(604) 888-ROOF
CONSULTANTS LTD.

MAILING ADDRESS:
P.O. BOX 654, FORT LANGLEY, B.C. V1M 251

R g E L _ G B PRINCE GEORGE...(250) 563-7663
INDEPENDENT CONSULTANTS & INSPECTORS WHISTLER...(604) 905-7663

Email rooftech2000@telus.net
l A DIVISION OF: J.P. JANSEN HOLDINGS LTDj http://www.rooftech2000.com

PHONE...(604) 888-7663 + FAX...(604) 882-7663

January 22, 2001

Dorset Realty Group Canada Ltd.
200 8211 Ackroyd Road
Richmond, BC V6X 3K8

Attention: Mr. Brian Spencer
Fax: 270-8446

Dear Sir:
Re: LMS 2503 — Terravita Place

868 Cassiar Street, Vancouver, BC
Our Reference : 01-448

As requested, an on-site inspection was performed on two separate structures that
included three units. The following was found:

Roof System Content, Tvpical All Areas

Plywood decks, plus laminate shingles nailed, plus building paper (felt) at eaves only,
plus vent stacks, plus continuous aluminum gutters-

The roof system deficiencies are as follows:

(1) Poor vent stack and component installation. (See Photos # 3, 38, 39 & # 40)

(2) Poor mainfield shingle end laps, ranging from 3” (inches) to 6 %~ (inches) in
many locations. (See Photos # 7, 21, 22, & #36)

3) Exposed nail heads penetrating through the shingles (see Photos # 6 & # 23), plus
other nail damage (see Photo # 24)

4) Felt underlay only under eaves (see Photo # 20), with no coverage in mainfield
area (Photo # 4 & # 34) or at ridges (Photo # 18) or at valleys (Photo # 27).

(5) The ridge cap installations are poorly installed (see Photo # 27). Further the
“closed cut valley” installation is required to run up 12” (inches). A few of the
valleys checked have 6 (inches) coverage only (see Photo #27) and none of the
valleys have a felt underlay.

(6) The shingle nailing pattern is incorrect and the nail heads are starting to rust (see
Photo #38).

(7) Some of the installed sheet metal flashing is resulting in stucco damage (see
Photo # 26).
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ROOF TECH 2000 CONSULTANTS LTD. DORSET REALTY GROUP CANADA LTD.
OUR REFERENCE: 01-448 LMS 2503 — TERRAVITA
868 CASSIAR ST, VANCOUVER, BC

EVALUATION REPORT

(8).  The gutters” down pipe installation is such that the flow of water is in some
locations detrimental to the shingles and components (no Photos), and in a
minimum of one location the lack of down pipes, in combination with poor
component installation, are resulting in leaks (see Photos # 1, 3, 4 & # 5). The
leak into Unit # 44 is an example of this condition.

Note: The roofing contractor assisting Roof Tech on site has corrected the poor
vent installation and has installed short lengths of down pipe (adequate to bypass
the vents). This should correct this leak location.

(%) The attic ventilators at the ridges (see Photo #31) are nailed at the bottom flange
only. This indicates that the vents were installed after the shingle installation.
(Rather than weaved in between shingle layers) and the exposed nails are rusting.

(10)  The rusting of the nails (Photo # 37) is predominantly due to moisture accessing
the underside of the shingle through the plywood side and butt joints. (See Photos
#16,28 & #35))

(11)  The same moisture access (as noted in Item #10) is also assisting in the minimum
adhesion of the self adhesive strip on the shingles (Photo # 37).

Comments

Although as noted the shingle and component installation is flawed through out and are
unquestionably contributing to moisture entry into the structure, the predominant causes
of moisture within the attic space is due to poor air flow ventilation controls and the fact
that moist air from within the living areas is being driven into the space via the placement
of the powered exhaust vents. The deficiencies and results are as follows:

The exhaust vents are installed to flow out of the soffits (see Photos # 9, 42, 43, & 44).
Unfortunately, when clothes dryers, etc. are exhausting moist air, it exists the vents and is
sucked into the soffits, then runs along the deck underside towards the ridge vents
resulting in varying degrees from damp dry to saturated substrates (see Photos # 15, 16,
28 & #35). This moisture travels between the plywood and shingles rusting nails, etc.,
and forms into leaks at windows (see Photos # 14 & # 41) and into interior or ceiling
spaces (see Photo #30).

The varying degree of moisture, within the attic spaces, appears to increase with the

number of residents within each unit and therefore the amount of washing, etc.,

undertaken. The examples are as follows: :

(a) Unit #44 - The attic space has very little moisture damage via the forced moist are
within the soffits, with the primary leak being a roof system component. (See
Photo # 1A)
This unit has one primary resident — an adult male.)

