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Many “leaky condo” repairs are being done
without expensive litigation and long drawn
out court proceedings. How does this happer

One of the essential ingredients to this recipe
a developer who is solvent and has an intere
in solving the problem. Some of the incentive
for developer cooperation are:

Brian Chatwin, P.Eng., Professional Engineer &
President of Chatwin Engineering Ltd.,
Nanaimo, has over 25 years of experience in
contract administration and negotiations in the
development industry. Mr. Chatwin has
successfully developed over 75 maintenance
management systems for buildings and
infrastructures.

» The developer has other assets that could be

in jeopardy if the strata goes to court an? ulking guns a-blazing and the leak stopped -
gets a judgment. or a year. When it leaked again, the developer

e The developer owns a number of unsolae-caulked.
units of the development.
e The developer has other phases in t
project to complete.
If you have a leaky condo and a developer w
matches this description, don'’t get too excite
yet.

This went on for several years until the strata
Heprporation said“enough is enough, we'd
better negotiate a proper repairMeetings
h%nsued reports were done, letters were written
8nd throughout the developer assured the strata
council that he woulédo them right.”

Last year the strata council, fearing their
fiduciary responsibility to repair, decided to
start a law suit. Guess what, the developer had
successfully dragged the negotiations past the
limitation period for trial.

Through lack of a good negotiating strategy,
Once you realize this, you'd better have a godtiis strata council lost its ability to sue.

strategy for negotiations and know where yoy, 5 recent case, Chatwin Engineering Ltd. was
want to go. involved with a project where we successfully
negotiated with the developer to remediate all
of the repairs to stop the leaks.

How did we do it? First of all, we had a great
team consisting of Building Envelope
Specialist, Drainage Consultant, Lawyer and a
In order to develop this strategy, you will needheads up” strata council. We completed a
ondition report, but before we turned it over

to have put together a good team of

; e M 9% the developer, we also completed the design,
Professional Building Envelope Specialist

. Specifications and tender documents.

Drainage Consultant, Lawyer, etc.

SPECIAL GREAT TRUTH NO. 1
MOST DEVELOPERS WILL WANT TO DO
AS LITTLE AS POSSIBLE TO
SOLVE YOUR PROBLEM

SPECIAL GREAT TRUTH NO. 2
IF YOU DON'T KNOW WHERE YOU'RE
GOING, ANY ROAD WILL TAKE YOU THERE

Take the case of the strata that discovered a

leak in 1992. The developer came in with his continued on page 2.
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Strategies & the Special Great Truths

continued from page 1.

Once this was complete, our team met with the developer and laid out two courses of action:
 Course of Action 1:The developer does all of the repairs as outlined in the specifications unde

our inspection.

 Course of Action 2:We tender the job and start a lawsuit against the developer.

Needless to say, the developer chose Course of Action 1 and the repairs were successfi

completed to specification.
| leave you with one last great special truth:

SPECIAL GREAT TRUTH NO. 3
DON'T START DOWN THE PATH OF REPAIR OR NEGOTIATIONS
WITHOUT AN OVERALL STRATEGY




Message from the President
Cora D. WilsonEditor

1998 was a year dfcrisis.” Strata-sphere responded to the challen@éde simple cause of the problem boils down to construction and/or
by providing numerous educationdleaky Condo” conferences in design deficiencies. However, the leaders in the field have not yet been
Victoria, Nanaimo, Parksville, Courtenay and Campbell Riveaable to definitively isolate any singularause” for the titanic failures.
Numerous leading professionals participated in these successful evénis.not as simple a&he building doesn't breathe®dr “the building

How deep and pervasive is this crisis? Some claim that we have §f§ clad with stuccodr “the building lacks an overhang.If the old

seen thétip of the iceberg.” technology didn't work, then how can we rely upon replatikg with

o - like?” The answer is, we can’t. We must look to the leaders in the field
Alarming litigation statistics were presented at a recent 1998 ENC the answers as they evolve. If the building leaks, there is only one

Conference n Vancouver. Twenty percent of the total active Claig; s of action - we must bite the bullet and hire a qualified, competent
against architects and engineers across Canadd eaky Condo” 4 experienced building envelope specialist

claims. This is viewed by professionals assenificant problem.”

There have been approximately 500 reported incidents and half of tHa single greatest threat to strz_ata corporations a_t this time is the faiIL_Jre
have delivered formal claims. Twenty five percent of the reportiyPromptly and properly deal with water penetration problems. For this

claims are in litigation. The remedial costs range from $100,000.00§8S°n this edition of “Voice from the Strata-sphere’ focuses on the
$12 million. building envelope industry.

This problem has generated a public inquiry, a new building enveldpis Newsletter will be published on our Web Site:
industry and new legislation. A leading lawyer, John R. Singleton, Q.&{lP:/nanaimo.ark.com/~strata.

partner in Singleton Urquhart Scott, described the problefi\aspre

significant problem than any product failure such as asbestos, urea

formaldehyde foam insulation (“UFFI"), the copper pipe problem, the

heating panel problem and the blue laminated beam problem.

READ JONES CHRISTOFFERSEN LTD.

Vancouver Victoria Calgary Edmonton Toronto

Structural Engineering
Structural Engineering of New Buildings
e Seismic Upgrading

Structural Restoration Engineering
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e Contract Document Preparation and Tendering
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» Contract Administration
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* Advisory Services

As the largest insurance broker in Victoria, Aon Reed Stenhouse has
unparalleled experience in providing condominium coverage for
owners living on Vancouver Island. For complete peace of mind, discuss
your insurance needs with our condominium specialists.

Nanaimo: Call Dorothy White (250) 413-2220 or
Victoria: Phil Parker,P.Eng. Gordon McQuiggan (250) 413-2217.
Suite 212, 911 Yates Street, #401-17 Church Bt.,
Victoria, BC V8V 4X3 Nanaimo, BC V9R 5H5
D Am Aon Reed Stenhouse

ph: (250) 386-7794 EE E ph: (250) 716-155
fax: (250) 381-7900 fax: (250) 716-152(

1803 Douglas Street, Victoria, BC V8T5C3
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We Are Not Alone! <4
Gerry FanakenPresident

VANCOUVER CONDOMINIUM SERVICES LTD. : ‘ ’

There was a time not so long ago that strata councils had essentially no ) o i
information, or nowhere to turn to, when dealing withlemky condo.” Gerry Fanaken, President, Vancou.ver .Condom.'mum SeTV!CeS .Ltd"
. L ncouver. Mr. Fanaken has been actively involved in the administration of
Things hav? _cha}nged significantly over the last two ye_ars and ong Woularata corporations for about 25 years. His company currently manages
have to be living in a total vacuum to not know that there is now C0nSIdera%5 residential strata corporations which represents approximately 13,000

help available to strata councils faced with water ingress problems. individual condominium units.

