

Where reviewed, the as-buill conditions were consisient with the assembly
information provided on the drawings.
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" 3.61 Flat Roofs

The roof asscmbly has both sloped and “flat” roofs, with the majority beng
flat. The flat roofs are waterproofed with a built-up asphalt and gravel
membrane reof surrounded by a metal capped curb.  Along the perimeter of
the roof there are a series of sloped gable roofs clad with asphalt shingles. In
general the roof appears to be in fair condition and there have not been any
reports of 1oof leaks from the residential gquestionnaires submitted. .
Exploratory cuts were not conducted into the roof membrane during our
review, Mechanical cquipment is placed directly on the roofs. The roofing
membrane was lapped up on al! surface penetrations observed.

Al the time of the inspection, water was found to be draining properly in the
areas reviewed. The roof 1s properly sloped to drain and the drain covers are
regularly cleaned of debns that could block the passage of water.

UV damage was noticed in areas at the penimeter of the flal rwoof and the
roofing membrane was cracked and exposed. This occurs where ballast
coverage was mrumal or nussing.- Ridges were noticed on the flat roofsina
[cw locations with eracking and exposed areas. {Rcfcer to Photo #27 in

Appendix B).

3.6.2 Sloped Roois

The sloped roofs are clad with asphalt shingles, over building paper and
plywood. The asphalt shingles were lifted in areas on the canepy roof above
the south buwilding entrance. Generally, the sloped roofs are 1o farr conditron
with eaves protechion in place where reviewed.

The asphalt shingles on the roof are in generally {air condition in most
locations reviewed. There was underlay and eave protection bencath the
shingles in the areas reviewed. There was no valley flasnng in place at the
arcas reviewed. {Refer to Photos #22-22 1 Appendix B).

The sloped roofs are cquipped with a penmeter drainage system that drains
through downspouts along the sides of the building. The dewnspouts show
signs of corroston at most elbow Junchions. There 15 also esvadence that the
downspouts have leaked onto the wall cladding behind and below these
janctions. This appears te have contnbuled to the efflorescence staming on
" the brick face at most of the locations where staining was found particularly at
the east and west clevations.
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3.6.3 Parapet/ Cap Flashings

At the [iat roof parapet waterproof membrane was écpplif:d hengath the metal
flashing. The metal parapet flashing is lap-seamed and canlked.

Membranc was not m place under the cap flashing of the elevator shaft roof
projection.  The joints in the parapet flashing were open at the comers and
caulked at overlapped joints.

3.6.4 Soffits

Therc are soffils at the roof overhangs, the balcony undersnde, and the-
underside of the cantilevered floors. Gypsum wallboard and prcfinished,
vented metal soffit are used al the cantilevered floors and balcony underside.
The roof overhangs have interstitial vent strips. These locations were nol
opened up but it appears that sufficient vented areas were incorporated mito
these building locations.

3.7 . Balconies and Decks Over Living Space

3.7.1 Drawing Revicw

The architectural drawings indicatc typical balcony and deck assemblies as
follows:

Typical Balcony Kloor:

Waterproof membrane (Dura-Deck or Equal)

15.9 mm Exterior grade phowood sloped fo outside edge
19 x 89 wood strapping at 406 mm o.c. :

WFood joists

127 mm Type X Gypsum Wall bourd.

Prefinished metal soffis

Baleyny Floor over Smite (Deck):

Weaterproof membrane (Dura-Deck or Equal

15.9 mm Exterior grade plywood sloped to outside edge
1% x 89 wond strapping at 406 mmt o.c.

Wood joists

2 lavers R12 Ratr Insulation

12,7 mm Resilient furring channels 610 mm o.c.

15.9 mm Dype X Gypsum Wall board

Spraved textured finish

529 West 16™ Streef, LVIS 2421 5022075.00
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Prefinished metal soffit
— Caull around all penetrations

Test openings were not made through the balcony or deck floors. From our
abservations we noted the as-built conditions were in conformance with the
drawing descriptions. The balconies are extended from the cxterior walls with
columns for added support. Soffits appear to be construcied as indicated by
the architectural drawings.