(b) Unit #43 — The attic space has staining throughout that is “damp to dry”. The
deficiencies within this unit are (1) that extra soffit ventilation and other vent have
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ROOF TECH 2000 CONSULTANTS LTD. DORSET REALTY GROUP CANADA LTD.
OUR REFERENCE: 01-448 LMS 2503 - TERRAVITA
868 CASSIAR ST, VANCOUVER, BC

EVALUATION REPORT

been installed to reduce the quantity of retained moist air and (2) the residents are
two adults and two small children (see Photos # 5, 15 & # 16).

(¢)  Unit#57 — This attic space (see Photos # 29 through # 35) has saturated plywood
within the attic. The primary difference within this unit is that there are more
residents within this unit.

In conclusion we fee that it can safely be stated that the roof systems and components are
very poorly installed and that the systems are failing prematurely and that the various
ventilation components are a detriment to the structure. Therefore based on the above, it
is recommended that re-roofing and upgrading be undertaken within the near future.

Should there be other questions, and/or you wish us to proceed with Specifications, etc.,
please contact the writer.

Sincerely yours,

S Davws 54-

1.P. Jansen, RR.O.
JPJ/sd (Inspection 01-448 Dorset re Terravita)

Attached: 52 Photos
Two page letter of instructions — Dorset Realty
Two pages — A-Super Roofing (Invoice)

PS:  The attached A-Super Roofing invoice is approved for payment as they provided
site assistance and stopped the Unit #43 roof leak.
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Brian Spencer

From: “Brian Spencer” <brianspencer@dorsetrealty.com> - & O
To: "Rooftech- Judd Jansen” <rooftech@bc.sympatico.ca> = 7 et
Sent: January 17, 2001 4:14 PM

Subject: LMS 2503 - TerraVita - 868 Cassiar St. Vancouver

Judd, This project consists of 88 Units. 12 units are a centrally located Heritage building and it is ringed with
Townhouses.

We instructed a contractor called Aquataur to investigate all of the attic spaces in PH 2 townhouses only as it
was suspected that the dryer vents may not be properly connected since one unit was found to have blackened
altic roof sheeting and trusses. It did have a badly connected dryer vent pipe. -

I attached a copy of the report from Aquataur (see below) after they inspected 6 roof attics.
It appears that they have a concern regarding the installation of the roofing shingles.
This project is about 3-4 years old.

The Units mentioned in the report are:

#43 - 3469 Terravita Place - Owner - Eric Kaas - ) \ 293-0130 Bus. 415-6133./ will be hivie a{l&/ 222
#44 - 3469 Terravita Place - Owner - Chris Baker - (A&7 of auial; 2990551/ i ¢ heme afir 2162 -

#67 - 3426 Terravita Place - Owner - Simon & Winnie Lee - \ 209-2823 WwA

#68 - 3426 Terravita Palce - Owner - Philip Esworthy/Sandra Dexter -  298-4152 w4

Unit #57 - 3436 Terravita Place - Owner Weij-Quan He/Sio- 298-8312 called me this morning also

~ reporting water ingress 1o the upper floor ceiling.(Please include this one also.) ~ (il be home afier 3@

The strata corporation requires an expert 1o confirm that the incorrect installation of the roofing shingles has
caused waler ingress and if not, what has.

Couid you arrange appointments 1o access the above five units, inspect the attics, inspect the roofs and
shingles and provide a report. The strata would be interested to know what the manufacturers requirements
were at the time of this installation as they particularly pertain to roofing felt under the shingles, who was the
manufacturer etc.

If the roof shingle installation is the [problem - what course of action should be taken and the approximate
costs.

Please include pictures if possibie.
This is an ASAP item so | would appreciate hearing back from you right away.
See report below.
AQUATAUR SERVICES LTD
1153 Grant Street Vancouver B.C. V6A 2J7
Tel: 737-7226AFax: 737-7047
January 12, 2001 | JoB #01-0037

Attention: Brian Spencer

DORSET REALTY GROUF CANADA LTD.

17/01/2001



200-8211 Ackroyd Road
Richmond B.C. V6X 3J9
Dear Brian:

Re: Temra Vita Place — LMS 2503

The followi‘ng notes were taken during our investigation of some water leaks:

1. -Several sheets of roof deck plywood are water saturated or heavily stained, particularly in suites # 43,

44,67 & 68. We suspect that this may be a common occurrence in other suites, at least on the complex
- these units are in.

