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.1 Significant condensation is forming on the 

interior face of the glass units of the windows 

and swing-door in the bedroom, and pooling 

on the sills of the wood-frames (Photo 1).  

Failed weatherstripping was also observed at 

the bay window. 

 

The wood frames of the windows are swollen 

and/or stained from condensation related 

moisture (Photo 1). 

 

Photo 1 

.2 Bubbled and peeled/cracked paint and drywall 

were observed below the corners of windows 

in the bedroom (Photo 2).  This is an indication 

of water leaking into the wall through the 

corner joints of the window frame at these 

locations. 

Photo 2 

.3 Cracked drywall and organic growth was 

observed below the corners of the exterior 

swing door in the bedroom (Photo 3).  This is 

an indication of water leaking into the wall at 

the door sill and balcony interface details.  The 

door leaf and frame are also swollen from 

moisture, making it difficult to operate.  This 

balcony has already been identified as one 

requiring remediation (see RJC Report dated 

November 10, 2008).  We recommend that the 

door be replaced at the same time. 

 

Photo 3 

.4 The wall cavity below the bay window in the bedroom was examined for moisture ingress 

through a 12”x12” cut made in the drywall finish.   

 

Moisture damage of the wood components was observed as seen in Photo 4.  This confirms 

that moisture ingress is occurring at the bay windows, most likely through the window itself 

as well as between the window and rough opening. 
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Moisture content readings of the exterior 

sheathing and wood-framed stud wall below the 

bay windows were taken.  Readings over 28% 

moisture content were recorded at areas directly 

below the windows. 

 

For the purpose of this report, we have classified 

moisture content readings into 3 categories: 

 

1. Less than 19% 

2. Between 19% and 28% 

3. Greater than 28% 

 

Wood elements with a moisture content of less than 19% may be considered immune to 

fungal growth. Between 19% and 28%, fungal growth may be sustained.  At approximately 

28%, germination and growth of fungal spores can be expected.  Above 28%, a substantial 

increase in fungal growth and associated wood rot can be expected.   

 

Review of the existing polyethylene air/vapour barrier revealed inconsistencies in its 

application.  The polyethylene has not been sealed to the concrete floor slab, allowing for a 

direct path for air transfer into the interior environment.  Cold, moist air could be felt 

penetrating into the cavity below the bay window as well as at the bottom of the interior walls.   

 

2.2 Exterior 

 

In August 2000, RJC conducted a Building Envelope Evaluation at 

Cypress Point.  At that time, the Owners were made aware that 

the potential for water penetration and wood deterioration 

existed with the exterior building envelope assemblies.  Areas of 

severe staining or deterioration were identified at the following 

locations: 1) underside of mansard roof terminations, 2) along the 

unprotected vertical edges of the bay window units, 3) below 

steps in the roof or deck parapet cap flashing, and 4) balcony 

details.  These issues continue to be a concern on the 

unremediated portion of Building A on the north elevation. 

 

In the 2000 report, RJC also recommended that consideration be 

given to rebuilding the bay window units, providing proper 

drainage and venting mechanisms at each window and floor level.  Based on the water damage 

observed in Suite 307A, the recommendation for rebuilding the bay window units on this 

elevation is still warranted.   

 

Photo 4 

Photo 5 
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3.0 CONCEPTUAL REPAIR OPTIONS  

 

We understand that the Owner has expressed interest in replacing the bay windows at their own expense 

in order to improve the level of comfort in the bedroom.  As an interim option, the windows could be 

replaced with new vinyl-framed units with sealed insulated glass.  However, these windows will not match 

the windows installed during the 2001/2002 Restoration Program as this would require removal of the 

vertical corner posts and structural upgrade of the wood-framed structure.   

 

RJC cautions that care must to taken when installing the new windows and a professional contractor 

should be engaged to complete this work.  Installation of a membrane flashing under and behind the 

bottom of the window should be incorporated to drain potential water ingress between the window frame 

and wood-framed rough opening.  

 

As a long-term plan for the north elevation of Building A, RJC recommends that the exterior stucco clad 

walls and bay window units be restored using current standards of practice and rainscreen technology.  

Reconstruction of the balcony stack of Units 110/210/307 has been recommended in RJC’s Report dated 

November 10, 2008.  It is further recommended that the swing-door located at the bedroom of Unit 307 

be replaced during this program. 

 

Restoration would include, but not be limited to: 

 

� Removal of all existing wall finishes with the exception of the brick clad walls and installation 

of a new rainscreen wall system. 

� Repair of all deteriorated elements. 

� Detailing all bay windows using current standards of practice and installation of new unitized 

vinyl-framed units (as per the 2001/2002 Restoration Program).  If the windows in Suite 307A 

are replaced as an interim measure, they may not be able to be reused as they would not 

match the new unitized bay window system at Units 110 and 210 below. 

� Detailing all mansard roof and brick clad wall tie-ins using current standards of practice. 

 

RJC has already presented an estimated opinion of probable cost to the Strata Council for this 

remediation.  Refer to email correspondence sent to Strata Plan NW2050 on July 21, 2009 (included for 

your convenience in Attachment A below). 

 

4.0 CLOSING COMMENTS 

 

This report was prepared for Strata Plan NW2050.  It is not for the use of benefit of, nor may it be relied 

upon, by any other person or entity, without written permission of RJC. 

 

We trust the information contained within this report satisfies your current requirements.  Should you 

have any comments, questions or concerns, please contact the undersigned. 
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ATTACHMENT A 

 

 




