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I. INTRODUCTION

Terms of Reference

Morrison Hershfield (tvIH) was retained b-v the owners of The Avanti (Strata Plan
Llvls 3853) to undertake a visual review focusin_s on the general envelope condit ion
on the exterior and interior of selected suitcs of their bui ldinss located in Vancouver.

Tl ie main objective of this assessment was to review the various claddings, ' ,vindows,
balconies, podium and roof areas to identify any obvious deficiencies that could be
addressed by the Strata and to provide the Strata with or:r recornmendations with
respect to any required remedial work or furthcr invcsti.eations.

The scope of our services was outl ined in our proposal letter to lvlr.  Chris Kyle of
Kyle Propert ies Ltd. dated Apri l  2. 2008. See Appendix A to reflerence the original
scope of work.

Limitat ions

This assessment is based on the review of available documents and the visual site
review. Our exterior review was l inri ted to areas whcrc on-site access to elements was
accessible without apparatus. Our interior review was l inri ted to the number of suites
reviewed and the inforrnation gained from the l- l  questionnaires returned to N{H.

I t  is  a basic assumption that any correspondence, matcr ia l ,  data,  cvaluat ions and
reports furnished by others are free of latent deficiencies or inrccuracies e.rcept for
apparent varianccs discovered during the completion of this report.

This report  drruments the crrrrenl  r :onr l i t ion o[elenrenfs oI the brr i ld in_s envslop€:1.4
nray identity Factors or mechanisms that lcad to thc currcnt condit ion. The report is
not intendc'd to provide an opinion re_gardin_l responsibi l i ty of any party in car-rsing or
contributin,s to the found condit ion.

Any conrrnenl.s or conclusions u i thin this report represent our opinion, w,hich is based
r. lpon the docunrents provided to us, our f ield review t-rf plrysical ctrncl i t ions,
specif ical ly identif ied testing and our past experience.

In issrring this report, IVIH does not asslrme any of the duties or l i lhi l i t ies of the
designers, builders or owners o[ the subject property. Owners. prospective purchasers,
tenants or others who use or rel,v on thc contcnts <-rf this rcport do so with the
understanding as to the l imitations of the documents reviewed, the general visual
inspection undertaken and understand that IvlH cannot be held liable for d:.rmages
which may be suffered with respect to the purchase. ownership, or use of the subject
property.

t .2

The Avanti, LNIS 3853
Building Envelope Conditiott A.rsessntent

508220.00

[P'



L

1.3 Documents Reviewed

lvlH was provided with, ancl reviewed the fol lowing documents to assist in our

assessment of the condit ion of the building envelope systems:

Docuutent Description Prepared By Date

Architecrural Drawings Nigel Baldwin Architects Apri l  1998

Srrucrural Drawings Thomas Leung Engineering February 1998

Electr ical Drawings Flagel Lcwattdowski Ltd' Nlay 1998

Landscape Drarvings Wendy Grandin Ltd- Janurry 1998

|,{cchanical Drawings h-een Engirrtering Apr"rl  laa8

1.1 Detai ls and History of Bui lding

The Avant i  is  a 3-storey u,ood fnrnrc; . rpurtntent bLr i ld ing wi th 50 uni ts ancl  l0

tou,nhouses buil t  part ial ly over a reinforced concrete parkine strt lcture. The complex

w'as buil t  circa 1999.

The buildings are clacl in a comhinlt ion of vinyl siding, cementit ious board panels,

and a combination of wood and ir luminunr tr im. Roof.s are mainly f lat SBS systems

with sonre secondary sloperl asphalt shingle areas. Thcrc are no amcnity rooms.

The fol lowing table provides general information about the building.

Building Name/
Address

The Avant i  -  3 150-3 188 West 4 'h Avenue & 201 8-2028

Trutch Street

Owner Strata Plan LNIS 3853

Propert-v Nlanager Monika Sinialska, Ky' le Propert ies Ltd.

Building Type Lorv-r isc

l-ype of
Construction

Wood l l 'arnc

Occupancy Resiclcnt ial  Strata

Applicable
Building Code

Vancouver Bui ld ing By-Larv No. 6l3i  as amended to the date

of permit .

