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Ascent Real Estate Management Corporation
2176 Willingdon Avenue
Burnaby, BC V5C 529

Attention: Mr. Ken Dahl, Senior Strata Agent
PROJECT:  Mayfair Place
7368 & 7388 Sandborne Avenue, New Westminster, BC
SUBJECT: Follow-up End-of-Warranty-Period Review
Dear Mr. Dahl,

Levelton Consultants Ltd. (“Levelton”) has conducted a follow-up of the building
envelope end-of-warranty review (“EOWR") performed in 2004 by Levelton at the
abovementioned address. The field evaluation was performed by Gordon Guo,
EIT, Tim Stubbins, A.Sc.T., and Billy Huet, EIT of Levelton on February 1% and 2™,
2007.

SCOPE OF SERVICES

Levelton’s scope of services as outlined in our Proposal P06-117 and is repeated
here for reference:

1. Review an itemized list, of deficiencies reported by the Builder / Developer as
completed. This review will assist in identifying areas requiring particular
attention.

2. Identify any outstanding concerns, defects, and deficiencies with the
addressed deficiencies.

3. Prepare a Review Report which describes the outstanding defects and
deficiencies found (if any), their locations, and suggested corrective actions
{where applicable).

4. lIssue a copy of the report to the Client for its action and record. Forward a
copy of the report to the Builder / Developer for its action (if any).

5. If requested, Levelton can conduct a follow-up field review to ascertain that
the deficiencies have been properly corrected (if required).

Rlehmond Yictoria Nanalmo Courlenay Surrey Abbotsford Prince Rupert

Calgary g
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OVERVIEW

Stratawest Management Ltd. retained Levelton to conduct a follow-up of the building envelope end-
of-warranty review of Mayfair Place performed by Levelton in August 2004. As of February 1%,
2007, Ascent Real Estate Management Corp. has replaced Stratawest Management Ltd. as the
property management company for Mayfair Place.

The report entitled “End of Warranty Review, Mayfair Place, 7368 & 7388 Sandborne Avenue,
Burnaby, B.C."” dated August 17, 2004, was reviewed prior to the field review.

The field review comprised of a visual assessment from the ground level, as well as from 10
boatswain chair drops performed at the same locations as in the original EOWR.

CAD drawings are enclosed showing the locations of the boatswain chair drops.
A Table of Photographs is enclosed showing representative conditions observed during this

assessment. Examples of the different types of deficiencies are shown in the photographs, but this
is not an exhaustive list of deficiency locations.

Tower 1 Tower 2
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The following tables summarize the current observations of the deficiencies identified in the original
EOWR and indicate whether they have been corrected or require further attention:

WALLS

“PrevioustyyObsenved Deficiency

Current Observations

Paint peeling on horizontal concrete surfaces,
some concrete window sills; blistering
balcony coating

Still frequently observed [Photograph 1}

Blueskin exposed

Still frequently observed [Photograph 2]

Brick mortar projecting past shelf angle;
mortar droppings in operable windows sashes
(upper and lower)

Still frequently observed [Photograph 3]

Concrete crack, voids, spalling; cold-joint
efflorescence

Observed more frequently than in previous
EWOR [Photograph 4]

Vents with improper sealant / mortar; plugged
dryer vents; missing vent cover

Still frequently observed [Photograph 5]

Scuppers flush instead of projecting by 2
inches, negatively sloped, vegetation growing

Still frequently observed [Photograph 6]

Sealant failures, missing at pre-cast concrete
sill or interface w/ brick

Still frequently observed [Photograph 7 & 8]

WINDOWS / SILL FLASHINGS /SPANDREL PANELS

Previously Observed Deficiency Current Observations

Fasteners exposed and corroded

Still observed [Photograph 9)

Flashings negatively sloped, damaged, with
holes (not weep holes)

Still frequently observed [Photograph 10]

Window frames damaged, oxidized/stained,
operable units do not close properly

Still observed [Photograph 11]

Deflection Header improperly installed; loose
mitre corners :

Still observed [Photograph 12]

Glazing stops and gaskets loose, not
extending to window comer.

Still frequently observed [Photograph 13, 14]
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21 Cold joint efflorescence

Still observed

No specific deficiencies

deflection cover below

1 21 Spalling concrete above vent cap Still observed
2 10 | ~1.5 inch gap between concrete sill and brick cladding Stilt observed
2 6 Vegetation growing in scupper, negatively sloped Still observed
3 4 Sill fiashing negatively sloped Still observed
4
5

5 Weep hole missing on slab bent, possibly wrongly drilled in

Siilt observed

6 Roof | Corrosion of access door frame Still observed
6 7 Missing 1 inch brick underneath vent Still observed
6 11 Metal screen missing in dryer vent; bird's nest observed Siill observed
7 22 | Fireplace vent with non uniform mortar Still observed
8 No specific deficiencies

9 11 Comer cap open Still observed
9 Slab bent metal loose Still observed
9 Operable window pane misaligned Still observed
9 Sealant failure at window jamb Still observed
10 nfa | Fireplace vent with sealant improperly spanned Still observed

POOL BUILDING AND PARKADE

‘Praviously Observed Deficiency Status |

Tile improperly bonded, delaminated, gaps in
grout (shower)

Still frequently observed

Drywall cracked beneath window comers at
upper parts of walls

Still frequently observed

Window stools swelling at edge

Resolved

Active parkade leaks (none previously
reported)

Few (5 to 10) small leaks reported by resident
manager
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SUMMARY OF ADDITIONAL OBSERVED DEFICIENCIES
- Exposed waterproofing membrane at the roof. [Photograph 15]

- More concrete cracking and efflorescence than previously observed on both towers and the
pool building.

- Corrosion of brick shelf angles visible on painted surface. Shelf angle ends protruding from
the wall. [Photograph 16)]

- Mohair gaskets slipping out from the window frames, which decreases the air tightness of the
windows. A large number of windows are affected. [Photograph 17]

- Splice panels are loose and not caulked on the metal slab covers. [Photograph 18]

- Missing balcony scupper at Suite 203, Tower 1. Water pools on the balcony because the
scupper acts as the only drain for the balcony. [Photograph 19]

- Head of window frame does not rest inside of the deflection channel. [Photograph 20]

- Tower 1, Suite 207: at-grade water ingress causing wood laminate flooring swelling as well as
mould at the comer of the walls and window stools. [Photograph 21]

- Pool building: sealant and mortar cracks in the shower stalls: tiles installed directly on paper-
faced gypsum wallboard; metal studs corroded at base: extensive paint peeling and water
stains on the ceilings and at the sills of the pony-wall windows below the skylight; large ceiling
leak beneath the skylight; reported water ingress at the windows and glazed doors of the pool
building during heavy wind-driven rain. [Photograph 22, 23, 24)]

CONCLUSIONS AND RECOMMENDATIONS

Overall, Levelton observed that the deficiencies identified in the 2004 EWOR are still present.
Although not all of the observed deficiencies pose a risk to the long term performance of the building
envelope, it would be prudent to correct them to help ensure the long-performance of the building
envelope. In addition to addressing the abovementioned deficiencies, Levelton recommends that a
routine maintenance program be implemented at the building involving boatswain chairs drops to
periodically inspect the exterior of the building envelope for new defects and take prompt corrective
action, such as in the case of the renewal of caulking.

In this review, Levelton observed signification deterioration in the pool building related to water
ingress at the walls and around the skylight. Levelton recommends that a detailed building envelope
condition assessment be performed on the pool building, including exploratory openings, to
determine the extent of water penetration and damage and to recommend appropriate remedial
action.

In addition, Levelton observed at-grade water penetration issues in Suite 207 of Tower 1, which has
resulted in mould growth on parts of the interior walls. Levelton recommends that a detailed specific
problem investigation be performed with respect to the at-grade water ingress problems affecting
suites and recommend appropriate remedial action.
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Please do not hesitate to contact us to discuss.

Yours truly,
LEVELTON CONSULTANTS LTD.
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PHOTO MAYFAIR PLACE - 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.

NO. (Exemplary photographs provided for each type of deficiency; not an exhaustive list of deficiency locations)
Deteriorated coating on horizontal concrete
surfaces.

1
Blueskin exposed

2
Mortar projecting out from the shelf angle.

3

% File: File: 906-0713-01 FoLLow-UP END-OF-WARRANTY PERIOD REVIEW 1
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PHOTO MAYFAIR PLACE -~ 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
NO. {(Exemplary pholographs provided for each type of deficiency; nol an exhaustive list of deficiency locations)
Concrete cracking and efflorescence.
4
Improper sealant around vents.
5
Scupper installed flush instead of projecting
from wall. Moss/algae growth.
6
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PHOTO MAYFAIR PLACE - 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
NO. (Exemplary photographs provided for each type of deficiency; not an exhaustive list of deficiency locations)
Sealant failure.
1
Missing sealanl.
8
Exposed sill flashing fastener, corroded.
9
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PHOTO MAYFAIR PLACE - 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.

NO. (Exempiary pholographs provided for each type of deficiency; not an exhauslwe list of deficiency locations)
Back-sloped window sill flashing.

10
Operable sash does not close properly.

11
Defleclion channel mitre corner open with
Blueskin exposed.

12
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PHOTO MAYFAIR PLACE - 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.

NO. (Exemplary photographs provided for each type of deficiency; not an exhaustive list of deficiency locations)
Glazing stop displaced.

13
Gasket not extending into the corner of the of
the window glazing.

14

15 Exposed waterproofing membrane.
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PHOTO MAYFAIR PLACE — 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.

NO. {Exemplary pholographs provided for each type of deficiency; nol an exhaustive list of deficiency localions)
Protruding brick shelf angle.

16
Mohair gaskets slipping out of the operable
sashes.

17
Splice panels of the melal slab covers loose
and unsealed.

18
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PHOTO MAYFAIR PLACE ~ 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
NO. {Exemplary photographs provided for each type of deficiency; not an exhaustive list of deficiency locations)

Missing balcony scupper at Suile 203 of
Tower 1. The occupant reported pooling
water on this balcony due to the absence of
drainage (which is normally provided by the
scupper).

