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New U.S. tax laws could ground Canadian snowbirds

By David Pye, Clearfacts, February 7, 2011

Comment

o > Read in the same Special Report
e > React to our subject

While Canadians are once again looking at U.S. destinations for winter retreats, what the loonie giveth, the IRS just might
taketh away.

In the aftermath of recent changes to U.S. estate tax laws, an MSN Money report warns that extended stays south of the border may have financiat
imptications for Canadians.

While the general rule has been that stays of four months or less have been exempt from U.S. taxation, recently introduced regulations may require a
calculator, and a legal advisor, to sort it all out.

The complicated new formula uses the sum of the following to determine taxability:

e The sum of all days spent in the U.S. during the current year;
e PLUS one-third of all days spent in the U.S. during the previous year;
o PLUS one-sixth of all days spent in the U.S. during the year before that,

Canadians whose total reaches 183 days or more may be required to pay U.S. taxes, unless they have filed Form 8840 with the United States Internal
Revenue Service (IRS), which proves Canadian tax and residency responsibilities.

However, according to the Canadian Snowbird Association, you should also be ready to prove that you can sustain yourself during your extended stay.
The association suggests carrying copies of the following documents when crossing the border:

e Canadian driver's license;

e Credit card statements;

o Tax assessment notices;

o Bank and investment statements;
e Homeowner documents;

e Areturn ticket;

e Travel insurance policy.

As a non-resident, the rutes get even more complicated if you earn any income in the U.S., which can include:

e Gambling earnings;
o Lottery winnings;
e Rental income.

In short, if you even wonder if your situation applies, you should consult with a tax expert to ensure that you remain on the safe side of the IRS.

Read this article at : ‘
http://www.clearfacts.ca/budget/budget_planning/new_u.s._tax_laws_could_ground_canadian_snowbirds

Special report other articles

> 8 steps to a stress-free vacation

By David Pye, 29 February 2012

> Planning your dream vacation starts with saving today

By Charles Paiement, 26 February 2012

> Have you made your vacation traveler’s checklist?

By David Pye, 21 February 2012

> Vox Pop: What’s the best form of payment abroad?

By Protégez-Vous, 30 January 2012

> Vigilance and planning can help avoid vacation money crises
By David Pye, 16 August 2011

> The top travel rewards cards

By David Pye, 12 August 2011

> How online vacation searches really work

By David Pye, 29 June 2011

> Dollar: How to shop and save in the United States

By Desautels McGill, 05 May 2011

> Travel: is it really cheaper to fly from Burlington or Plattsburgh?
By Desautels McGill, 22 March 2011

> Cash and carry: Dollars and sense for Caribbean travelers
By David Pye, 22 August 2010

http://www.clearfacts.ca/budget/budget planning/new u.s. tax... 18/05/2012




New U.S. tax laws could ground Canadian snowbirds | Clearfac... Page 2 of 2

Budget must read

Budget planning
e > Demanding payment for a paper invoice...is that legal?
o > Why everyone loves “Free Parking”
o > Should you save or pay off your debts first?
+See Budget planning
Consumption
e > Retail pricing strategies aim to increase consumer spending
o > The benefits of comprehensive financial planning
e > How do your peers influence your spending habits?
»See Consumption
Debt
e > Poll: Most Quebecers not consumed by the shame of debt
e > Trimming the budget: Eight easy ways to save money

o > Despite bad credit, there are credit cards avaitable

»See Debt

Family

Home Owner
Budget
Investments
Work
Retirement
Car

g e

Collaboration to the content:

T DESAUTELS | McGitl ESG uoAm protégezvous

Fetuty WMo ppmars

© NATIONAL BANK OF CANADA, All rights reserved 2012. - nbc.ca  Terms of use - Confidentiality policy

The articles and information on this website are protected by the copyright taws in effect in Canada or other countries, as applicable. The copyrights on the articles and information belong to the National Bank of Canada or other persans. Any
reproduction, redistribution, electronic communication, including indirectly via a hyperlink, in whole or in part, of these articles and information and any other use thereof that s not explicitly authorized is prohibited without the prior written

consent of the copyright owner.

The contents of this website must not be interpreted, considered or used as if it were financial, legal, fiscal, or other advice, National Bank and its partners in contents will not be liable for any damages that you may incur from such use,

http://www.clearfacts.ca/budget/budget planning/new u.s. tax...