Sprinklered Yes

Number of Suites 60 resident ia l  (50 r-rni ts and l0 townhouses)
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Number of Storeys Three

Parking I level reintbrced concrete below srade

Adjoining
Properties

West elevation - Tnrtclr Street

North elevation- r l 'h Avenue

South elevation - laneway at rear of bui lding

East elevation - adiacent low-rise buildins

1.5 Report Format

In each section we provide a concise descript ion of the is-sue, with cc' 'rnrnenl on c:lr,1se an,J cur
recommendation for further action. We hlve catesorized each recommendation as fol lows:

Type: Investigation Further investi-eation is required (This could include
further evaluation, testing or destructive openings)

Action A ren-redial task has been identitied tbr the Strata to
address

N{onitor Continued nronitoring is required

Priority: I Imnrediute - reqr.rired because of codes, life safety issues,
high l iabi l i ty or severe r isk of escalated damages

2 Reconrmended by IvlH - good practice, to reduce risk of
IUtUre dama-ge

3 Owner discretion is appropriate - low risk, immediate
uction not required

Timeframe: I lnrntediate - Hi-eh risk of luture dama_se

ll Phn w'i thin 2 years - Risk of future darnage

Il l  Tinrcfr lrnc is l lcxible - Preventati l 'e nraintenance
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2.3

suite # Address Elev. comments (from
questtonnaire) \vater Leakage

3 3ll0 W. 4th South Leakage onto L.R lloor from Living Rt'rom
cxlcnor pat lo plpc.

I  31.10 W.- l th North lv lo ld and mi ldew at window Liv inc Room
si l ls

3 l9 3150 W. 4th North Balcony wood decking
cracking. with nail pops

304 1150 W. 4th North/  Dinins Rrxrrn.  Othcr
South

307 3150 W.4th South Pat io s l id inr :  door

Recommendation !

Confirm occupant concerns at al l  units not reviewed during this visit .

Type: Action Priority: 3 (discretion) Timeframe: II I  (t lexible)

Inter ior Condit ions

Each suitc has a principal exhaust fan in the bathroom and a range hood over the
stove. The bathroom exhaust fans are manually control led with a switch. These tans
should ideally be control led by a humidistat to moderate moisture within the suite.
The kitchen range hood is also manually control led and should be uti l ized when
occupants use the stove.

Each srrite ha.s a thermostlt centrally locatcd to control the basel'roard lreatcrs t<-r
moderate thernral comfbrt.

Recomnrendation 2

Instruct tenants on the useof exhaust tans tbr venti lat ic'n and aircirculation to reduce
conclensation.

T1'pe: Action Priorit-v: 2 (rec. by tr{H) Timefranre: II  ("r ' i t tr in 2 years)

lValls

The wall assemhly used at The Avanti is primari!y rainscreeneC viny! sic! ing
( including hor izontal  s id ing and rnrxlul l r r  sheets of  faux shingles at  roof leve!)  lnd
cement i t ious pancls.

N'lH reviewed the exterior envelope and observed several common dcficicncics:

- Sealant at several wall  panels has fai led. In some areas, sealant is st i l l  resi l ient
br-rt has been poorly applied. When renewing sealant, ensure proper applicution
procedures are fol lowed, including removal of old sealant.

2.4

The Avanti, LNIS 3853
B uildin g Env e lope C oruli t i ort A sse ssm e nt

508220.00

['r'



2.5

6
- The use of starter str ips and termination bars for the vinyl siding sections is

inconsistent across the complex. Moss _erowth was noted at the starter str ip in
severul locations.

- At the courtyard of 3140 W. 4'h, staining fronr an exhaust vent is visible on the
cladding (see Plurto l .)

- NIH noted at least two locations where vinyl claddirrg lrad bccrr dctorrtred duc to
lieat tiom patio barbeques (see Photo 2.)

- Light f ixtures in common areas are not sealed to the vinyl claddinr. In at least
one location in the courtyard of 3130 W. 4'h- the housing jbr tne l ig-ht t ixture has
conre loose and wires are exposed (see Photo 3.)

Inter ior \ I isual Revicn'

NIH conducted an interior review of the suites l isted below at locations where the
o'vvners repcrteC .#ater inqress or bui!,Jing envelope concerns.

Unit  319,3150 W.4th

- The second level balcony has sl ippery and deteriorated wood decking.