19

Window frame does not resl inside the
deflection channel. Drop 10, 22nd floor.

20

Tower 1, Suite 207

Mould at corner of the wall at the base as a
result of at-grade waler ingress problem.

21
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PHOTO MAYFAIR PLACE - 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.

NO. (Exemplary photographs provided for each type of deficiency; not an exhauslive list of deficiency locations)
Pool building: peeling paint al sill of upper
pony wall windows.

22
Pool building: significant water damage near
the base of one of the skylight rafters.

23
Pool building: view through existing opening
in the drywall showing deteriorated gypsum
wallboard. Corrosion of the metal studs was
also observed.

24
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END OF WARRANTY REVIEW
MAYFAIR PLACE
7368 & 7388 SANDBORNE AVENUE,
BURNARBY, B.C.

Prepared for;

Strata Plan BCS 40- Mayfair Place
clo Stratawest Management Ltd.
202-224 West Esplanade
North Vancouver, B.C.

VM 1A4

Attention: Mr. Garth Cambrey

Prepared by:

Levelton Consultants Ltd.
# 150 - 12791 Clarke Place
Richmond, B.C.
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Prepared by: Reviewed by:
Per: Elizabeth Pytlewski, P.Eng. Per: Matthew Kumnicki, MAIBC
Building Science Division Building Science Division
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40BN




EXECUTIVE SUMMARY

On June 28 and 29 2004, Levelton Consultants Lid. conducted an End of Warranty Review of
the building envelope at Mayfair Place, located at 7368 and 7388 Sandbome Avenue, Bumaby,
B.C. The specific problem investigation related to the problems reported by the Owner of Unit
207 - Tower 2 was conducted on July 20,2004 and August 6, 2004.

A visual review of the walls, windows, doors, flashings, sealants, and vents was conducted from
ground level. Upper levels of the building were reviewed using binoculars. The low sloped roofs
were also reviewed.

Ten boatswain's chair drops were performed at the following locations:
» Drop 1-Tower 1 on the East Elevation

« Drop 2-Tower 1 on the East Elevation

« Drop 3-Tower 1 on the East Elevation

« Drop 4-Tower 1 on the East Elevation

« Drop 5-Tower 1 on the East Elevation

» Drop 6-Tower 1 on the North Elevation
« Drop 7-Tower 2 on the North Elevation
« Drop 8-Tower 2 on the North Elevation
» Drop 9-Tower 2 on the South Elevation
« Drop 10-Tower 2 on the West Elevation

During our review several deficiencies were observed and they are discussed in Section 2 of this
report. This report describes the types of defects and deficiencies found, example locations, and
suggested comective actions, Most of the observed deficiencies were not limited to specific
locations but rather systematically recurred on both towers. Therefore our recommendations for
maintenance, repairs or renewal are not limited to the boatswain's chair drop locations.

The End of Warranty Review scope of work does not include analysis of the specified wall and
roof assemblies or materials used but describes deficiencies and defects which may exist or
have developed since the completion of the project.

Architectural drawings provided for our review did not include window shop drawings and all
details at cladding penetrations and interfaces. The Owners should arrange for review of the as-
build window wall shop drawings in order to verify the suitability of the drainage of the window
wall and curtain wall system and of other details.

In addition to deficiencies observed by Levelton and described below, the Common Property
Deficiencies List is enclosed under Appendix E of this report as a reference material. This list is
regularly updated. As of February 28, 2004 most of the deficiencies reported were still
outstanding.

% Flla: 804-0596-01 END OF WARRANTY REVIEW OF BUILDING EXTERIOR COMPONENTS i
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A standard resident guestionnaire was distributed between the Owners. One hundred and
twenty questionnaires in total were retumed from two towers (fifty-seven from Tower 1 and 63
from Tower 2). Deficiencies reported by the Owners are discussed under Section 1.4 of this
report.

Levelton recommends that all deficiencies observed and reported by Levelton or the Owners will
be attended to in order to promote the good performance of building envelope in the future. The
nature and urgency of repairs varied depending the location and their type. Deficiencies related
to active water or moisture ingress should be promptly attended to prevent damage to wall and
floor assemblies.

Levelton recommends that a Maintenance and Renewal Manual be prepared for The Mayfair
Place complex and that regular maintenance should be carried out in accordance with the
maintenance schedule provided in the Manual,

File: 904-0596-01 END OF WARRANTY REVIEW OF BUILDING EXTERIOR COMPONENTS ii
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1. INTRODUCTION

1.1 TERMS OF REFERENCE AND REPORT ORGANIZATION

Levelton Consultants Ltd. was retained by Stratawest Management Ltd. on behalf of the Owners of
Strata Plan BCS 40 to conduct the End of Warranty Review of the Building Envelope at The Mayfair
Place complex, located at 7368 and 7388 Sandbome Avenue, Bumaby, B.C.

Section 1 of this report provides general information regarding the complex and the scope of this
review.

Leveiton's observations for the End of Warranty Review of the building envelope components are
summarized in Section 2. The section is organized by building component categories (e.g. cladding,
windows, roof, etc.). Throughout Section 2, recommendations for the repair of the observed
deficiencies have been written in bold letters at the end of each section for easy reference.

Annotated photos documenting some of the observed deficiencies are contained in Appendix B.
The plan drawing showing the locations of the boatswain’s chair drops is included in Appendix C.
For clarification of some of the terms used throughout the report a Glossary of Terms is attached in
Appendix D. Miscellaneous documents provided to Levelton are contained in Appendix E.

1.2 SCOPE OF THE END OF WARRANTY REVIEW OF BUILDING ENVELOPE

The End of Warranty Review was conducted as outlined in the proposal P04-086 dated April 8,
2004, contained in Appendix A with the following additions:

« An occupant questionnaire was circulated between all Owners. Deficiencies reported by the
Owners are summarized in this report. Several units were reviewed and our comments and
findings related to building envelope are included in Section 2 of this report.

» The walls in the steam room and shower stalls in the pool area were reviewed as requested.

+ The specific problem investigation related to the problems reported by the Owner of Unit 207 -
Tower 2 was conducted.

Levelton conducted a building envelope review at Mayfair Place on June 28 and 29 2004. The
additional investigation related to Unit 207 was conducted on July 20,2004 and August 6, 2004. The
weather was sunny and temperatures ranged from 19 to 23°C. Levelton’s services included a visual
review of exterior walls, balconies, windows, flashings, sealants, at grade conditions and roofs.

Architectural drawings provided for our review did not include window shop drawings or any details
of cladding penetrations and interfaces. Therefore, during visual review on June 28 and 29 2004,
we were not able to confirn whether the wall and roof assemblies were constructed as designed.
Levelton’s comments regarding observed deficiencies are based on our experience with similar
projects and cladding systems.

| evelton's visual assessment focused on identifying any defects or deficiencies that may have
developed since the completion of the project and which now require maintenance or repair. The
scope of our investigation was not intended to review all iocations of each detail throughout the

Flle: 904-0508-01 END OF WARRANTY REVIEW OF BULDING EXTERIOR COMPONENTS 4
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complex. Instead, representative samples of typical details were reviewed. The selection of details
for review was based on Levelton's previous experience with this type of project.

Levelton has prepared this report solely for the use of their Client. Levelton accepts no responsibility
for damages suffered by third parties as a result of decisions or actions based on this report.
L evelton does not claim to have uncovered all of the deficiencies or defects during this review.

1.3 BUILDING DESCRIPTIONS

The Mayfair Place complex consists of two, 22-storey residential concrete towers, and the swimming
pool building connecting both towers. Each tower contains 118 apartments. The Mayfair Place
complex was designed by Lawrence Doyle Architect Ltd. The general contractor for this complex
was Station Hill Development Corporation. The project was substantially completed in August 2002.

Exterior walls are of three sorts: concrete or steel stud walls clad with brick veneer, window walls
with metal panels at the siab face, and curtain wall and storefront windows at the entrance or ground
floors of each building. The “punched” windows in concrete or brick clad walls are aluminum frame,
double-glazed units.

The low slope roofs are constructed as inverted roofing systems. A liquid, cold-applied elastomeric
membrane protects the low slope roofs and decks. Gravel ballast or concrete pavers were laid over
a fitter fabric, which covers roof/deck insulation.

Balconies or decks are provided for each unit. They have top-mounted aluminum railings with a
baked enamel finish. Concrete balconies are covered with liquid applied waterproofing membrane.
Decks are constructed as an inverted roofing system.

Based on the interior review of one typical unit, heating is provided by baseboard heaters. The
bathrooms are equipped with continuously operating fans. Kitchens have manually operated
exhaust fans.

The Mayfair Place complex is located in a southem part of Bumaby. The Mayfair Place complex is
part of larger development which is bordered by Station Hill Drive on the north side, Sandbome
Avenue on the south side, Station Hill Drive on the west Side and Southpoint Avenue on the east

side. The property has a significant gradient slope from the east to west. Entrance to the complex is
from Southpoint Avenue.

Based on the architectural drawings typical exterior walls and roof assemblies are constructed as
follows: .

BRICK CLAD WALLS (from inside to outside:

% inch gypsum wallboard

6 mil polyethylene vapour barrier

6 inch structural steel studs at 16 inch on centres
Fiberglass batt insulation

1 layer % inch exterior drywall

2 layers of building paper

1 %" air space

Brick veneer

Flle: 904-0596-01 END OF WARRANTY REVIEW OF BULDING EXTERIOR COMPONENTS 5
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STUCCO CLAD WALLS (from inside to outside):

% inch gypsum wallboard

6 mil polyethylene vapour barrier

6 inch steel studs at 16 inch on centres

Fiberglass batt insulation

1 layer ¥ inch moisture resistance exterior drywall
2 layers of building paper

7/8° vertical furring channels

Elastomeric finish stucco on metal lath

CAST-IN -PLACE CONCRETE WALLS (from inside to outside):

% inch gypsum wallboard

6 mil polyethylene vapour barrier

3-5/8 inch steel studs at 16 inches on centre

Fiberglass batt insutation

Reinforced cast-in-place concrete

Liquid applied air barrirer

Brick veneer with 1 4" air space between the brick and concrete

ROOF ASSEMBLIES (from outside to inside}):

Gravel ballast

Filter fabric

Rigid insulation (R-20)
Waterproofing membrane
Concrete deck

1.4 SUMMARY OF RESULTS OF OCCUPANT QUESTIONNAIRE

A standard resident questionnaire was distributed to each unit in both towers. One hundred and
twenty questionnaires in total were retumed (fifty-seven from Tower 1 and 63 from Tower 2). The

120 retumed questionnaires represent over 50% of all distributed questionnaires. The reported
problems were as follows:

« Wateringress related problems or water stains on the drywall were reported in 26 questionnaires
(8 at Tower 1 and 18 at Tower 2). Many of the stains were reported on the ceiling at the dryer
vent duct locations.