18/05/2012




July 2011

CONTENTS

e Snowbirds

e Canadians owning
U.S. rental
properties

e Summary

U.S. Tax Issues for Canadians

To ensure compliance with the U.S. Treasury Department regulations,
we wish to inform you that any tax advice that may be contained in
this communication (including any attachments) is not intended or
written to be used, and cannot be used, for the purpose of (i) avoiding
tax-related penalties under the Internal Revenue Code or applicable
state or local tax law provisions or (ii) promoting, marketing or
recommending to another party any tax-related matters addressed
herein.

If you own rental property in the United States or spend extended periods
of time there, you could be subject to various U.S. filing requirements,
even though you may have no U.S. tax to pay.

The U.S. government is concerned about non-resident aliens avoiding taxes
or taking aggressive filing positions, and about the difficulty of monitoring
these developments. In response, U.S. legislators have introduced a
number of measures over the years to stop what they perceive as abuse of
the system, by tightening deadlines and increasing penalties for failure to
comply. With Canadians being among the biggest investors in the U.S., it’s
not surprising that they should bear much of the administrative burden of
these requirements.

This bulletin outlines the rules and the penalties that could apply for not
complying with these filing requirements. The comments below are aimed
at Canadian residents — that is, individuals who are considered resident in
Canada for tax purposes and pay taxes here. We’ll refer to them as simply
“Canadians”. If you’re a Canadian citizen living full-time in the U.S., there
may be other considerations not covered in this bulletin. Contact your
BDO advisor about your personal circumstances. If you are a resident of
another country (other than the U.S.), it’s likely that many of the
comments in this bulletin also apply to you, since they arise from U.S.
domestic tax law. Finally, if you’re a U.S. citizen or “green card” holder
and live in Canada, ask your BDO advisor for a copy of our tax bulletin
titled Tax Consequences for U.S. Persons in Canada for information on your
U.S. tax and filing requirements, as the comments in this bulletin do not
apply to you.




U.S. Tax Issues for Canadians 2

Snowbirds

Like the nickname implies, “snowbirds” are
Canadians who spend a considerable amount of
time in the U.S. (often to escape our winters).

If you are a snowbird, there are a number of

U.S. tax issues that you should be aware of
because the last thing you want is to find yourself
inadvertently liable for U.S. income tax or subject
to U.S. penalties for failing to satisfy U.S. filing
requirements.

Does the U.S. consider you a U.S.
resident?

Despite the fact that you might consider yourself
to be resident in Canada (for example, because
you pay Canadian income taxes) — if the number
of days you spend in the U.S. exceeds certain
limits, you may be considered a U.S. resident. The
U.S. Internal Revenue Service (IRS) applies a test
known as the “substantial presence test” to
determine whether an individual who spends part
of the year in the U.S. is a resident of the U.S. for
U.S. income tax purposes.

Substantial presence test

Under the substantial presence test, you will be
considered a U.S. resident by the IRS if:

s the weighted total of the number of days you
spent in the U.S. over the last three years
(determined using the formula set out below)
equals or exceeds 183 days, and

e you have been in the U.S. for more than
30 days in the current year.

The weighting formula that is used in the
substantial presence test is as follows:

The number of days in the U.S. this year,
plus
1/3 of the number of days in the U.S. last year,
plus

1/6 of the number of days in the U.S. the year
before last.

Obviously, if you spend 183 days (6 months) in the
U.S. in any given year, you will meet the
substantial presence test. But, if you regularly
spend over 4 months a year in the U.S. (122 days),
under the formula you will also be considered a
U.S. resident.

Given that the substantial presence test relates to
the number of days you are in the U.S, — it is
important that you count the days carefully. The
IRS normally counts as a full day any day that you
are in the U.S., even for just a portion of the day.
However, some of the days you are in the U.S.
may be excluded from the calculation. For
example, you may be able to exclude days when
you were in the U.S. if you can show that you
intended to leave but were unable to because of a
medical condition that developed while in the U.S.
Similarly, you may exclude days that you were in
transit in the U.S. for less than 24 hours on your
way to another foreign country (for example, if
you had a layover in Chicago on your way to
Mexico). As well, you may be able to exclude days
spent as a teacher, trainee, student or
professional athlete competing in certain
charitable sporting events. In order to exclude
days of presence in the U.S. for purposes of the
substantial presence test calculation, you will
need to file Form 8843 to explain the basis of your
claim. Filing deadlines are discussed later in this
bulletin,

Consequences of being considered
a U.S. resident

If you meet the substantial presence test in any
given year, you’re automatically considered a

U.S. resident for U.S. tax purposes for that year
and are, therefore, subject to U.S. tax and filing
requirements. This will be so, even though you
may also be a Canadian resident and pay Canadian
taxes.