Everyone knows, of course, about the Barrett Report and the resulting
Homeowner Protection AcF and the Homeowner Protection Office Whl(.:lhsléptember’ which is a guidebook for strata councils and property mans
available to help owners with special assessments necessary for rehabilitglighing with the rehabilitation of leaky condos.

projects. The office is now open for business and providing a tremendous

amount of assistance to those unfortunate condominium owners Whol\g}gvithstanding all of the available assistance, information, guidelines
n, there are still strata councils that decide to “go it alone” and undel

unable to meet the financial demands of their strata corporations. Wg; ith he benefit of tessional hel h
experience with the HPO to date has been very positive and | find the st programs without the benefit of professional help. sSuch st

be extremely helpful and willing to serve the public in a very difficult situatioi“f’unCiIS are asking for trouble and it may be only a few years before

(The Homeowner Protection Office can be reached at (604) 646-7050) regret their decisions. Wf_nle ! do not mean fo criticize the Sk'"S. e
integrity of the reconstruction industry, there is absolutely no doubt in

Seminars on the topic of the leaky condos are now available almost iy that a rehabilitation project cannot be undertaken without develoy
monthly basis. Here are some current examples. In February, the Contindifighq engineering specifications and without having intensive enginee
Legal Education Society of British Columbia is sponsoring a day-loggpervision throughout the rehab program. The better quality remedic
symposium on the topic. At the end of February, the Pacific Business agfls will surely agree with my point of view and support the position
Law Institute is holding @ symposium on lawsuits arising from lealqaying an engineering firm involved from start to finish. Unfortunate
buildings. The chair of this symposium is Stuart Hankinson of thgere are some remediation firms that are advising strata councils that |
Vancouver law firm Shapiro Hankinson and Knutson. This law firm {Sasie of money to bring in an engineering firm when the solutions
extremely well versed in the issue and some of their guest speakers areawggdy well known and available without necessitating the expens:
known industry experts. Through February and March, UBC is sponsorﬂacg,ing an engineer. While there may be some savings in this approacl
seminars. In March, the Canadian Homebuilders Association is holding,@ most part it will amount to very little in the overall scheme of things :

symposium and, once again, a variety of industry experts are available. fhB&)iq danger, of course, is that, at the end of the project, there is abso
list goes on and on and there is no excuse for a strata council to say thatrl@‘@ﬁarantee that the work done will be done properly.

had nowhere to turn to for help in dealing with their leaky condo. . ) . .
Strata councils are often quick to criticize developers for having ta

Canada Mortgage and Housing Corporation is also in the forefrontsfbyicuts in the original construction of their properties to save mor
developing programs and assistance for the public. A brochure entidgthia councils should not make the same mistake when their turn com
“Managing Major Repairs - A Condominium Owner's Manuda'expected enapjlitate their own properties. | cannot stress enough the importan
in March and this will be a step-by-step procedure for condominium OWNREYing rehab projects done under the supervision and directior

to understand just how they go about attacking the problem of a legkyfessional engineers who are qualified to deal with exterior envel
condo. CMHC is also producing a substantial handbook, to be publishegyRyyems.

THE NEW CONDOMINIUM CONCEPT:

An examination of the Strata Property Act
and the Homeowner Protection Act

by Gerry Fanaken

Published last October following introduction of the new legislation, this book (254 pages) covers
the entire range and scope of the new condominium legislation proposed by the Government.
Gerry Fanaken has written a number of guidebooks for strata councils and is well versed in strata
corporation issues. Your strata council will learn a lot about the new legislation from this book.

Price: $39 includes shipping, handling and GST per copy

Vancouver Condominium Services Ltd.
#400 - 1281 West Georgia St., Vancouver, BC V6E 3J7 Phone: 684-6291 / Fax: 684-1539




Homeowner Protection Regulations Passed

Shayne RamsagEO
HOMEOWNER PROTECTION OFFICE

In October and November 1998, | had the opportunity to introduce *--
Homeowner Protection Office (HPO) at two Strata-sphere meetings hel Shayne Ramsay, CEO, Homeowner Protection Office. Mr. Ramsay’s
Campbell River and Nanaimo. Since these two presentations, the HPC experience in the housing and construction field goes back to 1986. He is the

continued its efforts to set the stage for renewed confidence in B. former Director of Development Services for the B.C. Housing Management
residential construction industry. Commission (1996-1998) & Housing Policy and Program Development with

. . . . . the B.C. Ministry of Municipal Affairs and Housing (1995-1996).
On January 29, the regulations for builder licensing and mandatory third-p y P g )

warranties on new homes were announced by the Honourable Jenny Kwan, _
Minister of Municipal Affairs. This article highlights the regulations which® commencement dates for coverage;
will be in effect as of May 1, 1999 and some other activities of the HPO. < disclosure requirements to purchasers, owners and strata councils; and

BACKGROUND ON THE REGULATIONS: * a mandatory third-party resolution of disputes between warranty

. . . . providers and homeowners.
The licensing and warranty provisions of the Homeowner Protection Act are

designed to work in tandem to strengthen consumer protection. The W@ INTEREST REPAIR LOANS AND THE BUILDER LEVY:

systems will ensure that builders meet minimum standards and, iHge of our first priorities when the HPO opened its doors in October 1998
construction defect occurs, consumers will be protected by the warranty\\¥g to offer no-interest loans to homeowners who are not able to finance the
have engaged in an extensive consultation process with stakeholders tg-ggirs to their leaky homes. Since the inception of this program, the HPO

their input on the development of the regulations. has helped over 200 homeowners to not lose their homes by approving ove
LICENSING: $4 million in no-interest loans.
Starting on May 1, 1999, all residential builders applying for a buildin fund the inter_est portion .Of the RegonStrUCtion ann Program, starting
permit will be required to be licensed by the Homeowner Protection Offi ay 1’| 1?99’ builders _ﬁpplylng for bU|Id|r_1gf permits in Whhat IS caflled thle_
Owner-builders are exempt from licensing. In order to obtain a buildifig2Stal climate zone will pay $750 per unit for every new home of a multi-
permit, builders will have to show proof that they are licensed and that their
proposed new homes are covered by a third-party home warranty provider o
authorized by the Financial Institutions Commission (FICOM) to provide
that type of insurance. |:|
Residential builder licenses will cost $600 for the first year. Annual renewal -
fees will be $500. An additional $25 per housing unit will be charged as part
of the licensing fee.
The licensing system is designed to be flexible to meet changing conditions.
Future requirements could include standardized courses and training which ; : 3 ;
will be developed in consultation with industry associations. Residential builders will be
required to meet minimum
standards and be licensed by
May 1, 1999.

Consumer Protection

LICENSING OF RENOVATORS AND RENOVATION WARRANTIES:

A priority of the Homeowner Protection Office is the licensing of renovators
and the establishment of mandatory warranties for renovations. This
provision is a high priority for the HPO and will be brought into force in

1999 for major renovations such as wall replacements on leaky condos or Mandatory third-party warranty

major additions to homes. Minor renovations will not be covered by coverages for new homes built
licensing or mandatory warranties. after May 1, 1999 include:
MANDATORY THIRD-PARTY WARRANTIES ON NEW HOMES: »2 years on labour and materials
Starting on May 1, 1999, residential builders applying for building permits 5 years on the building envelope &
to construct new homes will be required to provide third-party warranties. +10 years on structure

Owner-built homes, purpose-built rental housing (multi-unit dwellings with
a single legal title which are built for rental purposes), factory built homes,
hotels, motels, dormitories, care facilities and float homes are all exempt

from warranty requirements.