« Condensation on the windows was reported in 13 questionnaires (4 at Tower 1 ; 9 at Tower 2).

» Water pooling on a balcony deck was reported in 15 questionnaires (9 at Tower 1, 6 at Tower 2).

» Miscellaneous problems were reported in 24 questionnaires (8 at Tower 1 and 16 at Tower 2).
They were as follows:

e« The Owners of Unit 206-Tower 1 reported that water draining over balcony edge lands

directly on deck/patio.
File: 904-0596-01 END OF WARRANTY REVIEW OF BUILDING EXTERIOR COMPONENTS 6
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» The Owners of Unit 206-Tower 1 reported water ingress into the unit at the wall base in the
Living Room. Wetness of the carpet is noted by the Owners during the cold season.

« The Owners of Unit 402-Tower 1 reported that balcony door does not close properly.

« The Owners of Unit 408-Tower 1 reported that water from the drain/scupper located over the
ground floor patio is draining directly on the deck/patio.

o The Owners of Unit 604-Tower 1 reported stains on the underside of their balcony.
« The Owners of Unit 1401-Tower 1 reported discoloration on the metal cladding.

« The Owners of Unit 1703-Tower 1 reported a draft from their living room window,
condensation around dryer vent and water stains on the balcony ceiling.

« The Owners of Unit 201-Tower 2 reported several cracks on the exterior wall and unsealed
hole above an electrical outlet.

« The Owners of Unit 205-Tower 2 reported absence of metal flashing at the wall base.

« The Owners of Unit 207-Tower 2 reported absence of damproofing and metal flashing at the
wall base.

« The Owners of Unit 208-Tower 2 reported sunken patio pavers around columns.
« The Owners of Unit 303-Tower 2 reported a draft from their living room window.

« The Owners of Unit 807-Tower 2 reported over-sprayed paint on the cladding from a touch-
up of the metal flashing.

e The Owners of Unit 808-Tower 2 reported cracks on the exterior walls and stains on the
underside of their balcony.

« The Owners of Unit 1106-Tower 2 reported cracks on the exterior walls.
« The Owners of Unit 1201-Tower 2 reported stains on the underside of their balcony.

e The Owners of Unit 1403-Tower 2 reported that dryer vent screens were plugged with lint
and that paint was peeling from dryer hoods.

« Several of the Owners reported problems with fastening of metal panels. A few metal panels
came loose after a severe storm and were later refastened (17" -18™ fioor —Tower 1)
according to information and documents provided. The panels were installed by window wall
installers sub-contracted by general contractor Metro-Can Development. As shown on Allied
Windows' drawings (attached to September 30, 2003 field review report provided by
structural engineers Layton Consulting Ltd.) the panels that came loose were to be
refastened. The fasteners should be installed at the lower edge to the deflection header
from outside and the holes in the  panels shouid be protected with plugs @ 16°0.C.
Levelton's observations and comments regarding fasteners and window walls are provided in
Section 2 of this report.
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2. CONDITION OF BUILDING ENVELOPE COMPONENTS AND

RECOMMENDATIONS FOR DEFICIENCY REPAIRS

2.1 WALLS

The exterior walls were reviewed from the ground level and using the boatswain’s chair.

BRICK VENEER CLAD WALLS

Several deficiencies were identified during our review. They are as follows:

Brick mortar was projecting past the shelf angle in several locations throughout the project
(especially at drop 1, 2, 3 and 4- Photo 7).

Unprotected 1 %" gap between the concrete sill and brick cladding was observed at Drop # 2 —
Tower 1 East Elevation (Photo 10).

Balcony scupper was flush with brick cladding at several locations. As a result of this kind of
termination, staining on brick cladding has occurred (Photo 13). As specified on the detail
drawing the in-slab scupper drain should project 2" past the cladding face.

Sealant was not provided at the concrete sill or at the brick-cladding interface (Photo 16).

A thin brick (1™ thick) placed without mortar was observed undemeath the vent at drop 6. The
person conducting the review removed the loose brick for safety reasons (Photo 23). The
missing or loose bricks should be properly reinstalled.

Sealant was not provided at the head of the fireplace vent cover. Mortar joints was not uniformly
applied at the 22" Fioor, Tower II, North Elevation, Drop #7 (Photo 24).

Sealant was not properly spanned between the brick and the fireplace at the head of the
fireplace vent cover West Elevation — Tower 2, Drop #10 (Photo 44).

Exposed Blueskin was observed at several locations (Photos 6, 17 and 31).

Mortar droppings were observed on the operable window sashes at several locations (Photo 33).
They obstruct proper operation of the window.

WINDOW/SPANDREL WALL:

Window shop drawings were not provided for our review prior to the field investigation. The detail
drawings for the sill and head of the fixed lite only, were provided to Levelton with misceilaneous
correspondence on August 6, 2004 (contained in Appendix E). According to these drawings window
walls were manufactured by Allied Windows. The drawings provided did not indicate the type of
fasteners or their spacing. As shown on the drawings the fasteners were not supposed to be
exposed to any weather elements. However, they are located in the moisture drainage path.
Levelton did not perform any destructive testing to confirm the actual make-up of the window wall
assemblies. In several locations the sill lashing was temporarily lifted to confirm the presence of
specified self-adhered membrane (SAM).
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Several deficiencies were identified during our review. They are as follows:

LEVELTON
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In many locations fasteners were not overlapped with the rebate flange of the window sill
contrary to the drawings and as described by structural engineer Layton Consulting Lid. in their
field review report dated September 30, 2003 (contained in Appendix E). The fasteners were
fully exposed to weather elements. None of the documents provided to Levelton included
specification for the screws used to attach slab band panels. In several locations the corrosion
of the Tex screws used to attach slab band panels was observed (Photo 36). Levelton is of the
opinion that the fasteners used to secure slab cover panels should be resistant to corrosion.
The stainless steel fasteners are recommended for the entire window wall system.

Mohair gaskets sticking out from the window frame were observed at several locations (Photo 8).

An unsealed holes in the panels or metal flashing were observed in several locations (Photos 20
and 36). Protection of unspecified holes in metal panels or flashing is recommended for the
entire window wall system.

Separation of the deflection header at the miter comer was observed at many locations (Photo
18).

Weep holes were not provided at the underside of the slab band metal panel at the 5™ floor of
the East Elevation (Photo 20).

Vinyl glazing stops were terminated away from the window comers. Many of the vinyl stops in
other locations were not well fitted or they were too loose. As shown on Photo 5 loose glazing
stops can fall out.

Exposed Blueskin and a negative slope on the sill flashing was observed at Drop #4 — Tower |
East Elevation, 4™ Floor (Photo 22).

The sill flashing sloped towards the building at several locations (Photos 17 and 22). At the
windowsill of Unit 502, in addition to the reverse slope, the unsealed punctures in the upstand
leg of the flashing were observed. The condition of the membrane at the flashing penetration
location is not known. Water ingress into the wall assembly can occur if there are any voids in
the membrane due to reverse siope of the flashing.

Improper splice cover installation at the slab band was observed at several locations (Photo 26).
The splice cover was not tightly installed over the metal panels, consequently water could
penetrate behind the panels.

An-improperly positioned, partially open comer cap was observed at the slab band at the South
Elevation of Tower 2 on the 11™ Floor, Drop #9 (Photo 32). Water ingress behind cladding can
oCccur.

Corrosion of screws and minimal overiap of the window and slab panels was typically observed
(Photos 36 and 37).

Slab band metal panels were proud from the window frame around Suite 801 at Tower 2 on
South Elevation (Photo 39).
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Vinyl gaskets terminating away from the window comer were observed in several locations
(Photo 38).

A misaligned window vent was observed at the 8™ floor, South Elevation - Tower 2 (Photo 40).

Failure of sealant was observed at the window jamb on 3" floor, South Elevation, Tower 2
(Photo 41).

Upper edges of operable sashes were not tight when closed indicating that the sash is warped.
Water appears to be entering at the window head and draining at the bottom. The Owner of Unit
1703-Tower 2 reported an air ieakage from the living room window on windy days.

Staining and/or oxidation on the metal components of the window wall system was observed at
many locations especially at the window head (Photo 20). This could be an indication that water
ingress has occurred.

Separation at the miter comer of the deflection header was observed at several locations (Photo
18).

A missing screen was noted at the metal panel base on the North Elevation of Tower 2 (11th
floor) as evident from Drop 6 {(Photo 21). A bird’s nest was observed behind a rubber flap.

Damaged metal flashing or window frames were observed in several locations. One of them was
on the East Elevation, Tower 1 (24th floor} as evident from Drop 3 (Photo 13).

The sill flashing sloped towards the building at several locations

CAST-IN -PLACE CONCRETE WALLS/SLAB AND PRE-CAST CONCRETE SEALS:

Our observations are as follows:

LEVELTON
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Efflorescence leaching from cold joint was observed at 21% floor, East Elevation — Tower 1
(Photo 3).

Spalling of the concrete at the slab band was observed at 21% floor, East Elevation — Tower 1
(Photo 4).

Absence of sealant at the concrete sill and brick-cladding interface was observed at 9™ floor,
East Elevation- Tower 1 (Photo 16).

Failure of a caulking joint at the concrete sill was observed at many locations (Photo 14).
Cracks in cast-in place concrete walls were observed in several locations (Photo 62).
Voids in the concrete window sill were observed (Photo 43).