3.7.2 Deck and Balconies

The decks and balconies were sloped to drain across to their outer edge. It
appears lhat the slope is insufficient because there is some moss and black
staining along the perimeter approximately 10 mches from the edge of the
balcony where waler has ponded. This may be due in part to the settlement
that the building has experienced since construction. Omngoing rigorous
monitoring of the condition of the membrane is vital to prevent deterioration
of the balcony/deck structures.

3.7.3 Membrane

The balcony and deck waterproofing is a hiqud applied urethane membrane.

. The protective couting terminates at the edge flashing but does not downtum
onto the face of the tlashing. ln some locations the coaling has lost its
sdherence 1o the edee flashing and the membranc 15 exposed.

At the baleonyv/masonry wall junction, there are cant strips on top of the

- balcony and below the bottom course of brick. ‘These canl strips are used to
terminate the membrane and protective coating at the wall junction. ln many
locations Teviewed, these cant stnps have becomne loose and no lemgor scrve to
tenminate the mcinbrane and coating.

Saddle terminations at the balcony arc generally not properly addressed to
ivert rainwater. There is a sloped rowlock course of masonry set under the
balcony flashing. The stucco terminates in a caulked joint at the fascia,
flashing and cant strip. Therc is no evidence thal membrane was used at the
balcony saddle locations.

374 Parapet/Cap Flashings

Standing seamns are used at ﬂastﬁng joints at the basc of the wall and at the
balcony perimeter at flashing ends and at exterior corncts. The balcony

920 West 167 Street, LMS 2421 502207500
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column flashing has open lap joints at the corners. Membrane was not used
under the cap flashing of the balcony columns. Hence, the cap flashing 15
intended to act as the main waterproefing for the upstand wall.

The flashing/metal angle over the top course of the masonry wall bridges the
transition between the masonry and the stucco and 1s terminated with a gum-
Yip. The metal angle is back-sloped and a subscquent splash pattcmn has
formed at the base of the stucco wall above it. Joints in the flashing arc lap-
seamed only. The trim bricks below saddle details have flashing slightly out
of linc leaving the top of the trim brick exposed to water ingress. (Refer to
Thotos # 30-31 m Appendix B).

3.7.5 Railings

The baleony guardrail system is constructed from a 2 x 4" wood frame, with
solidl blocking for rait attachment points: The rail is side-mounted to the
inside of the balcony upstand wall and laterally altached to the wall and
column terminations. No scalant or peoprenc pads were observed arcound the
railing attachmeni platecs. The balconies are equipped with an alwninwn
picket type railing system. The gap between rails is four (4) inches, which is
in keeping with the Code requirements. However, the gap between the rail
and the column is greaier than five (3) inches tn some locations, which is too
large & gap as required by Code.  The height of the rail mects Code
requircments. (Refer to Photo #32 in Appendix B). We did not assess the
structural capacily ol these railings, as this was not part of the scope of this

report.

3.8 Parking Garage and Af-Grade Waterproofing

There have been a series of reported leaks into the parkadc with repairs recently
completed. We bave been asked not to include isswes related to parkade deficiencies
or repair work in this report.

3.9 Deficiency Questionnaire
MH issued our standard Occupant Questionnaire form in May 2002, which was
distributed and collected by the Strata. The deficiencies questionmaire was devised to
identify the extent and lecation of potential water Jeakage and building deterioration
problems expericnced by the occupants.

929 West 16" Street, LMS 2421 5022075.00
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We have reccived 12 of a possible 39 responses (31 %), Of the |2 guestionnaires that
were returmed, 33 % of the respondents have indicated some type of water penetration
into their units. In addition, one Jeak incident was reported on the questionnaires.

The analvsis of the retumed forms was directed at correlatmyg the incidence of
problems with the evidence of building envelope distress from our fieid mvestigation.
The incidence of building envelope problems as reported in the survey is summarized
in Figure 1 and is broken down by the major buildimg clements.