- The door si l l  track f i l ls with water when raining, but resident reports that i t  does
not overf low. This is typical o[ exposed sl iding doors. I f  water does overf low

The Avanti,  LNIS 3853
Buil<ling Env'elope Conditiort Assessnrcnt

Reconrmendation 3

Rcvicw, maintain and repllce sealant as requirerJ. Pltutfor complt'tc repltt('(ttrc,tl
v,ithin tlrc ne.rt 5 \,eurs.

Type: Act ion Pr ior i t .v:  3 (discret ion) Timefranre:  I I I  ( l lexible)

Recommendation -l

Ensure al l  exterior t lxtures and housings are secure. Seal to claddin_e as recluired.
pe: Action Priority: 2 (rec. by MH) Timeframe: II  (with in 2years)

Recomnrendat ion 5

Instruct occupants to keep barbeques awav from wal l  surfaces

T-vpe: Act ion Prior i ty:  3 (discret ion) Timefranre: I I I  ( t lexible)

Rccommendation 6

Replacc warpcd cladding sect ions.  and clean cladding on a resular basis.

Type: Action Priority: 3 (discretion) Timel'rame: l l l  ( l lexible)

508220.00
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and causes damage, consideration should be given to providing overhead
protection to the door, or replacing the door with a better performin_e unit.

Uni t  l ,3 l tO W.4th

- Resident reported that the interior f l 'anre of the patio sl ider door garhers
condensation and exhibits mold in the winter.

- Water has also seeped in during periods o[ rain or when the door assembly is
bein_s washed.

- The sl iding door has no protective overhang. This is typical of most sl iding doors
at the Avanti.

[ . in i t  3,3130 lV. . l 'h

- Water ingress that was reported on resident questionnaire was due to plurrrbing
problem, and has since been remedied. No water damage was noted.

Unit  307,3150lV.. I th

- Resident noted water ingress at patio door si l l  dr-rr ine a pcriod of hcavy wind rwo
winters ago. Water dripped down into bedroom light socket located directly
below patio door si l l  above. Upon investigation by resident, door si l l  wood srool
was damp to the touch. No pooled water was noted at door sill.

-  Staining present on gypsum at insidc of door si l l  (see Photo 4.) Stl ining also on
carpet, where metal object (barbell  wei_eht) had let i  corrosion behind after water
ingress was discovered.

- Paint on w'ood door si l l  stool f lakcd and wood showing signs of clctcriorarion.
This cor,r ld be due to exposure to water during ingress incident.

- Exterior patio l i-eht t ' ixture, receptacle box, t ireplace vent, wall  prnel j t l int, and
cloor tr im were al l  sealed with thick bead of clear sealant atier wi-rtcr insress
inciderr t (seePhoto5.)  6"vert ical  ed-eeoftr inraboveeastdoor jarnbnotscalcd.

- Al ier sealing, no subsequent water ingress noted by rcsidcnt.

- I f  leak reoccurs, investigation should include lot-rkin-g t l-rr a Lrreactr in the moisture
barrier behind the cladding.

Unit 30-1, 3150 !V. 4th

- The exterior wood jambs of the north patio swin-9 door are weathered, and in
some places deteriorated. Paint is f laking fronr the wood, and the bottorns of the
jambs are in poor condit ion (see Photo 6.)
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- Sealants at the jamb-tr im transit ion have fai led.

- At the south patio sl ider, the exterior wood si l l  tr irn is weathered. At the west end
of the tr im, wood is severely deteriorated and easily f lakes off in dry pieces (see
Photo 7.)

- The exposed wood decking is weathered and approachin_g reneu'al. This is typical
of al l  the wood deckins we obsen'ed at the Avanti.

2.6 lVindows Units

The table identif ies the primary glazed assemblies used in the pro.iect.

Window Tvpe and Usc Punch window's

Munufacturer Alrnctco

Frame Nlaterial Thernurl ly brokerr v inyl

Corner constnrct ion WeldetJ rni t re jo ints

Drainage Drained Clazing Cavity.

Type of Operator Casernent & Awning

Clazing instal lat ion Dry seal ext.  /  dry seal int .