Staining on the concrete wall was observed at the swimming pool building (Photo 66). It
appears that the walls were painted to repel moisture and to resist staining. Sealant was
generally provided and well bonded at concrete and window wall interfaces.
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Dryer vents in the concrete slab were partially plugged in several locations. As reported by
several Owners, condensation occurs on the vent cover and drips down on balcony on the floor.
Staining on the balcony slab was observed at some balconies. The Owner of Unit 1402-Tower 2
removed the dryer duct cover to allow for better discharge of moist air (Photo 56). However the
duct's termination should not be left unprotected as insect or birds could enter the duct.

Staining on the ceiling at the dryer vent duct locations was reported by several Owners and
observed by Levelton at Unit 1402-Tower 2 (Photo 57). Minor yellowish staining of the ceiling in
the living room not in line of the dryer vent ducting was observed at Unit 1603- Tower 2 (Photo
61). The cause of the staining was not identified.

Recommendations:

Request the window wall as-built shop drawings to confirm the adequacy of dralnage
provisions and of other details.

Correct all deficiencies related to the cladding as listed above.

Arrange for the review of the performance of dryers, ducting, and vents with respect to
condensation problems. Modify the existing system to eliminate the in-slab condensation
problems that result in staining of the ceiling and on the balcony floor and the underside
of the balcony.

Correct the reverse slope on the sill flashing and seal all unsealed openings that do not
perform the function of weep holes in the window wall system.

Change exposed fasteners to stainless steel & seal.

2.2 “PuncH” WINDOWS AND DOORS

Windows and patio doors at the Mayfair Place complex are aluminum framed and are glazed with
sealed insulating units. Randomly selected windows and patio doors were visually reviewed. The
deficiencies are as follows:

Sealant was generally well bonded at the window and concrete wall interfaces. However, in
several locations on Drops 1 and 4, localized sealant failure was observed at the concrete pre-
cast sills (Photo 14).

Staining was observed on window and patio door frames in several locations (Photos 37 and
48). This is usually an indication that moisture has been retained within the assembly for long
pericds of time.

Damaged window frames and flashings were observed (Photos 13, 27).

Mortar droppings debris on top of the window sash were observed at Drop #9 — Tower 2, South
Elevation. Mortar droppings prevent proper drainage and operation of the opening sashes.
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Poor Blueskin membrane installation and improper membrane termination (without mastic} was
observed at the Tower [I South Elevation, Drop #9 (Photo 42).

Lap of the sill flashing was only one inch at the window [ocated at the Tower | Unit 206 (Photo
48). The peel ‘n stick membrane applied undemeath the flashing was not terminated with mastic.
The water can be driven by the rain undemeath the flashing and membrane if the membrane is
not well bonded to the substrate at the termination line. The backer rod and caulking were
shown on drawing A.9.5 to be installed undemeath the flashing.

Oxidation on the window frame was observed at the swimming pool buiiding (Photo 66).

Corrosion of the metal frame at the roof access door was observed the East Elevation- Tower 2
(Photo 65).

Peeling of the paint on the window stools was observed by Levelton and was reported by several
Owners in questionnaires. Peeling of the paint may be caused by the condensation of moisture
dripping from glass panes during the cold season.

The sill flashing sloped towards the building at several locations.

Recommendations:

Clean the oxldation from window frames at the swimming pool building. Assure that the

interior seal between the window and the wall is provided to prevent moist alr leakage to
the outside to prevent future staining.

Clean the corrosion from door frame at the roof level, prime and paint with rust resistant
paint, install sealant between the frame and concrete walil.

Review and clean all windows and patio doors as a part of reqular maintenance. Check
and clean weep holes and adjust hardware to assure proper function/ operation.

Rectify deficiencies related to the problems at the window stools at the swimming pool
building and at the Individual units.

2.3 BALCONIES AND DECKS

For the purposes of this report, exterior balconies which are located entirely above exterior spaces
are referred to as “balconies”. If any portion of the balcony is located above a habitable space, they
will be referred to as “decks".

In addition to being a traffic surface, these decks must perform the same functions as roofs above
habitable spaces, and must be designed to accommodate all of the thermal and condensation-
control requirements and water-shedding characteristics of a low slope roof. The level of damage
that could result from water penetration through a deck is considerable because interior finishes and
property may be affected. The construction of decks must therefore accommodate these extra
levels of function and protection.

Our observation and comments regarding balconies and decks are as follows:

LEVELTON
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« Blistering of the balcony coating (on architectural drawing specified as a polyurethane
membrane with elastomeric top coat) was observed at 21% floor (Photo 25).

« We confirmed the presence of a self-adhered membrane below the base flashing at the patio
door (Photo 32).

« The scupper termination was flush with brick cladding at several locations. The in-slab scupper
drain should project 2" past the cladding face as specified on the detail drawing.

o Vegetation was growing in the scupper due to the negative slope of the scupper. The in-slab
scupper drain should have a positive siope to allow for proper drainage as shown on the detail
drawing.

« Staining was observed on the balcony floor below the scupper that is negatively sloped towards
the balcony (Photo 12).

« The deck drain on North Elevation at Tower 1 was plugged with filter cloth (Photo 52).

Recommendations:

. Correct all deficiencies related to the scuppers (negative slope, termination at the exterior
face of the wall.

o Check if the drains are free from obstruction.

« Correct all deficiencies related to waterproof coating applied on balconies.

2.4 ROOFING

The roofs are covered with an inverted roofing system. The basic principle of this system is that
insulation is placed over the waterproof membrane. Filter cloth and gravel ballast is then placed
over the insulation to retain the insulation in place. Levelton did not observe in the reviewed areas
any roofing deficiencies.

Preventive maintenance of the roofing components will assist in their performance and assure the
expected service life. Lack of regular maintenance will cause the need for their premature renewal.

2.5 REVIEW OF INTERIOR WALLS IN THE SWIMMING POOL BUILDING

The interior surrounding walls in the steam room and shower stalls in the pool area were reviewed
as requested. Our observations are as follows:

« Several gaps in the grout at the shower walls and floor were observed at the main pool area.
Some of the tiles appeared to be not bonded to the substrate (Photo 68).

+ Upon removal of the cover for one of the switches the wall cavity was reviewed at the main pool
area. The exposed edges of the sheathing did not appear to be Wonder Board or moisture
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resistant drywall (Photo 69). It is not possible to verify if the wall sheathing was Wonder Board
or moisture resistant drywall, as specified on the drawings, without removal of the tiles in the
shower stall.

Deteriorated and stained sealant was observed at the wall and floor interface at the Ladies
Change Room. The tiles were delaminated from substrate indicating water ingress undemeath
the tiles.

Large cracks in the drywall were observed beneath the window comners at the upper parts of the
wall. Those cracks can allow for interior moisture to infiltrate into the wall assembly in case the
vapor barrier is not well sealed around the perimeter of windows. Oxidation on the exterior of the
window frame were observed at the swimming pool building (Photo 66). Oxidation may be result
of moist air leakage.

Swelling of the window stools was observed in several locations. The window stools were made
of MDF board, which swells if the unsealed surface or edges are exposed to moisture. Because
the condensation on the windows is hard to prevent in sw:mmlng pool building these stools
should be made of more durable material.

Continuity of the waterproof membrane at the shower stall bases and grouting is essential to prevent
water ingress into the slab. The delaminated tiles and missing grout should be repaired to prevent
further water ingress undemeath the tiles. The type of wall sheathing used at the highly exposed
wall to water or moisture ingress should be confirmed at the time of removal and repairs of the
existing deficiencies.

Symptoms appear to indicate that water penetrated behind tiles and dislodged the tiles from the
substrate. More investigation is required. Openings should be made to assure findings of real cause.

All cracks in the drywall should be repaired and continuity of air and moisture seal around windows,
other wall penetrations, and at wall and ceiling interface.

Recommendations:

Rectify deficiencies related to the problems at the window stools.

Provide continuity of the waterproof membrane at the shower stall bases and grouting to
prevent water ingress Iinto the slab.

Repair delaminated tiles and missing grout.

Repair all cracks in the drywall.

2.6 UNDERGROUND PARKADE

As per information provided on the architectural drawings, prepared by Lawrence Doyle Architect
Inc., the parkade walls were to receive two coats of damproofing. This could not be verified by us.
The slab between level P-1 and P-2 was protected by traffic coating. The traffic coating appears to
be in good condition even at crack locations (Photo 75).
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The parkade slab below the landscaped area was specified to be protected with the waterproof
membrane. Upon review of the parkade the following deficiencies were observed or reported to
Levelton:

« Efflorescence staining and cracks were observed at several locations. (Photo 77).

. Levelton did not observe active leaks into the parkade as our review was proceeded by dry
weather. According to the Owners active leaks occurred during the rainy season in several
locations of the parkade. A leak into the bicycle storage room was observed and documented on
the photographs by one of the owners in August 2004. The list of the locations of active water
leaks was provided to the Developer in the Common Property Deficiencies List (attached under
Appendix E of this report). '

Recommendations:

« Repair the slab and walls where active water leaks were reported. Monitor all other
stained wall and slab areas.

2.7 AT GRADE CONDITION AND LANDSCAPING

At ground level, the majority of the finished surface is ‘a mixture of paved surface with the soft
landscaped area. According to the architectural drawings the soft landscaped area over the
underground parkade was placed over the filter clioth, drainage board, protection board and the
waterproofing membrane. The pavement or pavers were also placed over the filter cloth, drainage
board, protection board and the waterproof membrane. At the wall base the membrane was to be
uptumed 4° above the slab level inside the unit. The uptumed membrane was to be protected with
the flashing on reglet and finished with caulking.