Minimum coverage and standards for home warranty contracts are now set

by regulation. Minimum coverage includes 2 years on labour and materials, m For more information contact:
5 years on the building envelope and 10 years on the structure of the home.

H Homeowner Protection Office

lomeowner

Protection Office  Toll free: 1 800 407 7757
Website: www.hpo.bc.ca

The warranty requirements will be established by regulation under the
Insurance Act. The regulations will establish conditions regarding:

* how warranty companies operate including the registration of builders
and units under the program;

e minimum coverage limits for homes and common property; RESTORING CONFIDENCE
« allowable exclusions from coverage;




unit project. This fee is less than the $1,000 per unit recommended in25@ leaky condo disputes in the province. Small disputes typically involve

Barrett Report. Single detached homes, purpose-built rental housing &&dparties and larger disputes can involve up to 30 participants. The cost of

provincial social housing programs are exempt from this builder levy. litigating these disputes is enormous and increases dramatically as partie:
) are added. A four-week trial with five parties will typically cost each

OWNER-BUILT HOMES: participant in the neighbourhood of $100,000. Trials must be considered as

Another area of interest is owner-built homes. An owner-builder is defingé very last option in these types of cases.

as a person who builds a single, detached home for their own personal.H,?

i th X 18 th period. A builder d th ¥ Homeowner Protection Office in conjunction with the Dispute
not more than once in any 16-month period. An owner-bullder does Not g¥k | ytion Office of the Ministry of the Attorney General is participating on
to be licensed or provide a third-party warranty on their home.

a broad-based committee looking at various issues respecting mediation an
An Owner-Builder Declaration and Disclosure Notice must be filled oggbitration options. The most attractive aspect of ADR is that it will provide
when applying for a building permit. Should owner-builders want to sgllfaster resolution of disputes than the courts and allow the various parties
their homes within the first 10 years, they must provide the purchaser wiifyet on with their businesses and their lives. ADR can also be a cost-
a copy of this notice indicating that the home is not built by a licensefiective alternative to the court system.

builder and a mandatory third-party warranty is not in place. One option, which has been identified, is the potential for a mandatory
Although purchasers of owner-built homes are not protected by builggsdiation process similar to the one currently in place for motor vehicle
licensing and mandatory home warranty protection, they are protectedriiyry accident disputes. Our goal is to introduce a mandatory mediation
the Statutory Protection provisions of the Homeowner Protection Act. Thgggcess in 1999.

provisions require all new owner-built homes to be reasonably fit f|9|r

habitati built f terials of d it d desianed gandatory mediation will allow a party to a dispute to require the other
abitation, built from materials of good quality, -and designe aB rties to engage in a mediation process. Mandatory mediation will not
constructed with ordinary competence, skill and care.

result in a binding decision, but simply provide an opportunity for a
ALTERNATIVE DISPUTE RESOLUTION (ADR): mediated settlement by the parties.

Another area of interest is the Alternative Dispute Resolution provisionsTis provides a basic overview of the builder licensing and mandatory home
the Homeowner Protection Act. The Act provides that the Cabinet can m#&Réranty regulations and the activities of the HPO.

regulations respecting the mediation or arbitration of residentifyou are interested in obtaining a copy of the regulations, you can get it off
construction disputes either before or after an action has commenced. the Homeowner Protection Office websitenatw.hpo.bc.caOur toll-free

If there ever was an area that can benefit from Alternative Dispiléormation line is also available.

Resolution, it is residential construction disputes. Right now there are about
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The Duty to Repair and Maintain

Who is Responsible?

Malley MargettsB.Ed., CPM, Certified Property Manager
BROWN BROS. AGENCIES LTD.

Over the years we have had many thought provoking conversations
Strata Councils as to who is responsible for repair and maintenanc
common property, common facilities, and other assets of the si
corporation versus strata lots, limited common property, and ai
allocated to the owner’s exclusive use.

Mrs. Margetts has managed Strata Corporations for over fifteen years.
She received her CPM designation through the Institute of Real Estate
Management in June 1988. Her staff consists of two Property Managers
and three assistants. Brown Bros. manages 84 strata corporations
representing 2,297 strata lots.

The Condominium Actlefines the strata corporation’s and the owneis

responsibilities as follows: Section 116A strata corporation must do panager as soon as he is aware of the problem. The problem can b
all of the following: (f) maintain and repair the exterior of the buildingsnvestigated and a solution found before it becomes a bigger problem anc
excluding windows, doors, balconies and patios included in a strata ¥pense. If more than one strata lot is affected it is recommended  that
including the decorating of the whole of the exterior of the buildiags' pyijiding envelope specialist be hired to locate the source of the leaks anc
Section 115 “An owner must do all of the following: (c) repair andrecommend the necessary repairs. However, there are Strata Council
maintain the strata lot, including windows and doors, and areas allocatgflg pelieve the problem is the owner’s responsibility to repair and the
to the owner’s exclusive use, and keep them in a state of good regathta Councils will do nothing. There are insufficient funds in the
reasonable wear and tear and damage by fire, storm, tempest or achrating budget to handieater problems.”The Property Manager can
God excepted.” only recommend a course of action but ultimately the decision comes
Common property includes (but is not limited to) the roof, exterior of tfi@m the Strata Council.

buildings, public halls and lobbies, roads, sidewalks, sewers, heatg,.December 17, 1998, the Honourable Mr. Justice Hutchison“thked
electrical and plumbing systems, elevators, laundry and recreatiqitadt of replacement of the windows and window frames of the strata lots
facilities, underground and outside parking. It is further defined as #gned by each of the Petitioners ought to be paid by the Strata
centre of the floor, wall or ceiling and forms the common boundary ot@rporation, once the directors became satisfied that the building was in
strata lot with another strata lot or with common property. Repairs anshil from leaks” (Mackin, et al v. Strata Plan 1374). In addition, the
maintenance to common property is covered in the annual operaigher must keep his windows caulked and sealed on the exterior.