Clazing Insulatcd Clazing Unit  ( lGU)

Flashing Si l l  f lashing

Perimeter seal and trim Mostly vinyl  t r im, with areas of

wood and alurninurn tr im

Recommendation 7

Renew wood decking as required.
' [ 'y 'pe: Actron Priority: - i  ldiscretion,l  Timeirame: i i i  ( i lexibie)

Reconrnrendation 8

Renew and repaint wood tr im as required. Consideration should be siven to replacing
sil l  w'ood tr im with a metal t lashing tbr durabil i ty.

T1.pe: Action Priority: 3 (di.scretion) Tinrefranre: II I  (t lcxiblel

Reconrmendation 9

IVlonitor solrrce of water ingress at Unit l ,  3 140 W. - l 'h. Overheacl protection may be
required at the sl ider i f  water ingress continues.

: Investigation Priority: 2 (rec. by MH) Tinreframe: II  (u' i thin 2 years)
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Observations:

- The windows are typical ly surrounded by vinyl tr im. At the Avanti,  lhis tr im is
not generally sealed to the window frame, nor to the adjacent cladding (see Photo
8.) Though the Avanti window frames are often t ightly f i t ted into the sunounding
trim pieces, it is good practice to seal these transitions. It is also common to seal
transit ions between dissimilar materials (see next observation).

- Ivletal tr im has been instal led at some window and door locations. This tr im may
be an overcladding on top of a dift'erent material. ln several instances, we
observed metal tr im at the jambs and head of a sl iding patio door, with the si l l
tr immed in wood. Cenerally the si l l  is the region most vulnerable to
deterioration, yet the material used here is not as resilient as metal. The
transit ions between these dissimilar ntaterials are not always sealed.

- Some of the transit ions that are sealed have sealant that is fai l ing (see Photo 9.)
Sealants general ly have a l i t-espan of 5-10 years. The sealant at the Avanti is
approaching its renewal age (see Recomrnendation 3).

- In the courtyard of 3170 W. - l 'h, a vert ical rectangular window has been instal led
into a horizontal opening. This can be conflrmed by the presence of weep holes
on the side rail of the frame. These holes rre supposecl to be at the bottorn rail of
the frame. The configuration of this instal lat ion is inappropriate, as cavity
drainage is inhibited (see Photo lO.)

- Based on the a_ge of the window r.rnits, fai lure of insulated glazing units ( lGUs)
wil l  begin to occur. Strata shoulcl plan on replacing a number of IGUs each year

Gl0%o\.

Recommendation lO

Seal or renew sealant at al l  transit ions hetwccn winclow itnd tr im, and between
dissimi lar  mater ia ls.

Type: Action Priority: 2 (Rec. by l t ' l l - l)  ' l ' inrel 'ranre: I I  (within 2 years)

Reconrnrendlt ion l l

Replace improperly instal led window rvith correct rvinclo"r, for this loclt ion, ivith
weep holes located at the bottom rail.

Type: Action Priority: 2 (Rec. by N'lH.1 Tinrcfranre: l l  (within 2 years)

Roofs and Decks

There are two different roof assentbl ies and deck assentbl ies (over occupied
condit ioned space) used on the buildings.

The Avanti, LIVIS 3853
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The roof assemblies are SBS membrane with cap sheet (t lat roofs) and asphalt
shingles (sloped roofs). Some tlat areas adjacent to shingled roofs appear to be
covered with an asphalt ic sheet layer. We could not confirm if  the assembly at these
flat areas is thicker than one ply.

The deck assemblies consist of wood deck planks laid over an<l fastenecl through the
underlying SBS membrane. MH cor-r ld not conl-rrm the structural inte-erity of the
fastening method or the penctration dctai l ing at the nremtrrane.

In both the roof and deck assemblies. the rnenrbranes are protected with a granulated
cap sheet. Flat roofs were general ly well-sloped to provide drainaee (see Photo I l .)
Because it had rained the morning of our revierv, there were areas of pooled water on
thc flal roofs, but ncne significent enc":gh tu wa!!'ir!lt con(rfl'lr The shingled roofs
appeared to be in good condit ion. These types of roof assembly shor.r ld have a service
l i fe of approximately 20 years.

MH did not conduct any explofi l tory openings to conl-rrrn the roof assemblies. The
assembly make-ups : lre based on observation ol- materials used and knowledge of
these rt-roll n g systeuis.

No ladder access was avail lrble tor lhe westerr]most and eusternmost f lat roof areas.
As such, we conducted a visual review of these areas from the neurest rooflsurtace.