If you are considered a U.S. resident, you can do
one of two things:

1) you can claim the "closer connection
exception” allowed under the Internal
Revenue Code (the Code), or

2) you can claim a treaty exemption,
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Claiming the “closer connection
exception”

You can avoid being considered a U.S. resident by
claiming that you actually have closer connections
with another country (such as Canada). To claim
the closer connection exception, you must file
Form 8840 with the IRS. On Form 8840, you must
indicate the number of days you spent in the U.S,
and you must answer questions that demonstrate
that you had a closer connection with Canada
during the year.

Factors that indicate a closer connection with
Canada include:

having a permanent home in Canada,
having family in Canada,

having personal belongings in Canada,
banking in Canada,

carrying on business in Canada,

having a Canadian driver’s licence, and
s voting in Canada.

Although questions about your involvement in
social, cultural, religious, political and
professional organizations have been removed
from the form, these factors are still relevant in
establishing a closer connection to Canada.

You cannot claim the closer connection exception
if:
e  you spent more than 183 days in the U.S.

in the current year, or

e  you have — or have applied for — a U.S.
“green card” (permanent resident status
in the U.S.).

¢ you did not file Form 8840 by the due
date

When filing Form 8840 to claim the closer
connection exception — unlike most other IRS
forms — you do not need a U.S. taxpayer
identification number. However, you must sign
Form 8840 under penalty of perjury, which means
you could be subject to prosecution for reporting
false information.

The deadline for filing Form 8840 and the
penalties for failure to file are discussed below.

Dual resident individuals (non-U.S.
citizens)

If you can't claim the closer connection exception,
then you are a dual resident and therefore,
considered to be a resident of both Canada and
the U.S. under each country's tax laws. In such
cases, the Canada-U.S. Tax Treaty has
“tie-breaker” rules under which your residence for
purposes of income taxation is ultimately
determined. Your BDO advisor can assist you in
determining your residence under these rules.

Canadian resident under tie-
breaker rules

If you tie-break to Canada, in most cases (but not
all), the Canada-U.S. Tax Treaty will protect you
from having to pay U.S. tax on your income.
However, you are still subject to the filing
requirements of the Code and the penalties for not
adhering to them.

If you are considered resident in the U.S., but you
cannot claim the closer connection exception —
for example, if you spent more than 183 days in
the U.S. in the year or you didn't file Form 8840 on
time — you must file a U.S. income tax return
(Form 1040NR) for the year in question and also
claim a treaty exemption as explained below. In
addition, you may also be subject to the U.S.
foreign reporting requirements.

On the 1040NR return, you must declare all

U.S. source income, For showbirds, this is usually
only interest and dividends, both of which are
normally subject to a flat non-resident withholding
tax (with interest currently subject to a 0%
withholding rate). Any income and taxes withheld
are reported on the 1040NR and this return must
be signed under penalty of perjury.

Claiming a treaty exemption

To claim a treaty exemption, you must attach a
completed Form 8833 to your 1040NR. On

Form 8833, you must explain that you are a
resident of Canada and are not subject to regular
U.S. income tax rates on this U.S. source income
under the provisions of the Canada-U.S. Tax
Treaty.
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Both the 1040NR and Form 8833 require a U.S.
taxpayer identification number. For individuals
who are not eligible to obtain a Social Security
Number (SSN) (i.e. individuals not having U.S.
immigration status), this number is known as an
“Individual Taxpayer Identification Number”
(ITIN). To obtain an ITIN, you must file Form W-7
and proof of identity and foreign status, along
with your original completed tax return. After the
W-7 has been processed, the IRS will assign an ITIN
to the return and process the return. If you do not
have a return filing requirement, but meet one of
the exceptions for obtaining an ITIN (for example,
individuals subject to tax treaty benefits or third
party reporting or withholding), you will be
required to file specific documentation instead of
a tax return. Your BDO advisor can assist you with
this process.