The Owner of Unit 207 in Tower 2 noted wet carpet and dampness on the wall at this location during
the winter months. The Owner reported moisture migration through the concrete into the unit in
letters to the Property Management Company (Stratawest Management Ltd.), Strata Council,
Development Company (Station Hill Park Development Corp.), Insurance Company (Royal & Sun
Alliance Insurance Company of Canada) and Legal Council (Lim & Company). Copies of the letters
related to perimeter and drainage deficiencies and moisture issues were submitted with the
questionnaire to Levelton. They are attached under Appendix E of this report. The Property
Management Company authorized Levelton to conduct a review of the reporied problems and
amange for the contractor to cut the interior drywall to review the condition of the wall assembly at
the location where the staining or wetness of the wall or floor was observed by the Owners. The
specific problem investigation related to Unit 207 was conducted on July 20,2004 and August 6,
2004. The following are our observations and comments:

 Grayish staining on the drywall was observed in the smaller bedroom. The exterior of the subject
wall is clad with stucco and is well protected from elements of weather. The drywall was
temporarily removed at the location of the grayish staining which occurred during the winter
months. This staining was approximately 1' above the finished floor level. Upon removal of the
drywall, the wall assembly components and the back side of the drywall were reviewed. The
back side of the drywall was generally clean. Minor discoloration was only noted in line of the
steel stud. The insulation was clean and uniformly piaced between studs. The poly was
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continuously placed behind the drywall and was not cut or damaged during the making of the
exploratory opening (Photo 74). The removed drywall was sealed with Tuck Tape upon
completion of the review. The amrangements for permanent drywall repairs were made by the
Property Manager. Based on the condition of the wall cavity and absence of staining on the
backside of the drywall it appears that the staining may be the result of insufficient air circulation
as stated by Metrocan. As discussed on site, the relative humidity should be kept below 50% at
all times to prevent condensation of interior moisture on cooler surfaces. It will be beneficial for
the air movernent if the spring box will be elevated from the floor. At the time of our review it was
placed directly on the floor.

The drywall and baseboard was temporarily removed at the wall base in the master bedroom
where the Owner reported moisture migration through the concrete into the unit. According to
the drawings Unit 207 was constructed on a slab-on-grade. The reviewed wall is cast-in-place
concrete wall. The detail at the wall base was not constructed as shown on the detail drawing
included in the architectural set of drawings provided for our review. Waterproofing was not
applied at the backfield foundation wall (Photo 71). Metal flashing was only installed at the small
section of the patio wall and terminated at the east-facing wall. The developer applied sealant at
the cold joint at a later date.

Upon removal of the drywall, a dark staining on the back side of the drywall was observed (Photo
72). Such dark staining on the back side of the drywall is usually the result of moisture infiltration
into the wall assembly. The poly was not cut or damaged. The insulation and studs appeared to
be stain and rust free. The removed drywall was sealed with Tuck Tape upon completion of the
review. The arrangements for permanent drywall repairs were done by the Property Manager.
The repairs to the exterior face of the concrete wall at the finish grade should be made before
the rainy season to prevent moisture migration into the unit. All voids in the concrete should be
filled with non-shrinking grout prior to the application of the waterproofing as specified on the
detailed drawing.

In addition to the problems at the wall base reporied by the Owner of Unit 207-Tower 2, the Owner
of unit 206-Tower 1 reported water ingress into the unit at the wall base in the living room. The
wetness of the carpet is noted by the Owners during the cold season.

Recommendations:

Repalr the volds In the exterior concrete wall at the finished grade at the location where
the molsture ingress i. Provide protection from moisture In ground as required by British
Columbia Building Code 1998 (Section 5.8.} to prevent moisture Ingress into the unit and
wall assembly.

Rectify deficiency at the wall base at Unit 206-Tower 2 to prevent moisture lngress into
the unit and wall assembly.

GAPROJECT\O04-0596 Mayfalr Place\01\Reporis\REQT-Augpest 20-04 Mayfair Place doc
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APPENDIX A

PROPOSAL
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April 8, 2004
Revised May 5, 2004

File: P04-086

Mayfair Place - Strata Plan BCS 40
c/o Stratawest Management Ltd.
#202 — 224 West Esplanade Avenue
North Vancouver, BC

V7M 1A4

Aftention: Mr. Garth Cambrey, President

PROJECT: Mayfair Place - Strata Plan BCS 40
7368 and 7388 Sandborme Avenue
Bumaby, BC

SUBJECT: Fee Proposal for End of Warranty Review of Building

Envelope Components (2" Year after the completion of
Construction).

Dear Mr. Cambrey:

Levelton Consultants Ltd. is pleased to provide this proposal for the end of
warranty review of the building envelope components at Strata Plan BCS 40
located at 7368 and 7388 Sandbome Avenue, Bumaby, BC. Our focus will be on
the current condition of the building envelope and its components and identifying
defects or deficiencies which may exist or have developed since the completion
of the project. :

The complex is comprised of two 22-storey towers. The cladding is a combination
of concrete with brick accents. Window walls are used extensively. Roofing is low-
sloped.

SCOPE

Levelton proposes the following scope of services:

1) Review the original design documentation (architectural drawings and
spegcifications) to become familiar with the intent of the designer with respect
to the exterior envelope of the building. We assume that you can provide us
with a copy of the original architectural drawings and specifications.

2) Review the historical performance of the building envelope through
examination of Information provided by the Property Manager which includes
an inventory of current problems (if any), and any documentation of previous
maintenance work to the building envelope.
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3) Undertake a visual review of the building envelope elements. These would include: exterior

4)

5)

6)

7

8)

cladding, windows, balconies, flashings, caulking, parking garage, roofs, etc. This examination
is intended to assess the general current condition of the building envelope elements, and to
identify probable areas of current or future problems that wamant more comprehensive
examination.

The general building review will be done from the ground and boatswain's chair. It is assumed
the roof is accessible without the need for special equipment.

We will allow for 6 drops of the boatswain’s chair per tower. Review of the building elements is
limited to what is accessible from the roof, ground level, and boatswain’s chair. Therefore,
candidate boatswain's chair drops will be based on the building exposures that traditionally
experience water-related problems and greater emphasis will be placed on the East and South
elevations. We assume that safety anchors on the roof are certified to WCB requirements. This
will be required before the work can commence.

A maximum of 8 balconies per building are included in the review (for a total of 16). Our
observations of selected details do not represent a total listing of all locations in the building.
Although these details may be repeated throughout the building and may possibly experience
similar conditions at other locations, we do not imply that all similar locations will be same.

Undertake a review of selected suite interiors up to a maximum of 30 suites (15 per building).
Candidate suites will be selected based on problems reported by occupants and the suite's level
of exposure to wind-driven rain.

Small exploratory openings will be made in the interior gypsum drywall to examine the condition
of wall studs, insulation, and the back-side of the exterior sheathing. The openings enable us to
establish whether the cavity air contains an unacceptable level of moisture even though the wall
components may visually appear in good condition when using only a boroscope.

If conditions of the wall components are satisfactory after 10 exploratory openings per building
no further testing would be conducted. '

Prepare a Review Report describing the defects and deficiencies found, their location, and
suggested cormective actions.

If requested, Levelton can conduct a subsequent field review(s) to ascertain whether the
identified deficiencies have been comected and conform to the requirements of the original
Contract Documents.

FEES

Levelton bases fees on the following rates:

Senior Engineer/Architect

Project Engineer

Senior Building Science Technologist/Engineer-in-Training
Intermediate Building Science Technologist

Travel {Auto)

Travel (Truck)

(091602}
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Based on these rates, our proposed fee is:

End of Warranty Review for Two Towers (items 1 to 5 above)
Review of Suite Interiors (item 6 above)
Report (item 7 above is Included)

Allowance fc_:r a Contractor

We recommend an allowance of approximately $1,000 to $1,500 be budgeted for a Contractor to
repair the exploratory openings to a paint ready state.

The above fee is exclusive of GST and expenses incumred by Levelton Consultants Ltd. These
expenses shall include travel, photography, long-distance telephone calls, facsimiles, courier services,
postage, and reproduction of documents. All expenses, except travel, will be charged at cost plus 10%
administration fee. The above fee is open for acceptance for a period of 60 days from the date of
issuance of the proposal.

SCHEDULE

Based on our current workload we will have the resources to devote to this project starting mid to late
May 2004, at the earliest. Levelton requires a minimum of two (2) weeks to mobilize their staff from
the date of acceptance of this proposal.

COMPANY PROFILE

Levelton is a multi-disciplinary consuiting engineering company established in 1966. The fim
employs approximately 150 people in eight offices in B.C. and an office in Calgary; Head Office is in
Richmond where approximately 80 staff are located. Levelton provides professional services in five
divisions, specializing in a number of fields which include:

Building Science

Construction materials testing and inspection (soils, concrete, asphalt, timber)
Concrete technology

Corrosion engineering

Geotechnical engineering

Metallurgical engineering

Geology

Levelton is at the forefront of the building envelope consulting industry in British Columbia where the
Building Science Division specialists at Levelton have been involved in the field since 1980. We are
one of the few engineering firms that are members in good standing with the Roofing Inspectors and
Consultants Association of British Columbia (RICABC). In addition, our inspectors are certified by

- ©08-16-02) ~



Maytair Place - Strata Plan BCS 40 April 8, 2004
c/o Stratawest Management Lid. Revised May 5, 2004
Altention; Mr. Garth Cambrey / Page 4 Flle: P04-086

the Roofing Contractors Association of British Columbia (RCABC) and the Roof Consultants Institute
(RCI).

Levelton currently has 21 full time staff in the Building Science Division. The Building Science
personnel have been involved in research and development, design and specification, construction
inspection and testing, remediation of building envelope problems, and litigation. The professional
staff at Levelton Consultants Ltd. is servicing many of the structures with water ingress problems in
British Columbia. '

We invite you to visit our web site at www.levelton.com, dlick on <Building>, to receive a
comprehensive introduction to the services and expertise available from the Building Science
Division.

TeErRMS OF ENGAGEMENT

A copy of our Terms of Engagement is enclosed. If there are any discrepancies between this proposal
and the Terms of Engagement, the proposal shall be taken as comect. Acceptance of this proposal
means acceptance of the Terms of Engagement.

We kindly request that you confirm your acceptance of this proposal and our authorization to
proceed by countersigning and retumning this sheet to our office. This will be required before any
work is performed.

Yours truly,

LEVELTON CONSULTANTS LTD.
Per: Brian Lee, P.Eng., BEP
Building Science Division

Reviewed by:

Per: Serge Desmarais, MAIBC, MRAIC, CP, BEP
Building Science Division

BXL/SGD/amr:

Enclosure

o [09-16-02)
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PHOTOS
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General view of the West Elevation, Tower |1.