2. -The distance betwean the joints of the roof shingles is as little as 4™. Most laminate shingle
manufacturers suggest a sidelap of 10" for a 40" shingle. This is a major problem as once a roofer starts
off a course of shingles without enough sidelap the problem repeaits itself every shingle length right
across the roof.

3. —Installation of an underlay may not have been demanded by the shingle manufacturer at the time the
roof was done originally. in the past 2 or 3 years most manufacturers of laminate style shingles have
made it mandatory that a 15 1b fell underay be used to validate the shingle warranty.

4. -One solution is to re-roof properly with an underlay (approximately $200 per square x 100 = $20,000).
Another possible solution would be to caulk the ends of every shingle that does not have adequate
sidelap (difficult to time this type of repair because it must be done on dry cold weather — cost is
approximately $75 per square x 100 = $7,500).

5. -Aquataur Services Lid. is a maintenance and repair company with no affiliation to the Roofing’
Contractors Association of British Columbia. We recommend that you hire a licensed roofing consultant
for a second opinion and then, if their opinion is similar to ours and if the original roofing contractor
isfwas a member of the RCABC, you may be able 1o have the warranty validated by the RCABC.

Please see attached pholos and skeich. Call me if you have any questions.

Manuel Pereda

Management Team Member

17/01/70M
TOTAL P.B2
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25183 Dewdney Trunk Road Telephone (604) 463-6444
Maple Ridge, British Columbia ar (604) 462-838¢9
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FAX COVER SHEET

TO: T L. Jansen

Name: PAGE 1 of Q -
Company: ROO{‘M Date: Jag 20 l}oo\
Fax #: _&8; - 9665 Time: /]'05 an’]
Sat mornih
4 ~———

FrRoM: Qhrls Schede |

if the number of pages indicated are not received, please phone
(604) 463-6444 and speak to sender.

' COMMENTS:

} ' Faxinc ok g
E

HE Tudd, T Faxiny O {
Eﬁii_md Teeraota Y6, AFTER T Haw Feuxed
\ n}: 4 " | fo_ wsEI

tnese Nt downgipes  and 4 erreet  the
otler Jent pn ! W‘(bmm;umiiﬁﬁﬁﬁé!lﬁ?

W@ﬂl‘{g y L4 7]
(4 /

L)« C.-
F0-DIY

éupm/’?'



=l Fe)

Joyo2 e 2

2o Y2e ¢

sl o) O
v~/

y

IE 00 INreTelp

o 15 TSI LR,
g |7 7 f /4
01| &% . ,
— W ThF TP B X 7S Ry
s 00 N SUT\0INS™ Y Tlgh WI{vR] pAIBIIY [
, o A .nt\% U
ELC 3G JpTSRpUN o ST 15 JIdYY
B daL s)uiv N3 ¢2)9)5 1Y) DIdsSuT! —
T X —SALUTRS 37 U0y TS Iy
N T S|WN "TF50GXT WIDPp
— A 5k, Jory, (0 SOUb |
ﬂ YIA M | SHdaL _ .ozABz&
, - Q[J Fvia
, 9 pmouph g IVISSny | cuu
‘, 883HaaY Q\m\aﬂ ‘gb Qé&% :dﬁuw \—MW% §S3Hadv
, \wﬂ.@ﬁ%ﬂ\“\\ﬁ&t@ QL diHS du.v:.&m g:nm o.EJou
[ 098 [OF VL = o T .ﬁwﬁ%ﬂﬁz
H3GIRNN BNO ’ 1}
| 6TLE9S | 3910ANI PH Huruy

"ONI DNIJO0H H3AJNS VY



(604) 888-ROOF
CONSULTANTS LTD.

INDEPENDENT CONSULTANTS & INSPECTORS

] A DIVIBION OF: J.P, JANSEN HOLOING S LTD .

.‘
Y
i)
1
(G
K
1=
O
w
4...
[To]
[(o]
x
O
m




A PRLET? 5527

P RRYIRS CELAEP

— @ —~ 1370V a v

= A

<) QSE\A\\UQ..J ﬁjb.k..

frtr e LM

vL) 2rcgXd ﬂb@g
SapP 'S g
s S@LeH) Z7 <

Qe ZFS

(604) 888-ROOF
CONSULTANTS LTD

ROOF TECH

2000

NSEN HOLDNNGS LTD.