Normal filing deadlines

Individuals are taxed based on the calendar year in
the U.S. (just as they are in Canada). Regardless of
whether you are claiming the closer connection
exception or a treaty exemption, the filing
deadlines are the same. Form 8840 (to claim the
closer connection exception) and the 1040NR with
Form 8833 (to claim a treaty exemption) must be
filed by June 15% of the following year. For 2011,
you must file either Form 8840 or the 1040NR and
Form 8833 by June 15, 2012. Note that if the
taxpayer has employment income subject to U.S.
withholding tax, the filing deadline is April 15" of
the following year. The deadline for filing

Form 8843 to exclude days for purposes of the
substantial presence test is the same as the due
date for filing the 1040NR.

Penalties

If you fail to fite Form 8840 by the due date and
the IRS subsequently determines that you met the
substantial presence test, the IRS could require
you to file a U.S. tax return, Though you can claim
treaty protection from U.S. tax at the time you
file the return, you would still be subject to the
non-disclosure penalties under the Code. These
penalties could be as much as $1,000 for each
item of income involved. Note that the Canada-
U.S. Tax Treaty does not protect you from these
penalties.

In addition, as mentioned above you could be
subject to U.S. foreign reporting requirements if
you fail to file Form 8840 on time. The penalties
associated with non-compliance in connection with
these requirements could be very high, depending
on the applicable form.

These penalties are the main reason we encourage
clients to file when required. There is usually no
U.S. tax cost to filing and you can protect yourself
from incurring substantial penalties at some point
in the future. Your BDO advisor can assist you in
preparing the necessary forms when your Canadian
tax return is prepared.

U.S. resident under tie-breaker
rules

If, after applying the tie-breaker rules, you are
considered a U.S. resident, you would pay tax on
your worldwide income in the U.S. and only be
subject to Canadian tax on your Canadian source
income. If you were previously a Canadian
resident, that's not the end of the story.

In such a case, you would be treated as a
non-resident for Canadian income tax purposes,
which means that, whether you intentionally
emigrated or not, you will be deemed to have
disposed of most of your assets for Canadian tax
purposes, and will have to pay tax on any capital
gains that have accrued. The disposition will occur
on the day that you tie-break to the U.S. by virtue
of the tie-breaker rules in the Canada-U.S. Tax
Treaty. Note that the deemed disposition rules
apply to individuals who become entitled to treaty
benefits after February 24, 1998. Anyone resident
in the U.S. or another country other than Canada
due to the tie-breaker rules in years prior to this
date can continue to tie-break without triggering
the deemed disposition, as long as they remain a
resident, for treaty purposes, of the same
country, The current rules will apply to you on the
day you move to another country (other than
Canada).

As these rules could affect many individuals who
leave Canada for a short-term stay in another
country (for example, a short-term transfer of an
executive), these deemed disposition rules can be
"unwound" if the individual returns to Canada
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within five years. Your BDO advisor can assist you
in determining how these rules apply to you.

Canadians owning U.S.
rental properties

In addition to spending time in the U.S. on a
regular basis, many Canadians own U.S. real
property, and rent it out on either a full-time or
part-time basis. The rents received are subject to
a 30% withholding tax which tenants are required
to deduct and remit to the IRS, even if they are
Canadians or other non-residents of the U.S. The
Canada-U.S. Tax Treaty allows the U.S. to tax
income from real property according to U.S.
domestic law, with no reduction in the general
withholding tax rate. Tax at 30% is a high rate to
pay on gross income.

If you have expenses associated with your U.S. real
property (such as interest, property taxes and
utilities), you would likely pay a much lower
amount of tax if you were taxed on the basis of
your net income from the property using U.S. tax
brackets applicable to individuals. Fortunately,
the Code allows non-residents to elect to be taxed
as though their income is effectively connected
with a U.S. trade or business, which means you
can deduct expenses incurred to earn such
income.

If you wish to deduct expenses in order to be
taxed on a net income basis, you must file a U.S.
tax return and meet certain other requirements.
On your U.S. return (Form 1040NR), you would
show the income and expenses, as well as the
amount of any tax withheld. If the net tax is less
than the taxes withheld, you will be able to a get
a refund of the excess.