Observations:

- One downspout leading from an upper tlat roof to :r lower flat roof empties
directly onto the roof membrane (see Photo 12.) Good practice would involve
instal l ing a paver (splash pad) or redirecting the downspout into the nearby gutter.

- Sc-vcral gutter:; appca:'ed to be b!ocl:c,J. Reg,-r lar nrl intenance should inclrrde
cleaning of these glrtters.

- The small t lat areas covered with shc'c'ts of asphalt ic material (typical ly over 3'd
f loor bay windor,r 's in the courtyarcl) nuy not provide the same level of resi l ience
as the SBS nrerrrbrane w'hich covcrs the rnujority of the l lat roof surlaces.

-  An area of  t lat  rooI  above thc courtyard of  3 l+0 W. -1" 'exhibi ted wr inkl ing in the
asphalt sheet membrane (see Photo 13.)

- A soft spot exists in the rnernl-rrane on the southc-rn port ion of the large f lat roof
second fi'om the east.

- Many wood decks are u'e;.rthered t iorn constant exposLrre (see Units 319 and 304
above for more detail).

- The wood privacy f'ences betu,een south-filcinq roof decks are weathered and in
need oI repair.

The Avanti, LNIS 3853
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The guardrails at the south-facing roof decks are fastened to wood decking and
also to the privacy fences, which are in turn bolted to the decking (see Photo 14.)
The privacy fences are only attached at the base, and their top halves deflect
easily. As an informal test, IvIH pushed outwards on the guardrail of Unit 307,
and it felt solid. Flowever, no guardrail shop drawings were available to further
exarnine t lre structural intesrity of the fastening method uscd on these balcony
guardrails.

Recommendation l2

Clean out debris from gutters. lvlaintairt al l  drains.

Type: Action Priorit .v: 3 (discretion) Timeframe: II I  (t ' lexible)

Recommendation l3

Supply splash pad for downspout. Alternately, run downspout into gutter.
' l 'ype: Action Priority: 3 (discretion) Timefranre: l l l  ( t lexible)

Reconrmendation lJ

At t ime of next roof replacenrent. replace dormer t lat roof areas with a 2-ply SBS
membrane.

Type: Action Prioritv: 3 (cl iscretion) Timefranre: II I  (f lexible)

Recommendution l5

Monitor soft spots and wrinklcs in roof nrembrane, and repair as required.

pe: [nvestigation Priority: 2 (rec. by NIH) Tinreframe: l l  (within 2 years)

Reconrmendation l6

IVlaintain and renew privacy t-ences at roof patios.

Type: Action Priority: 2 (rec. by MH)

Recommendation l7

I I  (wi th in 2 years)

Rcview structural  intcgr i ty of roof deck 
-ur.rardrai 

I s.

Tvoe: Investis:" l t ion Priorit :  |  ( i rnmediate) Timefranre:  I  ( immedi l te)

2.8 Landings and Porches

The Avanti has a l iquid-applied polyurethane traff ic membrane at al l  exposed
llndinqs anr! norches.- This nrenrhr; lre tr. , l l ic:r l lv hls a serr., ice ! i fe of ?-10 r,errs..

. . i iJ  i i iv . ; . .

depending on traff ic and exposure.

The membranes at the Avanti are approaching renewal age. The Strata may wish to
consider a more durable waterprooting nrembrune, such as an SBS system covered
with pavers. However, this system requires greater height clearance between landing
substrate and door threshold, and may not be sr-r i table for al l  locations.
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Addit ional observations:

- At 3130 W.4'r ' ,  one unit had mid-sized planters on the front porch. The planters
were directly on the membrane. Planters should be raised on pedestals for
optimal drainage of the landing.

- At 2028 Trutch St., the membrane at the f iont porch has been damaged and needs
repair. Also at this location, bolts are missing from one rai l ine post.

-  At  3178-3188 W.4'h,  ponding wrter was notecl  on the porches (see Photo 15.) .
Also at this location, cloors are missing some of their original rveatherstr ipping.

Recommendation l8

Renew membranes as recluired. The Strata should plan on phased renewals in the
next 5 years. Reslope as required to faci l i tate drainage.