INDEPENDENT CONSULTANTS & INSPECTORS

| A DIVISION OF: J.P. JAl

Ol - 4438

888-7663 JOB#

RERG X 53



Feom

— e
— P TatlaTioR

j Alows waTsr
To ewvTerg,

Wo “rECT
uwer (A ¢

&:waau o

an &(EvdEdf
ouind Pv]aoz IS
2=Dule Zel

—
A (604) 888-ROOF
9 'l%

INDEPENDENT CONSULTANTS & INSPECTORS

A DIVISION OF: J.P. JANSEN HOLDINGS LTD.




‘Fﬂra’r¢ch(LM&l Ttreouq i1
THE SHwg(cs

aiazy

~ STAIUS,

Fzom w ALEI

3 Qwu&d&) RFtHwf
| o quttlen

A {604) 888-RODF
200 COMSULTANTS [TD.

O I - 171 q g INDEPENDENT CONSULTANTS & INSPECTORS
o, |

' A DIVISION OF: J.P. JANSEN HOLDINGS LTD,




wo T4t

No

SALT
v Tl aTion)

Topical o &~
Jels
WO ST, SEE

o)

U & T Teft

Jou#_0l-448

(604) 888-ROOF

m COMSULTAKTS LTD.
/0 ROOF TECH

INDEPENDENT CONSULTANTS & INSPECTORS
l A DIVISION OF: J.P. JANSEN HOLDINGS LTD.




p ETEes sTAwD 1™ (S
e INST ol i, sz

(B> Sswms mwar BF
Fasn THE Logleed

}

£/on vEn Tl AT
LonecFrans AS pisT 5
v ualTS ¥ 435 *SF

/2
A (604) 888-ROOF
2000 COMSULTANTS LTD.

- INDEPENDENT CONSULTANTS & INSPECTORS
(604) ssa.7663 Jos# Ol 4y 4 e e e

P A

BOX 654, FORT LANGLEY, B.C. ViM 251 PHONE:




e

F1cAl A'Ht'a
Sphacs JSMTS
SeLE PrHsTos &
(4,055 F # /e

4

b 1S ¥ 425

| 3A
e

A (604) 888-ROOF
2000 CORSULTAKTS LTD.

BOX 654, FORT LANGLEY B O L Joss  OI~ L/“Q R e

-

5




=
B Ccids of WAl

€ FresH ShwcaT

“Weaks wstautsd
U snis

{604) 888-ROOF
COMSULTAXTS LTE.

INDEPENDENT CONSULTANTS & INSPECTORS
P e —— e yp——



]

(604) B88-ROOF
CONSULTANTS LTD.

ROOF TECH

LZy HProud e 81 ,Se3PHE 22 S 'Sememia0a vveidhl IDH

| Frha B Ch o SUMT KL
DUM)PTUS DS “Q \\\(.\\J\\NW\Q\J\V

L

0 }- (_/ LtQ INDEPENDENT CONSULTANTS & INSPECTORS
P D -

OV 4

BOX 6854 FORTIANGIEY RC ViM 2Q4 « PLONE- 1804 RRR_.TAEQ

0
LT b L1
)




(604) 888-ROOF
CONSULTANTS LTD.

ROOF TECH

2000

INDEPENDENT CONSULTANTS & INSPECTORS

A DIVISION OF : J.P. JANSEN HOLDINGS LTD.

- 4y9

ol

BOX 654, FORT LANGLEY. B.C. V1M 251 - PHONE: (604) 888-7663 JOB#



(604) 888-ROOF
CORSULTANTS LTD,

ROOF TECH

;..
v : g
n...wr;v ;

,,
A
ASAR

g
s 3

INDEFENDENT CONSULTANTS & INSPECTORS

$

N

S <

B N

;

:

=

S

g

&

a

pd

-

T

g

/ <

V, ae
) -

~

¢ 0 dwn e N
S - - Q O I
hyﬁ. Ve s Y
S {
fCU.T 3[ l/-.ﬁs
NI 5 ¥ X
.cw@l \n 1%



o L ALl

S A lrowa (4

HErd Peoitnatle

TXPlecal Crarniples
“ThS ShinglLes

Sd s AR

1

g Oamag

—

P I~

sFT OJ

(604) 888-ROOF
CORSULTAKTS LTD.