Some people assume that because the election is
always available and their expenses exceed their
rental income, there is no need to worry about
filing any U.S. tax forms or having tax withheld at
source. This is not the case! If you want to take
advantage of the net income election provided
under the Code, you must satisfy the U.S.'s strict
rules related to the timing and content of the
required filings. If you fail to meet the deadlines
and requirements for filing, you could lose the

right to make a net income election and,
therefore, be exposed to tax at 30% on your gross
rental income.

Filing requirements when making
an election

To make the net income election, you must file a
1040NR, including a statement declaring that you
are making the election. The election should
include the statement that you are making the
election, the relevant section of the Code, the
address of the property, your percentage
ownership, a description of any substantial
improvements made to the property and details of
any previous election or revocation of the net
income election. Once made, the election is valid
for all subsequent years and does not have to be
repeated unless you acquire a new property. Keep
in mind that even though the election does not
have to be made every year, you must still file a
1040NR each year to report the income, expenses
and any tax withheld.

It should be noted that if you own U.S. rental
property, you may also be required to comply with
Canada’s foreign reporting requirements

(Form T1135). Contact your BDO advisor for more
information.

Deadlines for making the election

As noted above, the 1040NR is normally due by
June 15" of the year following the calendar year
in question. You can file the 1040NR late if no
taxes are payable, but the net income election
will generally only be valid for a particular year if
the return is filed no later than 16 months after
the original due date for the 1040NR return. (For
corporations, the deadline is 18 months after the
original due date.)

The following table summarizes the deadlines for
returns of individuals for the last three years:

Taxation Year Deadline

2009 October 17, 2011
2010 October 15, 2012
2011 October 15, 2013
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Penalties

Failure to file a return within the 16-month period
will result in you being subject to tax on a gross
income basis for that year. That is, you will be
subject to tax on the gross rents at 30%, with no
deduction for any expenses incurred. The intent is
to force people to file the required returns on a
timely basis.

IRS Regulations provide that filing deadlines may
be waived if the taxpayer establishes that based
on the facts and circumstances, they acted
reasonably and in good faith when they failed to
file a U.S. income tax return. Taxpayers are
deemed not to have acted reasonably and in good
faith, however, if they knew they were required to
file a U.S. income tax return, but chose not to.

Some of the factors the IRS considers in
determining whether a non-filer acted reasonably
and in good faith include:

o Did the taxpayer voluntarily identify
himself or herself to the IRS (in other
words, did they file a return)?

s  Was the taxpayer honestly unaware of
the filing requirements?

¢ Did the taxpayer previously file
U.S. returns?

»  Were there intervening events that were
beyond the taxpayer's control which
prevented filing?

o  Were there other mitigating
circumstances?

U.S. Estate Tax

Canadians who die owning U.S. real property could
be subject to U.S. estate tax, depending on
factors such as when they die, the size of their
U.S. holdings and the size of their overall estate.
The estate tax regime in the U.S. underwent some
changes in December 2010, and under the new
legislation, U.S. estate tax rates and exemption

limits are known for deaths that occur in 2011 and
2012. However, for deaths in 2013 and subsequent
years, estate taxes will revert to higher rates and
a lower exemption limit, unless legislative changes
are introduced for these years. For further
information on U.S. estate taxes, contact your
BDO advisor and also see the BDO Tax Bulletin,
U.S. Estate Taxes for Canadians, available at
www.bdo.ca .

Summary

We strongly encourage all clients to comply with
IRS filing requirements. In most cases, this
involves simply filling out a return or statement,
with no actual tax owing. It’s to your advantage to
maintain yourself in good standing for future
dealings with the U.S. authorities, particularly if
you maintain a residence or have other assets
there.

Don’t let the situations discussed above happen to
you — ensure that all your required U.S. filings are
made on a timely basis. Your BDO advisor is ready
to help.

The information in this publication is current as of July 31, 2011,

This publication has been carefully prepared, but it has been written in general terms and should be seen as broad guidance only. The
publication cannot be relied upon to cover specific situations and you should not act, or refrain from acting, upon the information
contained therein without obtaining specific professional advice. Please contact BDO Canada LLP to discuss these matters in the context
of your particular circumstances. BDO Canada LLP, its partners, employees and agents do not accept or assume any liability or duty of
care for any loss arising from any action taken or not taken by anyone in reliance on the information in this publication or for any

decision based on it.