General view of the East Elevation-Tower 1 and
the North Elevation of the swimming pool building

T
[

LEVELTON
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Drop #1 — Tower | East Elevation, 21" Floor

View of slab band.

Note: Efflorescent leaching from the cold joint.

Drop #1 - Tower | East Elevation, 21 Floor

v Close-up of spalling of the concrete at slab band.

Drop #1 - Tower | East Elevation, 21 Floor

Note: Glazing stop falling out at the head of the
window.

Drop #2 — Tower ] East Elevation, 1 3™ Floor
Close-up of the weep hole.

Note: Exposed Blueskin at weep hole.

File: 904-0586-01 BulLDING ENVELOPE CONDITION ASSESSMENT
LEVELTON MAYFAR PLACE
7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.



Drop #2 — Tower | East Elevation, 12" Floor

Close-up of the scupper termination flush with
brick cladding. The detail drawing of the in-slab
requires that scupper drain should project 2" past
the cladding face.

Note: Loose mortar at brick underside. Flashing
was not installed over the shelf angle and brick is
projecting too far out the edge of the angle.

Drop #2 — Tower | East Elevation, 11" Floor

MNote: Mohair gasket sticking out from the window
frame.

Drop #2 — Tower | East Elevation
Close-up at the head of the window.

Note: Flashing installed above deflection header
to eliminate the gap between deflection header
and shelf angle.

10

Drop #2 — Tower | East Elevation, 10" Floor

Note: Unprotected 1-1/2 inch gap between the
concrete sill and the brick cladding.

File: 804-05986-01

BUILDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
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14

Drop #2 — Tower | East Elevation, 8" floor.
Close-up of the scupper.

Note: Vegetation growing in the scupper due (o
the negative slope of the scupper. The detail
drawing requires the in-slab scupper drain to have
a positive slope to allow for proper drainage.

Drop #2 — Tower | East Elevation, 6" Floor
Balcony

Note; Staining on the balcony floor below the
scupper which is negatively sloped towards the
balcony.

Drop #3 — Tower | East Elevation, 21 S Floor

Closeup of the damaged window frame.
Damages to window frames and flashing were
observed also in other locations.

Drop #3 — Tower | East Elevation, 16" Floor
Close-up of the caulking joint at the concrete sill.

Note: Partial failure of the caulking adherence.
Staining of metal flashing due to reverse slope.

LEVELTON
Engrewriy  Sckalos

File: 904-0596-01

BULLDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7368 B 7388 SANDBORNE AVENUE, BuRNARY, B.C.




Drop #4 — Tower | East Elevation, 11™ Floor

Close-up of the scupper termination flush with
brick cladding.

Note: Staining undemeath the scupper.

16 Drop #4 — Tower | East Elevation, 9™ Floor

Note: Absence of sealant at the concrete sill and
brick-cladding interface.

( ' 17 Crop #4 — Tower | East Elevation, 4" Floor

Note: Exposed Blueskin.

18 Drop #5 — Tower |l East Elevation, 14" Floor
Close-up of the mitre corner of deflection header.

Note: Separation of the deflection header,

% File: 904-0596-01 BURDING ENVELOPE CONDITION ASSESSMENT
- MAYFAIR PLACE
B,LEV_,.E‘LL?,. 7368 & 7388 SANDBORNE AVENUE, BuRnABY, B.C,
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20

21

Drop #5 — Tower | East Elevation, 9" Floor

Nole: Vinyl glazing stop terminating away from
the corner of the window. Many of the vinyl stops
in other locations were not well fitted; they were
too loose. As shown on Photo 5 loose glazing
stops can fall out.

Drop #5 — Tower |l East Elevation, 5" Floor
Close-up of the window and metal panel interface.

Note; Absence of the weep holes at the
preformed metal panels that cover the slab edge.
Unsealed holes were observed in the deflection
header.

22

Drop #6 — Tower Il North Elevation, 11" Floor
Close-up of the vent hood.

Note: Metal screen was not provided. Bird's nest
was observed behind rubber flap.

Drop #6 — Tower Il North Elevation, 8" Fioor
Close-up of the sill flashing.

Note: Negative slope on the sill flashing and paint
peeling off from concrete sill.

ButLDING ENVELOPE CONDITION ASSESSMENT

MaYFaR PLACE

7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
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Drop #6 — Tower |l North Elevation, 7" Floor

Note: A one-inch brick thick below vent hood was
loosely placed without mortar joint. The brick was
removed for safety reasons by the person
conducting the review.

24

(’ 25

26

Drop #7 — Tower |l North Elevation, 22" Floor
Close-up of the fireplace vent detail.

Note: Sealant was not provided at the head of the
fireplace vent cover and mortar joints not uniformly
applied.

Drop #7 — Tower | North Elevation, 21¥ Floor

Note: Blistering of the balcony membrane.

Drop #7 — Tower | North Elevation,
Close-up of slab band metal cover.

Note: Splice plate not properly installed. This
condition can allow for water ingress behind the
metal cladding.

File: 804-0596-01
LEVELTON
Enpinmring  Baksions.

BuLDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7358 & 7388 SANDBORNE AVENUE, BurnaBY, B.C,




Drop #7 — Tower | North Elevation, 14" Floor

Note: Damaged window vent..

Drop #7 - Tower | North Elevation,
Close-up of underside of slab band metal cover.

Note: Exposed Blueskin to ultra violet light (UV).
Poorly detailed and constructed caulking joint at
the interface of brick cladding and window wall.

Drop #8 — Tower | North Elevation, 11" Floor

Note: Exposed Blueskin at the concrete slab
edge

Drop #8 — Tower | North Elevation, 6" Floor

Mote: Large amount of mortar suspended on the
brick underside.  Please see comments at
Photo 7.

BulLoing ENVELOPE CONDIMON ASSESSMENT

File: 904-0596-01

MAYFAIR PLACE

7360 8 7388 SANDBORNE AVENUE, BURNABY, B.C.
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Drop #8 — Tower | North Elevation, 3" Fioor

Note: Exposed Blueskin undemeath bricks, also
note that balcony membrane was not upturned
onto the concrete curb.

Drop #9 — Tower Il South Elevation, 11 Floor
Close-up of metal panel at slab bend.

Note: improperly positioned, partially open corner
cap. Water ingress behind cladding can occur.

33

Drop #8 — Tower I South Elevation,

Note: Mortar droppings deposited onto the
window sash frame.

Fila: 804-0596-01
LEVELTON
Enginaming Bokdiom

BUILDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
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36
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Drop #8 — Tower Il South Elevation, 10” Floor

Note: Exposed peel 'n stick separated from metal
flashing at the corner. Failed sealant at deflection
header.

Drop #8 — Tower Il South Elevation, 9™ Floor

Note: Bowing of the slab band metal panels,
exposed fasteners attaching the metal panels and
minimal overlap over the stab band panels with
the windows.

Drop #9 — Tower |l South Elevation, 9" Floor

Note: Corroded Tex screws and unsealed holes.
Soldered joint was observed in lieu of standing
seam.

Drop #9 — Tower |l South Elevation, 8" Floor

Note: Corrosion of screws and minimal overtap of
the window and slab band panels.

File: 904-0586-01
LEVELTON
Enpiraaring  Bohsiors
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Drop #9 — Tower 1l South Elevation,

Note: Vinyl gasket terminating away from the
window corner at the Suite 801.

See photo 19.

KL

Drop #9 — Tower 1] South Elevation,

Note: Slab band mefal panels proud from the
window frame around Suite 801.

40

41

Drop #8 — Tower Il South Elevation, 8™ Floor

Note: Misaligned window vent.

Drop #9 — Tower Il South Elevation, 3° Floor

Note: Failure of the sealant.

LEVELTON
Erpinasrty  Rohdiors

% File: 904-0596-01
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Drop #9 — Tower [l South Elevation,

Note: Poor Blueskin membrane installation and
improper termination without mastic.

T A
j¢£:_-_*:

i}

Drop #10 — Tower |l West Elevation, 14" Floor
Close-up view of the joint in the pre-cast sill.

Note: Failure of the sealant and voids in concrete.
Peel ‘n stick membrane was applied beneath pre-
casl sill. The sealant was not fully applied.

% File: 904-0508-01

LEVELTON
Enpirmaring Bolutipre

BUILDING ENVELOPE CONDITION ASSESSMENT
MayFaR PLACE
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44 Drop #10 — Tower || West Elevation,

Close-up of the fireplace outlet.
Note: Sealant not properly spanning between the
brick and the fireplace outlet on the top of the
metal cover.

a5 Drop #10 — Tower || West Elevation, 8™ Floor
Dryer vent detail.
Nota: Peel 'n stick membrane was applied on the
underside of the vent The brick was missing
undemeath the vent hood.

% File: 904-0596-01

LEVELTON
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Tower | Unil 206

General view of the area where the water ingress
occurred at the base of the ground floor unit
(according to the information provided by the
Qwmner).

Note: Scupper discharge is located directly above
entrance on the deck from unit.

£5 | The water from the scupper lands on the deck of
the occupants of Unit 206 (as reported by the
Owner). This water should be redirected away
from the Unit 206 patio.

47 t:‘

48

Tower | Unit 206

Close-up of the waterproofing detail at the base of
the wall.

Tower 1 Unit 206
Close-up of the sill flashing.

Note: Lap of the sill fliashing is only one inch and
also note peel 'n stick membrans applied
undemeath the flashing was not terminated with
mastic. The rain water can be driven by the wind
undemeath the flashing and membrane if the
membrane is not well bonded to the substrate at
the termination line. The backer rod and caulking
were shown on drawing A.9.5 to be installed
undemeath the flashing. S-lock joints in the
flashing should be used in lieu of lap joints.

File: 904-0596-01
LEVELTON
Enpinaetng Solution
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51

Tower | = Unit 1501

View of sefting blocks. Inconsistency with setting
blocks placement was observed in several
locations.

Tower | = Unit 1501

Close-up of the vinyl stop.