The resulls of the guestionnaire revealed that the majority of the water lcakage
problems (as reported) were associated with the windows. When the occupants fill
ont surveys of this type, the resulis need to be taken as approximate for data such as
{he location of leaks. lnevitably, the majority of the results received represent an
approximate lpcation of the interior damage rather than an assessment of the actual
leakage mechanism. For example, windows oflen leak and stainmg at a windowsiil
sencrally is characteristic of leaks (through a deficient head flashing or unsealed
lixm're}, or condensation on or arcund the window. Tharefore, in some mstances, the
sonrce of the water ingress may not be the same as whore the leakage or slaning is
observed at the interior. '

Other common problems that were reported by the oceupants included mnterior
cracking ont the walls/ceilings specifically at the fourth floor haliway by the elevator.
The incidence of mildew or mold preblems can indicatc a constant water source and
leakage penctrations or a condensation problem.

920 West 16" Sireet, LMS 2421 5022075.00

Building Envelope Condition Assessment m



28

4. DISCUSSION

The combination of our review of hackground documents, visual observations, limited
moisture probe survey and exploralory openings suggest that after s1x years of service, 929
“West 16th has some minor localized moisture induced degradation but is in good overall

condition.

With the limitations of this preliminary assessment, the full extent of water ingress and the

resu)tant damage has not been determined, but the extent and severity of problems appcars

limited, and to be strongly associaled with specific elements of the constraction. Specifically
- we noled deterioration of wall syslems at:

» the clevator shaft parapet and wall;
o the basc of the wall at the nortbeast corner of the building.

4.1 Wall Cladding Systems

We rccommend the Strats undertake localized repairs, coupled with a rigorous
maintenance and tnonitoring plan o continue to achieve adequale performance.
Muaintenance plans must include detailed review of water protection elements such as
scalant, window seals and balcony membrane on an amual basis and immediate
correction of deficiencies. Monitoring must be done on an annual bass to track the
performance of the envelope and identify any local problems before (hey can cause
significant damage. ' ' :

4.1.1 Smcén

Areas of staining on the stucco cladding wete noted around the balconies at
the cap flashing, saddic points, and below window weep holes. These are an
indication of loca! moisture loading. Mold staining was noled on the outside
facc of sheathing at localized areas at the north east corner of the bulding at
the base of wall as well as at the elevator shaft projcction. '

*  We recommend insialling sclf-adhered membrane at the northeast corner
location where building paper does not appeasr to be properly draining
Interstitial moisture that is entermg the cavity.

» Further staining of the sheathing at the elevator shaft roof projection wiil
be prevented with the installation of mcmbrane under the parapet cap
ftashing with proper seams constructed at the flashing (see Section 4.4.3).
Since the elevator shaft sheathing is not part of an mierior wall
replacement of the sheathing is not required. [t is important to ensure that
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moisture does not propagate down the shaft walls and mto the mtenor of
the building. As part of the on-going maintenance of the building we
recommmend including a review of the elevalor shaft wall where it
penetrates to the mterior of the building. Signs of water ingress could
include staining or bulging of the drywall.

In addition it is necessary lo recognize that the exisiing construction
incorporates elements that must be considered at risk for premature failure and
associated future costs for maintenance and repair. In our opimion, the face-
sealed stucco walls that are not protected by overhangs (roofs overhangs or
balconies} must be considered as high-risk elements and the review of the
walls should be included as part of the on-going monitoring maimtenance
program at the building. There is great uncertainty i the predicted
performance of exposed stucco walls due to varying exposure conditions of
different wall areas and the poor track record of face-seuled stucco walls.

4.1.2 Masonry

. From our visual observations the cavity walls appear to be in fair condition.
Areas of the exterior brick face expetiencing excess efflorescence statning are
drving to the outside. The moisture causing the efflorescence is probably a
combination of the poorly juinted downspouts {hat lcak onto the masonry wall
and the back-sloped flashing at the top course of the masoury. The lollowing
rocommendations can be considered part of the on-going mamtenance of the
building:

» There did nol appear to be any deterioration of the envelope or structural
damage associated with the water ingress evidenced by the efliorcscence
slaining. There may be long-term implications on the mortar joints from
continyous wetting and drying of the cavity wall. We recommend
ongoing momtoring of the condition of the mortar joints at the cavity
walls. The Strata may at some point like to mstall a wider metal flashing
over top of the masonry wall to ensure the entirc top course 1s protected
and that water is shed away [rom the face of the masonry wall.

s  We recommend stoothing out the sharp standing edge seans in the
ground floor [ashing at the' base of the masonry wall arcas.