.bUdQEt or by SpeC|a_I Resolution. Many prospe_ct_n_/e owners buy a Strat?\l%ther issue is water damage caused by a hot water tank in the strata lo
in a Strata Corporation to escape the responsibility of caring for what, "2 Strata Council cannot force the owner to replace the tank due to age
strata plan is the responsibility of the Strata Corporation, and in a pri at happens when the water tank bursts and water goes onto the
homg a personal burden. They expect the Strata Corporation to handlg Hﬁnon property and other units? The replacement of the tank is the
repair and maintenance of their property. They do not understand tha Ser's responsibility. A claim can be made through the building

girata gouncn LS mad_teh_upt;])f thetovx_/nters ;/vgo n;ake_ t_he dic'tsfl'_?lns fOrirll firance policy, subject to a deductible. Individual policies will not
rata Lorporation within the restraints ot fendominium ACtInese 5. pt the claim as the resultant water damage is through commor

owners do not want to serve on Council or become reluctant member. 9 - . .
. roperty. The responsibility of paying the deductible depends on the
Council. It comes as ‘®hock” to these owners when the Strata Councg Y P y paying P

. . i . Strata Corporation bylaws under the current Act. Be aware that the
informs them that the problem is not a Strata Corporation responS|b|p]tMmber of water damage claims will result in higher insurance
especially in dealing wittwindows and doors, and areas allocated to th%leductibles

owner’s exclusive uselh the newStrata Property Acthe responsibility ) . .
to repair and maintain is clear: it is part of the statute as well as bylalf? €/0Sing, Sections 116(f) and 115(c) of tBendominium Actre a

that the Strata Corporation is responsible to repair and maintain unfB@ler of interpretation. For every problem that is viewed as the owner’s
their own bylaws state otherwise. responsibility to repair and maintain, there may be an equally valid point

that it should be the Strata Corporation’s duty to repair and maintain. It is

Lets focus on windows. When a window breaks, it is the oWne[ 5 the Strata Corporation to ensure their bylaws are clear on these
responsibility to replace it. However, the building insurance policy MA¥sponsibilities.

cover blanket exterior glass breakage, subject to a deductible. The owner
has the right to make a claim against the policy since he pays a portion of
the insurance premiums in the monthly assessment payments. By &

change in the Strata Corporation bylaws, the owner is made responsible CO NTRACTI N G
for the insurance deductible. This bylaw is allowed under the current Act
but not in the nevtrata Property Act.

Furthermore, if a seal goes in a thermo-pane window, we have maintainec ES

General Contractor

Residential & Commercial Renovations
that the owner is responsible for replacement. Moisture between the pane:
does not affect the unit, except aesthetically.

What happens when water enters into the strata lot via the window or
another source? The responsibility to repair and maintain lies in how did
the water get in. If water enters from the exterior, e.g. window frame, it is STEVE McCOLMAN
our opinion that the Strata Corporation has the duty to repair the defect. It PHONE: 753-2112

is also the duty of the owner to report to the Strata Council and Property
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% CUNNINGHAM & RIVARD APPRAISALS
(NANAIMO) LTD.

Keith T. Pritchard, ssc. Frics. AACI RILBC)
K. Allan Brown, s.comm., AAC.I, RIL(B.C)
David L. Kirk, aac., ri@B.C)

SUITE 502, 17 CHURCH STREET, NANAIMO, BC V9R 5H5
Phone: (250) 753-3428  Fax: (250) 754-9300

@g Merrill Lynch

Jens R. Nielsen Merrill Lynch Canada Inc.
Financial Consultant

Private Client Grou
P 20 Townsite Road, Suite 1

Nanaimo, B.C.

Canada V9S 5T7

Tel (250) 753-4366

Fax (250) 753-5486

Toll Free 1-800-563-8281
jens_nielsen@ca.ml.com

M.G.L.

REALN
SERVICES

Quality Service in Property Management

Guy Litton

Ph: 758-4400
Phone/Fax: 758-4100

4166 Departure Bay Rd.
Nanaimo, BC V9T 4B7

APARTMENTS CONDOMINIUMS
COMMERCIAL COOPERATIVES
RESIDENTIAL

Robert Pearson
Property Manager

Boorman Investment Co. Ltd. Telephone
1417 Stadacona Street Bus (24Hrs.): 595-6680
Victoria, B.C. V8S 5J3 Fax: 595-8042

Toole Electric Ltd.

Electrical Contracting & Service

Residential ® Renovations ® Commercial ® Industrial

2243 NORTHFIELD ROAD (REAR)
NANAIMO, B.C. V9S 3C3
PHONE: 758-5335 « FAX: 756-1229

24 HOUR EMERGENCY SERVICE - PAGER: 729-4387
GARY TOOLE: 754-1492 DAN TOOLE: 751-1626

Comprehensive services for strata corporations.
Call us for a free consultation!

Castlegate

1 Property Management Ltd

Phone: 250-338-247
Fax: 250-338-2474
coldsct@island.net

#1-241 Puntledge Road
P.O. Box 3187 Stn Main
Courtenay BC VON 5N4

@R@VFE%IU@NA& BUILDERS
0
Seotz xCT-llgAx

Valliere Homes Inc.

758-7471 FAX 758-7452
OUR BUSINESS IS “LEAKY CONDO'S,” CONSULTING
SOURCING, & REPAIRING, NEW HOME WARRANTY

TELEPHONE: (250) 382-6324
Fax: (250) 382-6006
TouL Free: 1-888-330-6707

APARTMENT OWNERS' AND Al Kemp

PROPERTY MANAGERS' . . .
ASSOCIATION OF Chief Executive Officer

VANCOUVER ISLAND

830B PEMBROKE STREET, VICTORIA, BC V8T THQ
EmalL: alkemp@islandnet.com
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STRATUM by SEN-F®
strata management software

FREE DEMONSTRATION DISKETTE
ALL FEATURES AVAILABLE
TRIAL DATA LOADED
CHANGE OR ADD YOUR OWN DATA

SENF systems inc. (Nanaimo)
Tel: 250-756-9253 « Fax: 250-751-1707

Tiah M. Workman

NOTARY PUBLIC

“Behind the clock at Nored Plaza”

MEMBER

Nored Plaza
107-6750 North Island Hwy.
Nanaimo, B.C. V9V 1S3

Tel: (250) 390-1750
Fax: (250) 3990-1755
email: tiahw@notaries.bc.c«r

PARK & BRAITHWAITE
Chartered Accountants

TONY FITTERER, B.Sc., Econ., C.A.
DAVID G. BRAITHWAITE, C.A.

410 - 256 Wallace Street
P.O. Box 434
Nanaimo, B.C. VIR 5L3

Office: 753-9193
Fax: 753-9337

2544 Blackwood St.
Victoria, BC Canada
V8T 3W1

WATERPROOFING CONTRACTORS & CONSULTANTS

“SETTING THE STANDARD IN WATERPROOFING”
Concrete Restoration * Coatings ¢ Injections ¢ Sealers
Phil Meunier, AScT, GSC
Tel: (250) 389-2880 Fax: (250) 389-0132

mobile: 812-1053 email: mecs@pinc.com
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Call your StrataPlan

‘. INSURANCE SPECIALISTS!
‘. ‘ For information on the best insurance
“ coverage your strata development can buy call

] oyce Bird, Programme Accounts Executive
753-2481 or outside Nanaimo 1-800-663-2188

Evans~Bastion

We cover the Island’s stratas

100 Wallace Street, Nanaimo
Independent member of the EBI Group

"ETIN MAN I

INC. i):)()

» Overhead doors

Joe Grimes

250-722-3328
Pager: 1-250-729-4385

e Authorized dealer
for Steel-Craft
door products

COAST

REALTY
GROUP

Mark Anderson

REALTOR®

OFFICE (24Hs)  RESIDENCE
(250) 248-8371  (250) 468-7189

314 East Island Highway, Parksville, B.C. V9P 2H1
Toll Free: 1-888-954-4433 « Fax Line: (250) 248-5841

DAVID J. CLARK, aaci, papp, Rieo)

ISLAND APPRAISAL SERVICES LTD.