Tower | — Unit 1501

Close-up of the weep holes on the underside of
the operable window sash.

BULDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7368 & 7388 SANDBORNE AVENLUE, BURNABY, B.C.



52 Close-up of deck drain on the North elevation-
Tower 1.
Note: The deck drain was plugged with filter cloth
and some dirt deposit.
53 Tower |l — Unit 304
Close-up of the balcony underside.
Note: Crack in the concrete was observed on the
.underside of the balcony as well as the cracks in
the ceiling were observed in the living room,
kitchen and bedroom of this unit.
54 Tower || — Unit 901 East Elevation
Close-up of the window sill.
Note: Peeling of the paint on the stool as well as
the on the sill flashing. The sill flashing had
scratched paint and was dented.
55 1 E3E Tower Il — Unit 1402
Note: Staining at the base of the wall in the
bedroom closet (interior wall). According to the
: Owner the staining appears to be result of the
k- piping problem in the adjacent unit
EE
2F

LEVELTON
Enpirmering Botions
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Tower [l — Unit 1402 Balcony Underside

Note: Dryer duct cover was removed by the
Owner to allow for a better discharge of the moist
air from the dryer.

57

58

Tower |l — Unit 1402

Staining of the ceiling smail bedroom in the fine of
dryer vent ducting.

Tower || — Unit 1501

Close-up of the linlel which is part of masonry
face.

59

Tower Il = Unit 1603

Typical detail at the patic door on the balcony of
this unit.

% File: 904-0596-01

LEVELTON
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60 Tower Il — Unil 1603

Close-up of the vinyl gasket on the outside of the
window.

Note: The gasket can be easily removed due to
locse fit.

61 Tower [l — Unit 1603

Note: Yellow staining of the ceiling in the living
room. We could not identify the cause of staining.

62 Tower Il - West Elevation Main Entrance to the

building

Note: Large diagonal crack below light fixdure.

63 Tower |l — Northwest Comer of building

Note: Base flashing was not provided contrary to
requirement in architectural drawings.

File: 904-0596-01 BuLDING ENMVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE
LEVELTON 7368 & 7388 SANDBORNE AVENUE, BURNABY, B.C.



{ 64 Tower | — East Elevation, 16 th floor (This photo

was taken by the Owner and was provided to
Levelton to document the reported concern).
Note: Metal slab band cover was not properly
secured and was blown by the strong wind in the
past.

65 Tower | — East Elevation
Note: Corrosion of the metal frame at the roof
access door.
Note: No sealant between the concrete and
door frame.

Fila: 904-0596-01 BULDING ENVELOPE CONDITION ASSESSMENT
MAYFAIR PLACE
LEVELTON 7366 & 7388 SANDBORNE AVENUE, BURNABY, B.C.
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68

West Elevation of Pool Building

Note: Staining on the concrete wall and oxidation
on the window frame. Deterioration of the paint
on the sill.

Base of the wall of the Pool Building.

Nole: Waterproof membrane terminated on the
wall without flashing.
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Shower in the Main Pool area.

Note: Gaps in the grout allow for water ingress
undemeath the tiles. Some of the tiles were not
bonded to the substrate.

BuiLDING ENVELOPE CONDITION ASSESSMENT

MAYFAIR PLACE

7368 & 7388 SANDBORNE AVENUE, BURNARY, B.C.,




(’ 69 [ ! cithyendl | Close-up of the shower stall wall assembly on the
. Main Pool.

Note: Tiles are applied over the drywall and
cementicious grout provided between the tiles
(Levelton can't verify if the drywall was moisture
resistant without removal of tiles).

70 View of the shower stall in the Ladies Change

Room.

Note: Deteroration of the sealant and debonding
of the tiles was observed.

General view of exterior wall at Unit 207 Tower ll.

( . 71

Note: No damproofing or waterproofing provided
at the base of the wall.

72 Intedor comer of Master Bedroom, Unit 207,
Tower 1l. The Owner reported moisture migration
through the concrete wall into the unit. The
Owner notes wet carpet and dampness on the
wall at this location during the winter months.
Note: Dark staining on the back side of the
drywall is a result of moisture infiltration into the
wall assembly.
it % File; 904-0598-01 BUNLDING ENVELOPE CONDITION ASSESSMENT
MAYFAIR PLACE

LEVELTON 7368 & 7388 SANDBORNE AVENUE, BuRnaBY, B.C.



73

Linit 207 Tower I Detail at the base of the wall

Note: Flashing terminates at east facing base
wall.

74

75

Explaraiory opening (from Interior) at the exterior
wall at the smaller bedroom. The subject wall is
clad with stucco and is well protected from
elements of weather. Drywall was lemporarity
removed at the location of the grayish staining that
occurred during the winter months,

Note: The insulation was free of staining or signs
of moisture infiltration from the exterior. The back
side of the drywall was generally clean with minor
discoloration at the steel stud location.

General view of traffic membrane in Tower I.

LEVELTON
Engrmemri Solationa
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78 View of parkade slab in Tower |l

Note: Cracked slab at the Stall No. 87.

Close-up of minor efflorescent staining at slab and

77
wall inlerface.

% File: 904-0588-01 BULDING ENVELOPE CONDITION ASSESSMENT
MAYFAIR PLACE
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APPENDIX C

PLAN AND ELEVATION DRAWINGS
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APPENDIX D

GLOSSARY OF TERMS
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Air Barrier

Assembly

Balcony

Base Flashing

Building Envelope

Cap Flashing

Cladding

Concealed Barrier

Counter Flashing

Cross Cavity Flashing

Deck

Drainage

Drip Flashing

Durability

Glossary of Terms

Materials and components that together control the flow of air through
an assembly and thus limit the potential for heat loss and condensation
due to air movement.

The collective layers of components and materials which logether
comprise the complete cross-section of the wall or roof.

A horizontal surface exposed to outdoors, and intended for pedestrian
use, but projected from the building so that it is not located over a living
space or is acting as a roof.

The part of the roofing that is tumed up at the intersection of a roof with
a wall or another roof penetration. It may be made of the same material
as the main roofing membrane or of a compatible material.

Now called an environmental separator in Building Codes, refers to
those parts of the building which separate inside, conditioned space
from unconditioned or outside space, and includes windows, doors,
walls, roofs, and foundations

Component that sheds water from the tops of walls. Itis difficult to make
metal cap flashing waterproof at joints and intersections, and it therefore
requires a secondary, continuous and waterproof membrane below it.

A material or component of the wall assembly which forms the exterior
surface of the wall and is exposed to the environment forces.

A strategy for rain penetration control that relies on the elimination of
holes through a combination of the cladding and a secondary plane
further into the assembly.

Prevents water from penetrating behind the top edge of base flashing,
and consists of a separate piece of flashing placed over the top of the
base flashing. It is usually made of sheet metal.

Flashing that intercepts and directs water flowing down the cavity of a
wall assembly to the outside of the building.

A horizontal surface exposed to outdoors, located over a living space,
and intended for pedestrian use in addition to performing the function of
a roof.

Using surfaces of the assembly to drain water away from the assembly.

A component that directs water flowing down the face of vertical
elements, such as walls or windows, away from the surface.

Terminology describing the capacity of a material to tolerate
environmental forces.

T —

LEVELTON
Enpmariy Sahusterss

END OF WARRANTY REVIEW OF BUILDING EXTERIOR COMPONENTS
MAYFAR PLACE
73658 AND 7388 SANDBORNE AVENUE, BurNABY B.C,



Efflorescence

EIFS

Element

Face Seal

Flashing

Horizontal Joint

Housewrap

Maintenance

Moisture Barrier

Moisture Content

Penetration

Pressure Treatment

Rainscreen

Saddle

Sheathing

A white powdery deposit on the surface indicating moisture ingress
through the concrete. This is caused when water traveliing through the
concrete reacts with calcium hydroxide.

EIFS wall system is a barrier type cladding that consists of insulation
(Lamella) adhesively or mechanically attached directly to the exterior
substrate. The insulation is covered with a lamina, which consists of a
cementitious base coat, embedded fiberglass reinforcing mesh and
synthetic finish coat.

A material or component within the assembly.

A strategy for rain penetration control that relies on the elimination of
holes through the cladding.

Materials used to deflect water and make waterproof connections at
interfaces and joints within and between wall and roof assemblies.

A horizontal joint on a wall which provides capability for differential
movement of portions of the building structure (expansion joint) or
prevents or localizes cracking of brittle materials such as stucco (control
joint).

A sheet plastic material used as a breather type sheathing membrane.
It is generally installed between the wall sheathing and the exterior
cladding. Although at one time used as a proprietary term, housewrap is
now used to represent a generic group of materials. One common type
of housewrap consists of Spun-bonded Polyolefin (SBPO), another is
made of perforated polyethylene.

A scheduled process of periodic inspection and minor repairs to the
building envelope.

Any material used to retard the passage or flow of moisture into the
assembly, thus preventing condensation.

With respect to wood: The weight of water contained in wood expressed
as a percentage of the weight of oven-dry wood.

An intentional opening through an assembly.

A process for treatment of wood to provide greater durability against
moisture.

A wall designed to prevent rain penefration by providing a cavity
between the cladding and the backup wall and vents the wall to allow
moisture drainage.

The junction of small horizontal surfaces, such as the top of a balcony
guardrail or parapet wall, with a vertical surface, such as a wall.

Sheet material attached to the wall framing to provide structural backing
for the cladding and sheathing paper. Can be designed to provide
structural lateral stiffness for the wall.

% File: 904-0596-01
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Sheathing Membrane Sheet material in an exterior wall assembly used to retard penetration of
water further into the structure once past the cladding. Waterproof type
sheathing membranes can also perform the function of the air barrier
and the vapour barrier. These materials include both breather type
sheathing membranes such as sheathing paper and housewraps, and
waterproof sheathing membranes.

Sheathing Paper Asphalt-impregnated organic sheet material (breather-type sheathing
membrane) attached to the sheathing exterior which creates a water-
shedding surface.

Stepped Flashing The material installed at the junction between a sloping roof and a wall
running parallel to the slope. Both base and counter flashing are
overlapped and installed in pieces following the slope to form the
complete stepped flashing.