The mottar joint cracks in the masonry ut the south and eas| elevations are
probably due to initial building settlement. This assumption is consistent with
the fourth tleor hallway crack and the fact that these crucks appeared within
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the first few momths of constructions and reportedly have not increased 1n
size.

s The Strata must reseal and repomnt the mortar jomts at the cracked
locations; and as part of the on-going mainlenance of the building, moniter
the cracks to ensure the openings do not increase n size. Maintenance of
thte cavity walls should include ensuring the masonry weep holes are-clear
of debris.

4.2 Windows, Doors and Other Wall Penctrations
_4.2.'1 Windows

The windows installed at 929 Wesl 16th are thermally-broken aleminmm
framed units that have an exterior nailing flanpe for attachment to the rough
[raming opening. This type of window has proven to be prone to failures of
the sealant al the mitred joints in the comers of the frames.

In new construction or during major renovation of other Strata buildings MH
has found it necessary to assumne that these types of windows will cventually
leak. Our standard practice is to incorporate a sub-silk flashing to protect the
wall and drain the incidental water out of the wall systern.  However,
additional resealing of joints and replacement of glazing tape may be
additional waterproofing measures required to ensare that the windows do not
leak, Insulated Glazed Tinits (IGUJ’s) can be expected to begin to fail over
time at the edge seal causing condensation between the pames. IGU
replacemment should be accounted for in the maintenance plan.

Oceupants reported excess condensation on interior surfaces of the windows
and frame. Condensation on the window frame occurs when warm interior air
comtacts a colder surface, which is at a temperature at or below the dew pomt

- temperature. Typically, windows are not as thermally efficient as the adjacent
exterior walle, and condensation 1s more likely to occur on or around them.
The limited insulating charactenistics of the windows themselves may permit
temperatures cold enough to allow condensation on the interor.
Alternatively, the cold temperatires may result from air leakage around the
windows if they have not heen adcquately sealed at thelr penmelers.
Condensation is typically greater during the winter months when ihe
temperature of the window frames and glazing will be reduced due to the cold
outdoor temperature.
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»  We recommend the Strata maintain an on-going contract with a glazing

~ contractor to ensurc menitoring of the eondition of the window seals and

replacement of units can take place before condensation or water mgress
canses any significant damage.

4,2.2 Vents

Moisturc probes revealed normal rcadings m the sheathing below the vents
lested. Dryer vents require routine cleaning to ensure that they do not beceme
blocked with lint. Should a dryer vent become blocked, the warm, humid air
that is produced by the dryer will not be properly discharged to the building
gxterior. When this occurs, there is a possibility that the atr may penetrate
discontinuities in the ducts and meist air wiil be forced into the building
interior or into the exterior wall assemblies. Condcnsation is Likely to occur,
which may result i detericration of the wall components.

4.3 Roof Assemblies
_ The Project uses a combination of flat and sloped roofing systems.

'The basic condition of the buill-up rooting (BUR) membrane appearcd good and an
additional service life before roplacement of 10 1o 15 years can be expected. We
noted however areas that did need more immediate attention and which form part of
the regular maintenance of the buiiding inciuding:

s Damaged {lat roof membrane from a lack of protective ballast along the perimeler
of the boilding roof. Gravel cover should be inaintained to prolect the membranc
and repairs made to the darnaged arcas. ' -

s Some lifted and damaged shingles at the sloped roofs particularly at ndge
locations and at the entry canopy roo! should be replaced.

e Roof drainage is dirceted with an eaves and downspout system, which has poorly
sealed joint. We reconunend improving the joint scals and replacing elbow joints
where reguired to ensure draipage is directed away from the building face. As
part of the maintenance of the buildng eaves should be cleaned regulatly to
prevent rainwater evorllow from draining onto the [ace of the building.
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4.4 Balconies and Decks

4.4.1 Balcony / Deck Waterproofing

The hiquid applied urethane membrane used on the balconies/decks can
typically have an expected lifetime of five to seven years when properly
instalied and adequatcly protected with a separate traffic surface. It is a less
durable membrane than many other types of waterproofing commonly used on
baleony decks. Overall, the existing membranes arc in fair condition with
some locations experiencing traffic coat debonding along the edge fashing.
The Strata sheald be prepared to teplace the membrane over the next 5 to 10
vears when this condition becomes systematic.