Real Estate Appraisers and Consultants

Tel: (250) 748-5051
Fax: (250) 748-0701
email: djclark@island.net

1773 Maple Bay Road, Duncan, BC V9L 5Né6




—' The Strategic Plan - A Necessity

Cora D. Wilson, Lawyer
C.D. WILSON & ASSOCIATES

The “Leaky Condo”Crisis is pulling the Condominium Community togethe . o
Professionals are conferring with their peers and other professionals. Law €°ra D. Wilson, Condominium Lawyer & Educator, C.D. WILSON &
engineers, building envelope specialists, property managers, strata councils ASSOCIATES, Nanaimo. Ms. Wilson has represented condominium
owners and many developers are working towards the common goal of repe interests for over a decade. She currently represents Strata Corporations
; , - . . from Victoria to Port Alice. She is a regular lecturer on Condo issues at
the devastating effects of water deficiencies. Progress is being made. How ) o - s y
although co-operation exists, the path to success is often not clear and Malaspina University College, Editor of “Voice from the Strata-sphere,
L . ' . Publisher through Strata-sphere, of the first ever Vancouver Island

suffer crippling confusion regarding the process and acceptable proced ] P

h h i biecti i - itabl d ~ Condominium Directory and frequent lecturer and chair of numerous
!Eac pr_;\rty as .I erent objectives resulting in inevitable and sometil Strata-sphere conferences.
irreconcilable conflict.

The developer is motivated to finish the project, while maximizing profits ad ategies and options to deal with constraints; budget for each professional ant

preserving its reputation. The strata council hides its head in the sand hopln% ﬁtormg expenditures; funding options; strategies to keeping the unit owners
the honourable developer will come to its rescue. It tenaciously avoids; %rmed and, timing.

mandatory duty to repair. The victimized unit owner rebels against expendlture
of money and the hiring of professionals. The evolving building envelo order to maximize the probability of success with the least amount of
profession demands higher, more expensive and more exacting standar jgascial and emotional pain and meet the retrofit goal in the shortest possible
repair to avoidretrofitting the retrofit.” The legal community struggles with fime frame, the strata council must at the outset prepare a strategic plan. A
intensely complex, multiple party litigation taght the wrong.” How do we €very project has unique issues, there is no single strategic plan recipe
resolve these conflicting differences and still attain our goal? Professional assistance is required.

Until recently, there has been no clearly defined step by step guide available t&i€cts which fall off the rails or never properly get on the rails, inevitably
condominium community to deal with this titanic problem. A plan is now availabRxPerience higher costs at the end of the day. Rot is progressive. Elusive

limitation periods and New Home Warranty claims expire. With each passing
The strategic plan should address the following: goals and objectiv

costs increase. Strata councils must act upon discovering evidence of wate
professional team, including lawyers, building envelope specialist, exp E

it d others: steps (o attain the obiectives: traints and road b Ehetration. Failure to do so will result in the unit owners bearing the brunt of
witnesses and others; steps to attain the objectives; constraints and roa fcreased costs. Time is of the essence! Don't delay.

& Bank of Montreal

Wll_SON Your Community is Our Community
At Bank of Montreal, we're committed to helping
P TERS T I TORS Your Organization achieve your financial goals

We're here to help you with a range of innovative financial
products and services, designed especially for Strata Corporations.

MEETING Here are a few advantages you'll have with Bank of Montreal:
CONDOMINIUM Community Account
- No fees for deposits or cheques
LEGAL NEEDS - Personal size cheques provided at no charge
Over a decade o f solid experience - Daily interest paid on deposit balances
across two provinces Cash Management Services

- Electronic collection of monthly strata fees
- Convenience banking through ATM's

Cora D. Wilson - Telephone Banking Services
Condominium Lawyer & Arbitrator and Internet Banking

Lois Mitchell

Account Manager
Tel: (250) 741-1400 (250) 390-6740
Fax: (250) 74 1- 1441 18 years banking experience

specializing in commercial loans & services

Email: cdwilson@nanaimo.ark.com

630 Terminal Avenue North, Nanaimo BC VIS 4K2 IT is POSSIBLE




Leaky Condos - A Legal Update

The Limitation Period

Glenn A. UrquhartQ.C., C. Arb.
SINGLETON URQUHART SCOTT

The Barrett Commission’s Report on what | will refer to“ksaky condos”
estimated that the cost of repairs of leaky condos may be in the range of $£
$800 million. Out of that Report thtdomeowner Protection Aegtas passed which
came into force July 30, 1998. The Act created the Homeowner Protection Of
and made it responsible for licensing residential buildings. The Act also makes
home warranties mandatory, gives the government the ability to set minin
terms and conditions for the new Homeowner warranties and establis
procedures that third party warranty providers must follow in managing the

business. The objective here is consumer protection, increased accountabilityhia, limitation provisions were also an issue in the Bart Developments case
and improved quality of, residential construction. Past regulations are anticipa&ddrred to above. In that case, the project developed severe problems with leakage
to be in place by January of 1999. The Act also has an expansive definition offthe Writ of Summons was filed in November 1995, nine years after the project
owner which includes a strata corporation, a co-operative, a corporation or soeigty completed. Professional negligence and breach of warranty was alleged
having ownership interest, and a subsequent purchaser of a new home. Theragaiast all defendants. The defendants claimed that the action was commence
dispute resolution process set forth in Part 10. outside the six-year limitation period and there was no reason to postpone that
The basic problem with all of this is dealing with the existing leaky condi§riod of time. The court found that time begins to run against the claimant when

problems. The purpose of my comments is to provide a brief update of whattRgsclaimants reasonably ought to have known the facts and taken advice on thos
occurred in the law in 1998. facts so as to be able to conclude that an action would have a reasonable chance

Most leaky condo claims appear to be trudging down the litigation road to cou l.ilcgss._Thus, some of the_probliems which occurred in 1989 were barrgd an
considerable expense to all parties. There are few recent decisions in the las é&}enmes not within the claimant's knowledge were not barred. This case is also
to assist or guide people with respect to responsibilities of owners, contrac er appeal.

architects and engineers as to how to resolve the litigation on a timely basis. Thus, as one can see from the above, there are many technical legal problems th:
There are a number of legal issues that have to be dealt with. One is the qu foAON9 o _have o be dealt with by the Courts as to the type of damage and the
of what is the nature of the damage arising from the Winnipeg Condominiu pitation period before many of these cases can be resolved.
Bird Construction case. Mr. Shapiro discussed this case in the fall 1998 issya-af