BDO Canada LLP, a Canadian limited liability partnership, is a member of BDO International Limited, a UK company limited by guarantee,
and forms part of the international BDO network of independent member firms, BDO is the brand name for the BDO network and for each

of the BDO Member Firms.




Helen Leal

From: Clint hawes [osoyooshandyman@gmail.com]
Sent: Thursday, May 03, 2012 9:49 AM

To: helen@amosrealty.com

Subject: Fwd: FW: Your rental (tub surround)
---------- Forwarded message ----=----~

From: Clint hawes <osoyooshandyman(@gmail.com>
Date: Wed, May 2, 2012 at 5:17 PM

Subject: Re: FW: Your rental (tub surround)

To: Claudia <mugsy1996(@gmail.com>

Hi there, you got to be kidding me. Why would you put insulation on inside walls. (exterior wall yes) and I am
not stupid. Plywood or any type of wood is a no no as it will attract moisture and will retain the water and after
awhile you will have dry rot, sealed or not. (this is why they make wonder board & cement board, just for these
reasons) This "Not having sence of style" is nonsense ( if she doesnt beleive me, then tell her to call the Bella
Villa Motel in Osoyoos and talk to owner, she will set her straight) I have spent more time talking to Claudia
and doing estimates and if she wants all these other things done, then who's paying for all this time being
spent.(house visits, many messages on computer) If she wants all this "style" then I suggest that she tells you
want it is she wants (type of tub surround and what shower faucet type, she wants, etc.) If she wants fashion
then its up to her to pick what it will be. I don't mind helping out but? If she wants to wait till July, then ok by
me.(wonder how tenant feels about that) Just to let you know, I do know what I am doing and have alot of
references to prove it.  Take care PS - this is for your Eyes only, not for Claudia's as I don't want to get into
a flap with her. Remember, I work for YOU GUYS and like it that way. Thks. "Clint"

"Eh" Handy Man (I think)

On Wed, May 2, 2012 at 12:47 PM, Claudia <mugsy1996@gmail.com> wrote:
Hi Helen and Kevin,

| really would be more comfortable with a time and material breakdown; preferably with OEM part numbers on specific
materials like the taps and the surround - | want it to be redone with as much attention to detail as if you were living
there . Contractors will only pay attention to construction details; that's their job. They're not usually being paid for their
sense of style. They need guidance in that area. We need to be sure that the bathroom is a true improvement in the
eyes of the tenant...not just a technically good job done with no regard to design.

Questions outstanding ... what color is the existing tub & sink and toilet? ( I've long since forgotten) Will the surround
match? | also would like to know if there is a window in the tub ... and if so, how is it included in the scope of work?
What condition is the existing tub? Is a replacement with a soaker tub appropriate at this time? Clint forgot that | had
specified acrylic in our conversation and in the sample product | sent you. I'd like a photo of the proposed products —
especially the surround — will it have corner shelves? How many seams will it have? There’s no mention of the insulation
that we discussed adding while the walls were out.



I"d prefer he use % inch fir plywood , filled, painted and properly sealed under the surround... unless he has a technical
reason for not using plywood. 1'd also like to explore the possibility of installing two safety hand rails at the proper
height and angle.

What's the upper limit on the “extras” dictated by the condition surprises?
Can this job wait until, say , July 25 to rip out the existing tiles so that | can be there in person to review the condition

and make the design decisions? Can the tiles just be caulked up for another 2 months? If this is feasible, will Kevin be
explaining our logic and concerns to the tenant?

Sincerely,

Clandiov

" How many carey one loses whew one decidey not to-be something, but to-be someone’... Coco-Chanel

From: Clint hawes [mailto:osoyooshandyman@gmail.com]
Sent: Wednesday, May 02, 2012 12:48 AM

To: mugsy1996@gmail.com

Subject: Your rental (tub surround)

Hi Claudia, got your message re items from Helen. Tub surround priced (quote) is white and made of styrene. If
you want acrylic (cost more) then I will get back to you re "Extras". Wonder board will be used as the wall area
coverage and sealed before surround is applied. Fixtures used will be Moen products (life time guarantee)
pressure balanced and cartrage system (this is good) As for any "supprises' or "extras", I won't know till I rip off
all the tiles and rotted areas are exposed to see. Thats it, so let me know your wishes. All the best "Clint"

"Eh" Handy Man
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