4.4.2 Drainage

The balconies and decks are sloped to drmin.  Settlement has cansed some
balconies to pond water along the penmeter of the balcony as noted by arcas
of staiming. ' '

.»  We recommend ongeing momtonng of ithe condition of the membrane by
Strata so that any potential membrane deterioration 1s addressed
immediately. This will ensure balcony/deck structures do nol undergo
deterioration from water 1ngress.

4,4.3 Cap Flashing and Railings

A metal cap {lashing is nol mtended to provide complete waterproofing. [ts
primary functional is io protect a membrane flashing that shiould be applied
helow. We noted areas at the balcony column where no membrane flashing
had been insialled but there was no apparent damage associated with the
omission of membrane. The lack of membrane under the parapet cap flashing
combined with poorly seamed flashing joints at the elevator shaft projection
has causcd some water ingress and staining of the sheathing.

» We recommend removing (he metal parapet flashing, instalhing (lashing
membrane and reinstalling metal fashing with proper seams at comer and
jornt locations.

The balcony railings provide greater than the maximum allowable clearance
between the rail and the balcony column as required by Code. We did not
review the railing for structural conformance to Code, as this was outside of
owr scope of work. Suuctural upgrading of the halcony railing would be
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reguired during any remedial work that the building may undergo in lhe
future.

¢ We recommend structural and clearance review of the railing by a licensed
enginecr so that the Strata becomes aware of any obligations they will .
have in the fiuture should remediation work at the balconics be reguired.

4.5 Glulam Beams
4,5.1 Condition Monitoring

The placement of the glulam beams serves to provide load transfer between
the steel beam and posts system and the building over top. From the
exploratory opemings it is evident the deterioration they once underwent has
not worsened. However, if the beams undergo further deterioration the
buildipg may cxperience sagging &t the northeast comer. The cladding sysiem
that was applied during the most recent rcmediation work was fumred out
stucco ¢ladding with no drainage outlel.

s  We recommend ongoing monitonng of the glulam beams to ensure watcr
ingress does not occur and (hat the current condition of the giulam beams
does miot deteriorate. This can be achieved by installing vented openings
which will allow the beams to dry as well as these openings act as

~ temovable viewmng hols to be abie to cxamine the condition of the glutam
beams on a regular basis. -

1t is our opinion that the Hmitcd remedial action identified in our
recommended scope of repar work will address known problems and provide
an acceptable mitigation of risk of future problems.
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5. SPECIFIC RECOMMENDATIONS

5.1  Summary of Costs

The remedial work recommendations are summarized 18 the table below. The costs
provided are expressed in 2002 dollars and assume Proper, regular maintenance to the
building envelope, including the items lsted in Section 4 of {his report.

The estimate of tasks and costs are bascd on our current knowledge of the condition
of the building envelope.

Thése “order of magnitude” costs arc for initial budgeting purposcs. We recommensd
discussing these repairs with ong or two contractors o got more accurate cosis. .

Descophon Buodget Estimate

SR AL L _ ' $1,000.

Remove stcea two feet up from the base of the wall at the north east
corner, install sell-adhered membrane ai the haze of the wall, reinstall
properly sloped flashing, - before stucco cladding recomstniction
{approx. 4[]' .1t

| Section 4 43 ' h ' $2,000

Tnvesligate the stractural capamtj,f of the balvony railings as well as (he
{1 mmaxirmm allowable clearance wilh a professiona) structural cngineer.
The estimate does not include costs associated with any modifications :
which may be requlred to the balcn:my rﬂlflllgb tr meel Code
r:,qulreme:nl.a.