Strata-sphere. One of the main questions is what is the nature and type of c
that has occurred and whether the damage is physical damage, dangel
economic loss. If it is pure economic loss and not a dangerous loss to the o
this approach creates difficulty in allowing successful claims to be adva D ° °
against parties who do not have contracts between them. An example is the St Ltd
Strata Plan No. VR170 v. Bart Developments Limited (1998). In that ¢ omlnlon ucco ®
although the main issue was the limitation period, the court did review wheth
cost of replacement of the roof and stucco could be considered as pure ecc
loss. The court stated that the actual repair costs resulting from physical d:

Glenn A. Urquhart, Q.C., Partner, Singleton Urquhart Scott, Vancouver. Mr.
Urquhart practices in the area of construction law, insurance law, securities and
professional liability. He is an Adjunct Professor in Construction Law, UBC and
he is a Chartered Arbitrator and Member of the Arbitrators Institute of Canada.
He is the Editor-in-Chief of Professional Liability and Discipline Litigation
Quarterly and the former Western Canadian editor for Construction Law Reports.

did not come within the legal principles in the Winnipeg Condominium cas Experienced in...

remains uncertain as to the extent of the leakage (or damage) that is required . - . .
the legal principles as to dangerous defects in the Winnipeg Condomi Rain Screen Building Application
decision can be applied. Maijor Restoration Projects

Thus it may be difficult to litigate successfully, where there is only non-dange
economic loss from leaks as opposed to physical damage and dangerous
(collapse of the ceiling from water), against some of the parties with whon Members of...
owners have no contracts.

There is also another issue which arises, and that concerns whether a tw Construction Association of Victoria
limitation period (physical damage) or a six-year limitation (economic I B.C. Wall and Ceiling Association
applies. Earlier cases have decided that the two-year limitation period appl " .

injury to property (e.g. roof collapse). Thus, if it could be demonstrated by B.C. Bundmg Envelope Council
defendants that the loss was injury to property, then a number of owners mi Better Business Bureau of Victoria
foreclosed out of their claim because they did not file a claim within that two-
period. There is a recent decision in Strata Plan No. VR1720 v. Shaw in
which may affect which limitation period is applicable in leaky condomini Employing fully certified tradespersons
cases. In Shaw, an application was brought by a plaintiff in an action for dar
with respect to alleged construction deficiencies in the condominium develop!
The central issue was whether an action for damages for injury to property Don Frenette, President
action for damaged property, and whether limitation postponement provisio
the Limitation Act would apply. In terms of the commencement of the limita
period, the court concluded that it is the knowledge of individual owners w
determines when the limitation period starts to run for the purposes o

postponement provisions and that each owner of a strata unit must be taken 1371 Courtland Avenue, Victoria, B.C. V8X 3X1

the knowledge or means of knowledge of the previous owner and of the . .
corporation. Thus, if a previous owner knew of a leak problem, but did nothin Tel: (250) 480-5500 Fax: (250) 580-7500

six years, then the Limitation Act may prevent the commencement of an acti Email: domstucco@home.com
a subsequent owner. This case is, however, under appeal.




Building Envelope Specialists

Who Are These Guys?

Craig Labasp. Eng. L]
CHATWIN ENGINEERING LTD.

Several years ago most people had never heard of a building envelope, let al
Building Envelope Specialist. Who are these guys and why did they happen?  Craig Labas, P. Eng., with Chatwin Engineering Ltd., Nanaimo. Mr. Labas
When the“leaky condo” problem first started to surface, the first strata counci 1S @ Professional Engineer specializing in building envelope problems. Mr.
involved had to chart the course for solving this dilemma. When faced with ~L@bas has over 18 years experience in both the construction and design
problem of a leak in their building, their natural tendency (and rightfully so) was ©f structures incorporating building envelope techniques.
get a contractor (or THE contractor) to come in and fix the leak. At that time no c..c
suspected how complex some of théisek” issues were. The course is very thorough and contains the following modules:
The heartbreaking result in many of these inifixles” was that after spending lots
of money on repairs, the condo still leaked. 2 o . ) )

) . . ) ) o * Module Il - Applications of Building Science: Design and Practice
The following quotation summarizes the problem with this approduhthinking that Module Il - Building Envel Field Servi
got us into these problems is not the thinking that will get us out?  Albert Einstein odule uiiding Envelope ,'e_ . ervices
Through the initiative of various governments and associations, the certification 'of'vIOdLIIe IV~ Roles and Responsibilities
Building Envelope Specialists has come about. The building envelope is that paficoflate, approximately 200 people has registered for these courses. By early in the
the building that protects the interior from the outside elements. This includes roa®yy year, most of these Building Envelope Specialists should be certified.

¢ Module | - Building Science and the Building Envelope

exterior walls, windows, doors, etc.. The majority of people enrolled in the B.E.S. program are Architects who will assist
A Building Envelope Specialist is a professional who has experience in the buildimgew construction. Professional Engineers make up about 15-20% of the enrollees.
sciences relating to the design and operation of building envelopes. The Engineers, while actively involved with new construction, are involved in the

The Architectural Institute of British Columbia has taken the initiative to provide™gjority of the remediation projects.
certification program for Building Envelope Specialists. The course started in 1$¥Kbuld your project go to litigation, it would be difficult to be qualified as an expert
with the first certification being completed in early 1999. Certification will requirgitness without building envelope certification.
the following:
* Must be a registered Architect or Professional Engineer
* Must have successfully completed the building certification course
* Must have practical experience in working with building envelopes

If you have dleaky condo” problem, the first person to turn to for recommendations
on how to fix it is a Building Envelope Specialist.

-%%. PARTNERS
: WITH THE

BEST

B.C. STRATA LOAN CORP.

LOANS TO

LADYSMITH
’
L : Ladysmith Insurance Services Ltd.
ST RATA C O R PO RATI 0 N S s For All Your Insurance Needs in Ladysmith Call
AN 245-8022 (Coronation Square Shopping Centre)

Comox Valley Insurance Service Ltd.

TO COMPLETE COMMON
P RO P E R I I RE PAI RS E For All Your Insurance Needs in The Comox Valley Call
e 338-1401 (Cumberland A\;e) 339—42;!7 (Comox Ave)
IMMEDIATELY!! st

WATES 2 Thwaites Norris Insurance Services Ltd.

S

| For All Your Insurance Needs in Parksville/Qualicum Call
INSURANGE SERVICES LTD. 248-3229 (Parksville) 752-6961 (Qualicum)
ELIMINATE THE HORRENDOUS INDIVIDUAL ASSESSMENT.
TURN A $20,000 ASSESSMENT INTO $275 PER MONTH. McKenzie Coastland Insurance Services Ltd.

For All Your Insurance Needs in Campbell River Call
I e S et 287-9205 (Shoppers Row) 286-3241 (Ironwood Road)
923-2288 (Sunrise Square, Willow Point)

DON'T DELAY o
Ask your council or strafa management firm fo contact us. Port Hardy Insurance Services
For All Your Insurance Needs in Port Hardy Call
Port Har dy isuace senices 949-6900 (Market Street)

400 - 1188 W. GEORGIA ST., VANCOUVER, B.C. V6E 4A2

Tel: (604) 687-8117 Fax (604) 681-2694 .
an independent insurance % broker covers you best




CHATWIN ENGINEERING LTD.