Through-wall Flashing A waterproof membrane or metal flashing that 1} allows water behind
. the cladding to shed away from the building, 2) prevents water from
entering the wall at joints, and 3) prevents capillary transfer of moisture
though porous materials such as concrete or masonry if the moisture
source is below grade.

Valley Ftashing Flashing installed in the valleys of sloping shingled roofs to give
continuity to the roofing system.

Vapour Barrier A material with low vapour pemmeability that is located within the
assembly to control the flow of vapour and limit the potential for
condensation due to diffusion.

Walkway A pedestrian coridor exposed to outdoors which provides access
between suites and stairwells or elevators. It may also be a roof.

{1} Acknowledgemenl is given to Canada Mortgage and Housing Corporation for the use of the glossary
from their "Best Practice Guide Wood Frame Envelopes in The Coasltal Climate of British Columbia® 1™
Edition, September 1998 as a basis for this glossary.
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MISCELLANEOUS DOCUMENTS PROVIDED TO LEVELTON
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STATION HILL PARK DEVELOPMENT CORP.

198 West Hastings Street, Main Floor
Vancouver, B.C. V6B 1H2
Tel: 688-2300 [ Fax: 683-3420

MEMORANDUM

TO ; STRATAWEST MANAGEMENT
Attn: 1. Garth Cambrey

FROM : Ryzn Diba
Station Jll Park Development Corp.

DATE

an

March 26, 2004

SUBJECT MAYFAIR PLACE AT CITY IN-THE-PARK
7368 — 7388 Sundburne Ave., Bumaby

1._-'" ‘h::: }C:Z:' mOmo C-rFE'\"‘"-'-"_,-' 4 __Grm .-.1,.=.-a f:“'i 23613""1 aselfl '.3'{';]“-""‘""" 1.-.41,-” from e

SRmAilL i tmd

architect, Lawrence Doyle Azchitect Inc., daled March 18, 2004 responding with the requested
information regarding the eavelope issue (a copy of schedule C-B attached), wall details at steam rooms

and pool area, and parling exhaust fms, also addrossing a Jetter from Deidre Riley, Deficiency
Comniittee Chair, dated March B, 2004.

Encl.
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March 19, 2004

Station il Park Development Corp
Attarlion: Ryan Dibai

Main Floor 158 West Haslings Streot
Vancouver, B.C, VGB 1H2

Re: Mayfair Place — City in the Park, Phase IV

—_—ae bl T Ty i PV, . E ey B alans
TOUD — §a00 DanECinG AVFTIWD, Surnaby

Dear Ryan,

Further to your mema of March 03, 2004 and altached lstter from Straa Waest
Managoment dated Februany 04, 2004, apd funtherth oure masting of January 24,
2004 with the above,-yourselves, MetroCan Construction znd Strata Courncil
representalivas, we are responding with the requested infenmation. We are also
addressing a letter from Deirdre Riley, Deficiency Committee Chair, dated March
08, 2004 ({cupy attached), referring to the same correspondente and meeting.

22F. —avnafale Hlamm Frallisna pien e sietrarehy 3%
YWe DIUYIOO 0o IONOWITIY THLUNGHAL

1. Snvalope issue - Window wall aluminum slab cover panels. Atached is a
copy of the Layton Consulling Ltd. report of Sepiember 30, 2003,
confirming the aluminum panel detalls, including fastening of the panet at
ine deflection neader of the window {COITTalY (0 GRINONS SXpicsSes &
mestng of January 14, 2004). Includ=d as well is a copy of fzx memo
Eorn Allled Windows deted January 20, 2004 _indlcating rémedjz]
_atachment for akuminum pandls, llustrated by Drawing No. B and Panel
Datall Dwg. No. 150, This work was carried out by Allisd Windows under
the direction of MetreCan Construction.
2 A gopy of Sahedule OB by the Buliding Bnvslops Englnoer, G W. Spralt,

dated Augnet 07, 2002, verifying fiold review and compliance.

3. Confirmation of Steam Room, Swimming Pool walf'design. Attached is a
copy of wall type design, specifically wall type 16, Stéam Room to
sdiacent Stearn Reoiny {ype 1BA, Steam room io exierior &5d YRS 13,
Stearn Room to Swimming Poal. Note that all of these wall types
incarporata watermrao! mambrana behing wonder board {(cementitious
board) to which the ceramic tiles gra applied.

LAWRENCE B DOYLE
Mo LC. D, ARG M RAlC

03/19/04 FRI 17:27 UFX/RX NC 8178)
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4. |n the Mareh 08, 2004 lstter from the Deficiency Chair, & request is made
* | forgwarten srianzinn of humidly controls in tha Poo) ansa, This wmid

Tl 1t B Y Al s &

have to be handled by the Mechanical Consultznt and/or MetroCan
Construction .

5 Atiached as well is a fax memo from Sterling Cooper and ‘Associates -
dated March 08, 2004, addressing parfing axhaust fans,

Wae frust the abave provides the required informafion, to ba distributed to

mmmrrmdnts narkos and indbddunls
N0 NNV is S

SRRTLENEE paives

Yours truly )
LA\M%NCE D%E ARCHITECT NG,

Robart. Strayer MALB.C.
alichs:

cc; Hugoh Mclepd — Matro-Can Copstryction

- 68/i5/64 FEI 1/7°Z7 {Ta RE WO SENISIE
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Merch 6. 2009

L awrenos Dovla Architect inc.
#200 — 1450 Cragksids Drive d Tat3
Vvancouver, B.C. VBJ 582

Attertion: Robernt Strayar

Dear Mr. Strayer
T RE- STRATA PLAN BCS 40 - MAYFAR PLACE

we rzcently sent a Istier to Stalion Hill Park Daveloprmant Corparation to remind them of the
corpmamends raade during | mesting hald on Jan 14 2004 st Mayfair place. Stratawest
Maragement Lid. subsequently wrote to station Hill {daled: February 24, 20D4) 1o remind inc
developar of those commitments As some of those wars mads by you and we have yet 10
recaive the pronised infumalion witin the ayiesl tmefmns, e Loy dasidad fo wWiits {0 You
directly. Specifically. you had agreed to provide the Strata Councll representafives with ike
following informaltion:

. A correct dstalled wall section illustrating of tha envelope construction as-huilt. The
ifustration appended to the Laylon report was jncarrect and not applicable to the Maylair as
mentioned by Hugh Mcleod of Matrolan,

. \Writtan confirmation by the Envelop Enginger that he abserved the actual construction and
that he Tound & cerbfied the instzligion v be corrsistent with the dreving sid his
instructiona. A copy of the Envetop Consultant’s Seheduts ‘G’ ta the Burnaby Building
Neaadmant at Orcupancy would be appreciated. If that Is not convenient, we may be sbic
te gt a copy from Burnsiy directly, :

. Paiais & speciications fof the tile inslallation in the spa area and, specifically, 2 writen
conGrmation that thers Is a walerproofing memkbranes and an appropriate siibsirats Goard
behind the tiles bafore they were affixed 1o the walla in the showers and steam roams, and

« A writien explanalion of {ne humidity confrols in the paol i spa ajea.

The latter raquest was made but not admowtedged by you. It may be that you will hava to
obtain that from Sterling Coopes. Nevertheless, severe hurmdity and candensation on the
windows in ihe spa is & giowing Coneerm o CUUneR i WWme of longtenm Imegrhy of the tes

and drywall in the spa area

CIO #7302 — 224 Wael ESplanade, Noith Vancouver, B.C VIR TAd
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As there is a question araund buliding envaiops imeghity and ongelng problems with mnisture in

the spa area, Coundl & anxdous to receive this informalion 25 soon as possibie In order to

s cysnes daonssions with tha Daveloper over geficlencies. Counoll befigves that ihe time
provided to you o ag=amble ths infarmstion has besn Mo than regsonabie ard we myusst
that you provide this information within do waaks of receipt of this jetter.

Your gtentlon to this matter is appreciated.

Sincerely,
0

—t ;,g';_f:j ,/
Aty \7 7
u/f% AN A
g /

L i
_D o’ E%!cre Riley, Deficiency %ﬂ’!mfﬁee Chair
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Octabet 17, 2003

Statina Hifl Posk Developracnt Corp

198 West Hastings Stroet

Vapgouver, B.C.

Faxed: (604) 6833420 (Orginnt Not Mailed)

Ateotion: | M Eiyan Dinai

Re:  Mayfalg Blace ~ Panel Inspeciion

Doar Sit:

Please be ndvised that the lnspection for the panets was Suipieisd on Sop 1o 25

TIGET 2
2003, by Aliled Windows aud verified by Layton Enginezcting. Attashed is the 1
from Layion Engineaning,

Yours iy,

METRO-CAN CONSTRUCTION (LK) LTD.
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STERLING, COOPER & ASSOCIATES FACSINFLE TRANSMITTAL

CONSULTING PROFESSIONAL ENGINEERE

1777 Want Bth Avanwe, Vancower, B.C. VBJ 1vE
Tef: 734-8338 Faxg 73/-7102

s g =iy

FROJEGT NAME: MayTair Place, Cly in the Park

thirnaby, &, G.

PROJEST NO: 6079 DATE: March 8, 2004
TO: Lawrence Doyle Arohitact inc. {7323-8076) ATTN: Josa !»'ie::ig/i‘?..zrA .
COPIES: Statlon Hill Park Development Corp. (883-3420) - : ATTH: Ryan Dibaj
COMMENTS:

- With reference 1o Rem % on Stratwest Management's commen area defldendes datad fan. 21, 2004, we wouid

COmimET® a5 folisws:

The parking exhaust fans ate conlrolied by the gas detestlon syslem. Sequance of operstion for the dataction
system and interocking of exhaust ¢ane (s described in the comtrols shop dfawings. In additon te gas daleston
sygtem coniroiling iha sxhausi ians, there is aiso a canira] iime clogk e aver-ride: the datection system duling poek
hours.

[f the fapa continue fo run 24 non-stop we indicated in he repotl, wa wollld 1hink |t is a maintsnsnce issue. The
campany of parsonnef who provides the service should check and reciify the problem.
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