Type: Action Priority: 3 (discretion) Timeframe: II I  ( l lexible)

Recommendation l9

Raise planters onto peclestals to al low' tbr drainuge.
ype: Action Prior i ty:3(discret ion) Timeframe: l l l ( f lexible)

Recommendation 20

Repair rai l ing post at 2028 Trutch St. to ensure structural integrity of guardrai l

Type: Action Priority: I  ( immediate) Timeframe: I ( immediate)

Rccommendation 2l

Replace missing weatherstr ipping at  3178-3188 W. 4 'h.

Type: Action Priority: (discretion ) Timefranre: II I  (f lexible))

Parking Garage

The parking garage consists of a single lc'vel slab-on-grade stnrctLrre with sLrspended
slab above.

Based on our visual revicw. u'e did not see any current condit ions to indicate
structural distress. [n our cl imate, water leakage can cause deterioration of steel
reint 'orcement and spa!l ing of concrete over the course of several years, something
rvhich should be addressed in the long-ternr maintenance of the building. Leaks into
below-gracle structlrres Are often diff lcult to trace and may be costly to repair.
Because of the time that it takes for corrosion of reinfbrcing steel in the concrete tc)
occurdue to water ingress, leuks into parking garages often cause more of a nuisance
than a danger to occupant health or sa[ety.
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Observations:

- No f ireproofing insulation is instal led at the underside of the suspended slab (i .e.
below the buildings above - see Photo 16.) Typical ly, spray insulation covers the
entire underside of the building footprint above.

- Eft lorescence is visible along hair l ine cracks in the suspended .slab (.see Photo 17.1
This indicates water ingress from the podium above. Typical ly this is due to
membrane failure above.

- Two cracks larger than a hair l ine were observed a[ stul l  73 (scc Plroto I8.)

- No activc lcaks wcrc noted in the perinleter walls of the garage.

- Several large trees grow above the garage in the courtyards of the Avanti lsee
Photo 19.) Landscape drawings do not show a root barrier below these trees.
Organic roots can penetrate waterproof membranes over the long terrn. This
could lead to leaking in the garage below.

I lecommendation 22

Further investigate leaks in the parking _garage and repair cracks in the concrere as
necessary.

Type: Action Priority: 2 (rec. by tvtH) Timeframe: II  (wirhin 2 y'ears)

Recommendation 23

Investigate need to provide f ireproofing insulation at underside of suspended slab
with f ireproofing consul tant.

Type: Investi-tat ion Priority: 2 (rec. by MH) Timefranre: II  (within 2 years)

Recommendation 2{

Investisatc possiblc l ink betwecn roots of trees in courtyard and menrbrane f;.r i lure.
Type: lrrvestisation Priority: 2 (rec. by NIH) Tinrefranre: II  (within 2 years)

The Avanti, Ll\lS 3853
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3. SUMMARY OF RECOMI\{ENDATIONS

The fol lowing recommendations are based on visual observations as described above. This
report provides a review of the overal l  condit ion or status of the building envelope and
cornponents and focuses on specif ic locations where defrciencies or water ingress were
noted. Locations requir ing further investigation or contirmation of as-buil t  condit ions in
addit ion to i tems requir ing maintenance were also noted.

General Colnnrents:

- Overal l ,  the building envelope of the Avanti is in acceptable condit ion. Roofs
appear to be performing well.  Vinyl siding issues notcd by MH are largely
aesthetic. Sealants and membranes are approachrng rcncwai age and are
pertbrmi ng accordi ngl y.

- The e.rposed wood decking, guardrai ls, and some exposed wood tr irn, is general ly
u'eathered and in some ca.ses deteriorated. These wood items sholrld be renervecl
fbr aesthetic, safety, and performance reasons.

- Windows appear to be perfbrming to acceptable levels. Continuecl rnonitoring,
especial ly at tr im intersections and at locations where residents have nored
concerns, is highly recommended to ensure optimal perfbrmance.

- Efllorescence at the ceiling of the parking _sxrage indicates wilter has migrated
through the suspended slab. This is l ikely due to membrane fai lure above. There
is a possibility this membrane failure could be related to the roots oi trees in thc
courtyards above, but MH's visual review alone cannot confirm this. No active
leaks were noted in the parking garage.

3.1 Inrmetl iate Act ion (First Prior i tv)

No. Recommendation Tvpe Timel'rame

l l Review structur l l  integr i tv of  roof  dcck
sLr:rrdr i l i ls.