Quality Engineering and Engineered Quality
Building Envelope
Condition Assessment
Drainage Assessment
Cost Estimates

Detailed Design
and Specifications

Tendering Services
Construction Inspection
Government Liaison
Maintenance Program

Negotiation Strategies

Expert Witnhess

Strata Member
Education Programs

Completed Rain Screen
Wall System

@@ CHATWIN ENGINEERING LTD.

#306 - 238 Franklyn Street
Nanaimo, B.C. V9R 2X4
Ph: 250-753-9171
Fax: 250-754-4459
E-Mail: chatwin@island.net
Web Site: http://www.island.net/~chatwin




uilding Envelope Specialists - What Do They Do?
“Condition Assessments”

Pierre-Michael Busquer.Eng.,
LEVELTON ENGINEERING LTD.

It is no secret that performance problems with wood framed multi- . ) ) ) )

residential buildings are becoming more common in this region of Brit Pierre-Michael Busque, P.Eng, is a professional engineer with Levelton
Columbia. In fact, failure of previously repaired buildings is not unheard ~ENgineering Ltd. He has a history in research projects, technology transfer
The resultant Cor']cem is causing an increasing number of Stratas to r to the construction industry, and remediation of failed building envelope

- L - - t . Mr. B i tl ducting th h h
building envelope specialists to perform building envelope conditi SYRRIEEE. | o presently conducting thermography research on
behalf of CMHC.
assessments.

The purpose of a building envelope condition assessment is usually twofold: ]
« To provide the Strata with a professional opinion on the risk of potenif3$ight is provided on those that are frequently employed.
building envelope failure: and DIRECT METHODS:
» To provide a clear understanding of the construction details or buildi
components that have failed to perform and to catalogue the damage tgﬁpe
components associated with these failures.

direct methods of assessment of the condition of the building envelope
fit verification that a performance failure of the building envelope failure
has occurred and that deterioration has taken place.

Typically, unless the building envelope failure is catastrophic, the Buildiw';e
Envelope Condition Assessment is the first step towards the conception ﬁbﬁding Envelope.

repalr.strateg)./ for tf-1e b_u”d'ng' ) ) With the exception of visual observation of a building, the measurement of the
A variety of investigation techniques are available when called upon \{gisture content of the wood components of the building envelope is by far the most
conduct a building envelope condition assessment. These techniques cqflqag used assessment technique. These measurements can be performed from tt
classified into two categories; those that permit a direct verification of i@ior of the building if an internal cut test is performed. This provides an
condition of the components and those that provide circumstantial evidegge, nity to verify the localized moisture distribution within the wall assembly. For

that_ a building _er_wvelope failure has_ o_ccurre_d. Tho_ugh not every techni_gygmme’ the sheathing of the wall may be dry, but the studs and sill plates may be
available to building envelope specialists will be discussed in this sectigh; cut tests are described later in this section.

Vi
oayViey, PROLINE

Management Group

asurement of the Moisture Content of the Wood Components of the

o PROPERTY MANAGERS
Brian D. Moran
Providing you .
with personal, professional, in your property
i icel
strata management, advice, and service! ERIC SPURLING

A professional investment

* Knows the strata process FRI, R.1.(B.C.), CRF, CPM
» QOperates from a convenient central business
location in downtown Parksville LES SEEAEVCEE

* Provides comprehensive financial planning
and an electronic banking option

» Delivers timely, accurate minutes and
essential progress reports

o Skilled manager with years of experience

« Competitive rates Tel: 475-6440

Héit go,tw{ - cA& M ’ Fax: 475-6442

Suite 1 - 141 Memorial Avenue,
Box 939, Parksville, B.C. VOP 2G9 Providing Property Management and Consulting
Tel. (250) 248-1140 Fax: (250) 248-1145 Services to Vancouver Island Strata
Email: bayview@midisland.net Corporations since 1985

email: proline@islandnet.com
#200-3477 Saanich Road,
Victoria, BC V8X TW8




The most common practice however is to measure the moisture content ofriteeviewing this person may be the most cost-effective method of obtaining
sheathing on the exterior of the building. The moisture probe procedinfermation on the building’s history, on past maintenance issues and on the
involves drilling two, 1/4 inch (6 mm) diameter holes that penetrate tbeerall performance of the building envelope.

cladding, just into the sheathing behind the building paper. The holes are

drilled approximately 3/4 inch (20 mm) apart, then two 4 inch (100 mm) lofigsident Surveys

prongs are inserted through the holes so that their tips penetrate slightly Thig tool is useful in assessing the performance of the building envelope as
the sheathing. These prongs are insulated with electrical tape, epoxy resipe@eived by the occupants. The resident survey offers the advantage o
‘shrink wrap’ sleeves to insulate the metal prongs from any moisture otlggating building envelope failures that would not be visible from the exterior
than that detected at the sheathing. The electrical conductivity of the webthe building. For example, in a resident survey performed during the course
sheathing is then measured from prong tip to prong tip. Higher conductidfya building envelope investigation, one resident reported that a mushroom
values means higher moisture readings as water increases the condudi@fdygrown on the floor of her bedroom near an exterior wall. In another
through building materials. survey, it came to light that residents never reported leaks into their units in
The results of the moisture content surveys are usually presented e_10 years that they had occupied the building; their section of the building

graphical representation and shown as colored dots placed on plans o ggeto be torn down and rebuilt because the wood components of the structure

building elevations. Different color dots are used to denote the meas severely deteriorated.
moisture content of the sheathing. Typically green dots are used to depgig eq Thermography
moisture content readings below 20%, yellow for readings from 20% to 28!%? : . . .
o . . tared Thermography is a non-destructive test method used to identi
and red for values over 28%. This is consistent with Canada Mortgage el graphy fy

i&/mal anomalies. These anomalies may be indicative of reduced thermal
Housing Corporation's recently released Best Practices Guide, Wood Fr. e } X . S -
- . " . e resulting from moisture entrapment within the building envelope
Envelopes in the Coastal Climate of British Columbia (Sept. 1998). g P 9 P

assembly. This test method may experience limited success depending on sit
The moisture content of wood components is important because wood degryclimatic conditions and qualified interpretation is vital.

fungi require moisture contents near 30% to initiate growth, but once

established, moisture contents above 20% are sufficient for fungal and nf8lMMARY:

perpetuation. Wood is generally considered immune to fungal growth belamultitude of investigative tools and techniques exist to assist the Building
19% moisture content. The British Columbia Building Code states that wdenvelope Specialist in conducting building envelope assessments. As a
must a have moisture content of 19% or lower at the time of installation. general rule, it is advisable that a variety of tools be used to assess the