Section 4.4 3: ' ' - $3.000

Remove and reinsiall parapet cap at elevator shaft roof with membrane
and propetly seated jomits

SECtiDH 4.51: . $700°

Install five (3} venied openings across previously detenorated sections
of the glulam beams to provide visual aceess to the beams as well as
providing vent holes for drying should any motsiure enter bohind the
cladding '

MNutes:

1. These order of thagnitude costs are for initial budgeting purposes only.
2. The above budget costs gxchude costs for unseen conditions, P51 und permit fees.
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APPENDIX A: Exploratory Openii}gs

929 West 161 Street, LMS 2421 | 5022075.00

Building finvelope Condition Assessment



Opening No, 1

Locatinn ' Morth Factde/Second Floor .

Detail Addressad Base of wall our side comet

Rezson location selected yutside Comner; Exterior smining evident
Damage Summary [ Neo damage

Bd Evidence of moisture but materials intact (staining)
[0 Deteriorated sheathing but framing intact
[ Framing deteriorated

Thoto A

Showing Explotatory Dpening il

Orhservations

Pesign and Constriction

+  Plywood sheathing with Tyvek and lath in place and with 17 thick stuceo cladding overop;

»  Flashing below this wall area is back-sloped towards the wall and docs not have a drip edge;

s Tuck tape was used at the wall / [lashing junction a standard detail ar MH would be to use sel-adhered
membrane al this junction. '

Conditien

“a  The metal lath and paper are in fair condition and do not show wigns of staining; the plywood sheathing has
undergone water ingress as is evidenced by the black staiming and miner mold grovath;

& The moisture content readings of the sheathing are 22%,

»  The poorly sloped flashing in this area does not promoie proper witer drainage.




Opening No. 2

1.ocation Morth Facade, Second Floer
Deiail Addresscd . At walt / lower roof junetion above masonry flashing
Reason location sclected {lomer location

Damage Summary [ No damage

: [] Evidence of moisture but materials intact (staining}
[ ] Deteriorated sheathing but framing intact
i [ 1 Framing deterigrated

_Photo B

Showing Exploratary Opening #2

Ohservations

Design and Consiructien

s Plywood sheathing with Tyvek and metal lath in place with 1™ stucco cladding overtop

e Flashing below this wall area is back-sloped towards Lhe wall;

“w  Tuck tape was used at the wall ! flashing junciion.

Condition

s The metal fath and tyvek are in fair condition and do not show signs of staining; the plywood sheathing
does not appear to have undergone water ingress;

«  The moisture content rcadings of the sheathing are 20%,

s  The cffiorescence staming at the top of the masonry wall in this commer locatiun shows that the water
draining from the flashing is soaking into the brick and then evaporating at a later date. Thos flashing
should extend over the top of the brick.




Opening No. 3

Location _ East Facade, Secoud flaor

" Detail Addressed Base of wall above glulam beams
Reasuon loeaiion selecied Surface siaining visible al base of wall
Namage Summary "~ | Bd Nodamage

[ Evidence of motsture but materials mtact (staining)
[] Deteriarated sheathing but framing intact

[ Traming deteriorated

Phato C

Showing Exploravory Opening #3

Observations

Design and Censtraction

+  Plywood sheathing with Tyvek and metal lath in place with 34" stucco cladding overtop

= Fiasl‘iing below this wall area is hack-sloped towards the wall. The lap at the comet has separated and is
lifting.

»  Tuck tupe was used instead at the wall / flashing junction.

Conditien |

e  The metal lath and paper are in fair condition and do not show sigas of staining; the plywood shealhing
does not appear to have underpone water ngress;

o  The moisture cosnitent readings of the sheathing are 200,



Opening No. 4

Eacation East Facade, Glulam Beam at second level over parkade ramp

Dictnil Addressed Giulam beam cladding repair work and condition of beam

Reason location selected Heview the previons repair work completed at ghularm beams ]
Damage Summary [] Ne damage

[} Fvidence of moisture but matenials intact {staming)
[] Deteriorated sheathing but framing intace
[ Framing detenotated

Photo I

Showing: Exploratory Opening #4

Observations

Besipn and Constroction

«  Glulam beums are acting as an imermediate layer between the building and the steel supporl structure:
below it; :

s The beam is clad with building paper with furring strips and 3/4” stuceo codting;

«  The previous repair work included cladding the glulam with stueco and using furring strips to atlow for
drainage, although a path for drainage has not been incorporated into the base of the beamy;

Condition |

»  The beans have undergane ot which clearly indicates past wetting and shows signs of deteriomation;

e The [urring strips which were installed during the previous repair work have underpone mold staining and
deterioration which indicates Lhat the repaims did not properly address the water ingress.

e Moismre content readings of materials is 12%.