Act iorr I  ( ln inrcdiate)

20 Repair rai l ing post at 2018 Trurch Sr. ro ensure
structural integrity of guardrai l .

ACUOn i  ( immeciiare)

The Avanti, LNIS 3853
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3.2 Highly Recommended (Second Priority)

No. Recommendation Tvoe Timefranre

2 Instruct tenants on the use of exhaust fans
for venti lat ion and air circulation to
reduce condensation.

Action II (within 2 years)

4 Ensure al l  exterior f ixtures and housings
. rp cc-frra Scr l  tn r l tAr l lno." . -^,r i .o i

gJ r  e9srr  !s.

Action I l  (wi th in 2 years)

9 Monitor source of water ingress at Unit I,
3140 W. 4'h. Overhead proiection may be
required at the sl ider i f  water ingress
continues.

Action II (u' i thin 2 years)

l0 Seal or renew sealant at al l  transit ions
between window and tr im, and between
dissimi lar  mater ia ls.

Action I I  (wi th in 2 ye:rrs)

I t Replace improperly instal led window with
correct window for this location, with
weep holes located at the bottom rail.

Investigation
/ Monitor

l l  ( rv i th in 2 years)

l5 Monitor sofi  spots and wrinkles in roof
membrane, and repair as required.

Act ion I I  wi th in 2 years)

l6 Maintain and renew privacy fences at roof
Dat ios.

Invest igat ion I I  (within 2 years)

22 Further investigate leaks in the parking
garage and repair cracks in the concrete as
necessarY.

Invest iglr t ion
/Act ion

I l  (u ' i th in 2 vears)

2i lnvestigate need to pro',ide tireproofing
insr.r lat ion at underside o[ suspended slab
with f i  reproofi n g consultant.

Invest igat ion I I  ( \  i th in 2 years)

.1 4
L-

I - , ,^^el- . . r^ -^^^:Ll^ l i -1.  L^r. . -^^-  -^^.^ ^1.l l l  vE)trEdtc PrJ5'5r,r tc t l l l r \  ucLwtElt  t \J\Jt . \  u l

trccs in courtvard and mcmbranc failure.

l - - .^ . . r1-^r l^-
l l l  vC::r t lBdt l ( r l l l l  (wi th in 2 yeurs)
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3.3 Maintenance Work (Third Priority)

No. Recommendation Tvoe Timeframe

Confirm occupant concerns at all units not
reviewed durine this visit .

Action III (f lexible)

3 Review, maintain and repluce sealant as
required. P lan for complete repktt'entenl
vtunut tne ne-t t  J tcutJ,

Act ion I I I  (  f lexible)

5 lnstruct occupants to keep barbeques
away from wall surfaces.

Act ion III (t lexiblc)

6 Replace waqped cladding sect ions. and
clean claddins on a reqular basis.

Act ion I I I  l  f lcx ib lc)

- Renew wood deckine as reouired. Action I I I  ( f lexible )

8 Renew and repaint wood tr im as rec;uired.
Consideration should be given to
replacing si l l  wood tr im with a rrretal
f l  ashins for durabi I  i tv.

Action I I I  ( f lexible)

l2 Clean out debris frorn gutters. Mairrtain
al l  drains.

Act ion I I I  ( t lexible)

t3 Supply splash pad for downspout.
Alternately, run downspout into gutter.

Action

lnvest igat ion
/Ac:t ion

I I I  ( f lexible)

l4 At t ime o[ next roof replacenrent, replace
dormer t lat roof areas- Replace with ir 2-
plv SBS membrane.

I I I  (  f lexible)

r8 Renew balcony mernbranes as re(luired.
The Strata should plan orr phlsed
rcncw'rls in the next 5 years. Reslope as
recuired to faci l i tate drainace.

Act ion I I I  (  t lexible)

l9 Raise planters onto pedestals to ailou, ior
drainase.

Action Ii i  ( f le.r ibie)

2l Replace missing wcathcrstr iprpin_e at
3 t7g-3 188 W. 4 'n.

Actiorr I I I  ( f lexible)

508220.00
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Please do not hesitate to contact the undersi_ened if you have any questions.

I\IORRISON HERSHFIELD LINIITED

zs/r*

g Science Consultant

JacquelynWhite, P.Eng.
Project Manager
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