Moisture content testing results may however be misleading and caution igglition of the building envelope as repairs tend to be extremely costly. The
be used to interpret the results. This can be attributed to the prob&#fférent tests performed will provide what could be referred to asvifag
redistribution of moisture within the wall due to the effect of the sun. Moist#@Ins” of the building. The interpretation of the testing results is where the
content readings performed during the summer may experience of the investigation professional will pay off for the Strata.

produce dfalse negative”effect lulling the building

owners into a false sense of security. Needed repd
T
N HVEN

to a failed building envelope may therefore b
delayed, thus allowing further decay of the woo
components of the wall. It is therefore recommendg
that this type of testing be performed during goo
weather at the tail end of the winter months. Levelton Engineering Ltd. is a future-focused market
leader and innovator with over 30 years of experience
in providing comprehensive, integrated engineering
and scientific solutions for a wide range of industries.
Our commitment to service excellence and practical

Cut Tests
Cut tests can be performed on the exterior or on t

interior of a building with the intention of assessing
the condition of the wood components of the buildin
envelope. Internal cut tests are performed by removi

applications has earned us the trust and loyalty of
public and private sector clients around the world.

Our multidisciplinary team of highly experienced,

a portion of the interior building finish to gain acces]
to the exterior wall sheathing. The advantage of su
a method of conducting a cut test is that the integri
of the exterior cladding is not compromised. Exterion
cut tests are made by removing a portion of th
cladding and sheathing itself.

professional consulting engineers, scientists and
technologists offers specialist services extending over a
diverse range, including:

e building envelope reviews e technical specifications
e project tendering e contract administration
e field review services ® general building science consulting

For more information, please visit our web site. If you're
interested in engaging our dynamic team... or
discussing our services, we invite you to contact us.

INDIRECT METHODS: :
The indirect methods of investigation provide a
indication that a performance failure of the building
envelope has taken place but do not allo
verification that deterioration of the components g
the building envelope has occurred.

Levelton Engineering Ltd.

218 Prideaux Street
Nanaimo, B.C. VIR 2N1
Tel: (250) 753-1077

520 Dupplin Road
Victoria, B.C. V8Z 1C1
Tel: (250) 475-1000

Interviewing Informed Persons
Aperson within the sphere of activity of an organizatio
may exert considerable influence on the decisiol
makers of this organization. He or she is typically tl
person that convinces the Strata that a buildirj
envelope condition assessment is required. This per:
may be the property manager, the strata chairperson,
maintenance manager or simply an owner.

LEVELTON

Engineering Solutions

Richmond e Victoria ¢ Nanaimo ¢ Courtenay
¢ Surrey ¢ Abbotsford e Prince Rupert ¢ Terrace ¢ Calgary

www.levelton.com




BUIIdlng EnVGIOpe SpeCiaIiStS Thomas R. Morstead, is the principal of
MHP  Building Consultants Limited,

What to expect from Vancouver. Mr. Morstead has completed

countless  building envelope failure
investigations and remediation projects. He

your CO"S”’tant? provided technical opinions to the Barrett

Commission. Mr. Morstead is the main
Thomas R. Morstead instructor of a mandatory course provided

INSTRUCTOR FOR BUILDING ENVELOPE by the Architectural Institute of British
PRACTITIONERS. MASTERS IN ARCHITECTURE Columbia for building envelope practitioners.

Since the Barrett commission, it is much easier for building envelopailure investigation of in-service buildings, such as a leaky condominium, is a
consultants to answer the usual cocktail-party questiergnd what do you do service commonly provided by building envelope consultants. Investigation of a
for a living?” In the last year it seems that everybody who is involved with theaky condominium is also an area where the integrity of the consultant’s opinion
leaky condo problem has come from obscurity to a kind of infamous notorieign be substantially compromised by neglecting to rigorously apply the methods
The public is now apparently well aware that there are professional consultahtience. Visual inspection by an informed investigator to develop a complete
that provide services pertaining specifically to the walls, windows and roofspafture of the situation can be a powerful tool. Less than adequate basic
buildings. However, with all the recent publicity about leaky condominiums aimformation gathering can lead to flawed assessments which in turn can result in
the players involved, it is easy to forget that building envelope consultingdeficient recommendations — possibly for the duration of a consulting career.

actually a new field that is only just now emerging within the constructig, example, the frequently sited finding that the stucco wall cladding of old

industry. lath-and-plaster walls tends to be unaffected by moisture has been used to justify
At the present time there can be little consensus about the standards of practiong strapping behind all wall cladding during retro-fit and new construction of
for building envelope consultants because the profession is not yet fully formeuhdominium buildings. In this instance a single observation about the
It may take years just to resolve whether building envelope consulting is wittlifierence between a current stucco application technique and an older one ha
the practice of architecture, a discipline of engineering, or some hybrid of tbsulted in unquestioning reliance on the older technique.

two. However, with the public relying more and more heavily on this néye «good” performance of the lath-and-plaster cladding on an old building
consultancy, some efforts should be made to establish uniformity in the Way, gerive from the protection from weather afforded by tall trees or other
building envelope consulting practitioners approach their work. buildings surrounding the site. The investigator may have failed to note other
One phrase that seems to have recently emerged from techno-obscurityinmportant observations. The walls of an older building are often without
common parlance along wittrain screen” and “face seal” is “building  effective thermal insulation or air and vapour tightness. These enclosures may
science.”It is now possible for architects and engineers to take courses offesetvive through a combination of exorbitant energy bills and very dry interior air
by the Architectural Institute of B C in building science. According to sonwenditions. These characteristics of the lath-and-plaster wall are less apparerg e
business cards, there &hmiilding science specialistsand there are firms that casual observation but may be far more important to a useful explanation of the
provide service$in the building sciences.’But what is“building science?” survival of old stucco wall claddings than simply the presence of an air spagze
And more importantly, can we use its precepts to help shape the way buildielind the stucco.
envelope consulting is practiced?

25 a1

Without carefully and fully observing the factors that obtain, clear and simplg,
In 1983, a text book calletBuilding Science for a Cold Climate'was straight-forward wrong conclusions can follow. Failing to gather sufficient factg
published. The text book describes the concepts and calculations, procedaresake an informed assessment about the functioning of a particular buildiaig
and possibilities that are, at least, the basis of building science. But treseslope is bad science. Assuming that an air space behind a cladding \&ill
principles rely on even more fundamental concepts that are often neglectdthpmove the performance of any wall based on a cursory inspection of the stuggo
building science practice. The underpinnings of building science are indeédn old house is bad building science. B

scientific in nature. To practice good building science you must practice 9Qcsymmary, building envelope consulting practice, like any other scientifi@

science. A well known building scientist once sdiature, to be commanded, yiscipline, requires competent observation and assessment skills. Let us &oi
must be obeyed.To obey nature we must understand it and science is the a¥et that science really is part of building science. “

eJpe

to understand nature. &
COMPLIMENTS OF BANK OF MONTREAL This Newsletter will be published on our Web Site:
& FRIENDS OF THE STRATA-SPHERE http://nanaimo.ark.com/~strata.
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