INDEPENDENT CONSULTANTS & INSPECTORS

l A DIVISION OF: 1P, JANSEN HOLDINGS LTD,

=73 w/—#ﬂ\/
ROOF TECH

ty
3
N1y
3KQ
- 3%
3By
N
wma,,m
N

(1>

w I M
OL-Y4yg

BOX 654, FORT LANGLEY, B.C. V1M 2581 « PHONE: (604) 888-7663 JOB#




_ Hnor_zl‘f“
ingTatle( £
seut Wi d%b:
€Ap (@ JumeTiop)
T Slopzel Rosf

Wwatze @y ;76 ( c
chs:.d:z’f,\;cr

o STLQCC.O
DeTerese aT(dn)

uweler Lap
o€ StinglZ @

; Mo ‘et
£ 2 U @
.. g Ua e
Lt e ’3;’":\
2 A {604) 888-ROOF
P ot ot 2000 CONSULTANTS LTD.
"'{:":# e ] - qu¢ INDEPENDENT CONSULTANTS & INSPECTORS

\



(RN,

Rew SH 8 SThea)

¢
)

At o€

BOX 654. FORT LANGLEY BC ViM 2581 « PHONE: (604) 888-7663 JOB#

WL ATion) B

Likelr IngZael s
RELEN ConSTV —

-

SeCEaT venw

A {504) B38-ROOF
2000 CORSULTANTS LTD.
O [ - ‘7/[{ 2 INDEPENDENT CONSULTANTS & INSPECTORS

R e e v S |

A DIVISION OF: 1 P. JANGEMN HOLDINGS LTD.



| e ATTor of- wwlf ¥ 37

{604) 888-ROOF
CORSULTANTS LTB.

ROOF TECH

INDEPENDENT CONSULTANTS & INSPECTORS

l A DIVISION OF: J.P. JANSEN HOLDINGS LTD.

O1-44g

BOX 654, FORT LANGLEY, B.C. Vi1M 251 « PHONE: (604) 888-7663 JOB#



(604) 888-ROOF
COMSULTAKTS LTD.

Srttont o6&
EntS owly

\

’

v
3

L

)t
1) \\\\&%

1
Q%Ww\%%

INDEPENDENT CONSULTANTS & INSPECTORS
A DIVISION OF: J.P. JANSEN HOLBINGS LTD.

ol- 443

BOX 6854. FORT LANGLEY. B.C. ViM 281 » PHONE: (604) 888-7663 JOB#



B uwdzn sidE o6 v CPisto 32) Frwn
Te PZrwvsSir(

MocSiarns S7WS

A o dz%’cf" calzer LAV

A {604) 888-ROOF
2000 CORSULTAXTS LTD.

Ot~ (_/ ({ g INDEPENDENT CONSULTANTS & INSPECTORS

A BIVIGIOIN W 1P JANSEN HOLDINGS LTD.

DAY CEA TADTIIARNCIEDV D M A4 nC4 o DIHAONE- (204 RRA7RER  IOR#



U T #57
LWATer silue el

UNAErE s 85 26
ODezlc

ZOOSE‘ gé@.ﬁzcdé.
- bJ(/ZJ‘//U% c -

. v vty el 7 1
B S AT e

meieme TS

— T

<obteT
Ol o (ton)

A (604) 888-ROOF
2000 CORSULTANTS LTD.

By fEa FART L ANGLEY B 6 VM 281 « PHONE: (604) 888-7663 José Ol {4y Q INDEPENDENT CONSULTANTS 4 IiSPECT RS

ADIVISION GF: 1P, JINGEN HOLDINGS LY.




THELert) Ur T $ R orf ArrFAs DPTEcE~tr S
SE Plstest T HhHacwy B A0

re

éq CLNC"{F)r EN&( L‘A,p 5
\[@NA(LS INSTREL AGIIE SEALS ST IP

»,
»

ZusiE-|

N Vel Haadc

9%

S ptls | sTeip
Miwirrat STecrsTH -

Dy cmy e ANGLEY B G V1M 251 « PHONE: (604) 88s-7663 Jos# Ol 44 & e

#Has N
ROOF TECH







W T+ 475

Wi Dow S7aiioin

A (604) 888-ROOF
2000 CORSULTANTS LTD,

IAYY LA DT 1 ARIZE I\ 5 7 AJd L B mevd vl 1Pk IF= i ox o ~I_ 11618 INDEPENDENT CONSULTANTS & INSPECTORS



NoTlE Roun FpPES. ABoVE
SofCcr — - r

_Pre A
. ﬁpzméqﬂﬁ'ﬂc

PDiga) SEE
PtleTo ﬁj

/\ (604) 838-RO0F
2000 COMSULTANTS LT,

0/ - q Ll p INDEPENDENT CONSULTANTS & INSFECTORS ‘

I ADIVISKON OF: 4P, JANSEN MOLDINGS LTD).

BOX 654. FORT LANGLEY B.C. V1M 251 « PHONE: (604) 888-7663 JOB#