Opening No. 5

Location : East Facade, Ghulam beum second floor
Detail Addrexsed {#lulam beam previous recladding repait work
Reascn loeation selected Heview glulam heams

Damage Summary [] No damage

(%] Ewvidence of moisture but matenials inlsci {staining)
[} Deteriorated sheathing but framing intact
b ] Framing deteriorased

Photo E

Showing Lxploratory Opening #3

Dbservatiens

_ Design and Construction

v Glufam beams are acting as an intermediate layer behween the building and the stec] suppoit structure
below it;

e The beam is clad wilh building paper with furming strips, expanded metal lath installed verheally, and 3/4"
AMICED COatng; .

Condition

*  The beams have underpone sume water ingress indicated by the water staiming;

s The [urring strips which were installed during the previeus repair work dre not pressure treated and have
undergone makd staining and deterioration which indicates that the repaits did nov properly address the
willer ingress; '

+  Motsture content readings of materials is 12%.




Opening No. 6

Locaiion South Facade, fourth tloor

Detail Addressed Trim board condirion Ipcation at the stucco 7 masonry junction
Rcasoen lecation selected T ypical stucco-to-brick interface

Damage Summary : B4 ™o damuge

] Evidence of meisture but materials intact {siining)
] Deteriorated sheuthing but framing inlact
[] Framing deleriorated

Phote F

Showing Exploratory Cpening #6

Observations

Design and Coenstructien

s Wood wrim board is in place ai the stices 7 masonty cladding junction in locations at the tourth Moo

= Phwood sheathing with Tyvek are in place, Tuck tape is used to rerminate the Tyvek at the vertical jomnt,
the flashing ¢ T.gn'elc junction ié s sealed along the horizontal;

s  The {lashing is not properly sloped away from the I:nuilding and docs nol tenninate in an end dam at the

miasonry interfaee.

Condition
e The wood trim board is in fair condition and Jaes not show signs of staining or welting, the nails used
fasten the bourd are also in fair condition;

a  Moisture content readings of the board and sheathing are 20%.




Opening No. 7

l_]:-:lcatinn South Facade, Third floor balcony eolumn
Detail Addressed Condivion of cladding and sheathing at base of columm
Reason locatian selected At cracked area of stueco
Damage Summary [1 No damage

57 Ewidence of moisture bot materials intact {staining}
{T] Detericrated sheathing but framing intact
[] Framing deteriorated

Photo G

Showing Explorarory QOpening #7

" {hservations

Design and Construction

s Painted plywond sheathing with Tyvek and metal Tath in place with 3/47 stucco cladding overfop;

o Tuck tape was used at the junction between the baleony membrane upturn asd the Tyvek.

Candition :

#  The n.‘u:Eal lath and papet are in fair condition and do not show signs of staining; the phywood sheathing
docs ot appear 1o have undergone water ingress;

s The moisture content readings of the sheathing ace 10%:

s  Duspite the cracking of the stueco, the baleony columin docs not appear 1o have undergane any water

ingress damage,



Opening No. 8

Location

South Facade, below first floor window

Detail Addressed

Condition of wall below window

Rcasen leeation selected

Typical location below a window in stucco wail

Damage Summary

[ No damage

[] Fvidence of moisture but materials infact {staining)
[[] Deteriorated sheathing bat framing intact

[} Framing deteriorared :

Photoe H

. Showing the location where Exploratory
COpening #8 was performed,

Ohservatons

Design and Constriection

s Plywood sheathing with Tyvek and lath in place and with 17 thick stucco cladding overtop.

e Flashing below this wall area is back-sloped towards the wall:

o . Tuck tapc was used at the wall / flashing junetion,

Condition

»  The mctal lath and paper are in fajr condition and do not show signs of staining; the plywood sheathing

does not appear to have undergons any water ingress, :

»  The mosiute content readings of the sheathing are 18%.




