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November 26, 2016 Ref: AshbridgesBay20.bca/r 
 
Toronto Hydroplane & Sailing Club 
20 Ashbridges Bay Park Rd. 
Toronto, ON 
 
Attention: Mr. Phil Delahaye canadaphil@hotmail.com 
 
Re: Toronto Hydroplane & Sailing Club 
 20 Ashbridges Bay Park Rd., Toronto 
 Building Condition Assessment (Club House Only) 
 
As requested we have carried out an assessment of the building elements discussed 
herein at this address and have summarized our findings below. We understand an 
estimated cost of future capital projects related to maintaining specific building 
components in a sound and serviceable condition over a 10-year time frame is required. 
Items with an estimated cost of less than $5,000 are below the threshold of this report and 
are not addressed. Our timings for recommended expenditures include specific years, as 
requested, however it should be appreciated the timing for the majority of projects is 
somewhat discretionary over a period of several years.  We understand that this is a 
“working club” with membership often providing labour for projects on an as needed basis. 
Budgets included within this report include for related work to be completed by a suitably 
qualified/professional Contractor. As such, some potentially significant labour related 
savings may be able to be realized. 
 
For the purpose of this report, it is assumed that Ashbridges Bay Park Rd., runs north-
south, with the club house on the west side of the road, with the docks on the west side of 
the club house. 
 
We report on the structure and building envelope as follows. Cursory comments have 
been provided on relevant mechanical and electrical systems understanding that 
confirmation by suitably qualified professionals may be required. 
 
1.0  INTRODUCTION & BUILDING DESCRIPTION 
 

The subject building is located at 20 Ashbridges Bay Park Road in Toronto and 
includes a three-storey building. We have not included for review/budgets related to 
the site services (parking, docks, etc.). We understand the south east portion of the 
building was a pre-constructed building brought to the site in the early 1950s. We 
understand that the north west portion of the structure (including the rear 
bathrooms on the south end, the kitchen in the northwest corner, and the 2nd and 
3rd storey) were constructed as an addition to the original single storey structure in 
1983. 
The building is primarily clad in a wood board siding (in batten board style). The 
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fenestration includes a mixture of wood and vinyl framed windows from varying 
timeframes. The building includes a baseboard heating system. 
 
Our site investigation was carried out on November 8, 2019 and included a visual 
inspection of the interior elements (where available). 
 
We have cursorily reviewed some building drawings related to the addition 
completed in 1983. We have not completed review or calculations of environmental 
or concealed conditions.  This is not a full Code Compliance or Structural 
Assessment of the building, though we have provided comment on applicable 
codes where appropriate.  Photographs included with this report were taken during 
our inspections. 

 
Specifications should be prepared as part of any work detailed herein, including 
further destructive testing as considered necessary.  Estimated costs contained 
within this report should be confirmed through competitive tendering.  
 
We understand that this is a “working club” with membership often providing labour 
for projects on an as needed basis. Budgets included within this report include for 
related work to be completed by a suitably qualified/professional Contractor. Some 
projects discuss herein, such as the siding replacements inherently involve work to 
be completed at heights, which requires specific Working from Heights training and 
related safety equipment as per Ministry of Labour. We recommend the Club’s 
Board review current safety requirements (and potential liabilities) before engaging 
in significant work projects through membership forces. We strongly recommend 
that work, particularly at “heights” be performed by a suitably qualified Contractor. 
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2.0 LIMITATIONS 
 

This investigation is designed to provide sufficient information for its purpose, 
while trying to balance the cost of obtaining this information.  It is likely that 
conditions not uncovered by this investigation exist, which may affect the costs or 
effectiveness of the recommended repairs.  Destructive investigation or materials 
testing was not carried out as part of this assignment. 

 
Our recommendations are based primarily on technical considerations.  We 
would be pleased to review with you how the final course of action can also take 
into account your financial and operational requirements. 
 
Cost estimates are presented in present value dollars, and are not shown inflated 
for future expenditures unless otherwise indicated. Cost estimates presented in 
this report are based on estimated quantities and our experience with similar 
projects.  They are meant as order of magnitude budget estimates only and are 
subject to confirmation by competitive tendering and when the repairs are 
actually carried out. We have included contingencies for engineering / project 
management within the budgets shown, where relevant.  
 
We have not included costs associated with building modifications beyond those 
discussed herein. 
 
The recommendations made in this report are based on the information available 
at this time as a result of a rather cursory inspection.  Should further investigation 
or future associated restoration work reveal additional information, the 
recommendations may have to be revisited. 
 
Environmental factors, building signage, etc., were not reviewed as part of this 
study.  A structural analysis was not carried out. 
 
This report should be read in its entirety. 
 
A specification should be prepared for any of the work recommended herein to 
facilitate proper workmanship and material use and to obtain competitive bids 
from suitably qualified contractors. Competent site review should be carried out 
during the course of the remedial work to facilitate compliance with the specified 
requirements and as required to review previously unidentified conditions. 
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3.0 OBSERVATIONS, ASSESSMENTS AND CONCLUSIONS 
 
3.1 - Building Structure      

   
The main building structure appears to consist of wood frame construction with 
2x6 stud walls and asphalt impregnated fiberboard sheathing (though the 
structure was largely concealed). Based on drawings provided to us, the 
structure includes cast in place concrete raft slab. The foundation of the raft slab 
appears to consists of footings that are about 2.5’ deep based on the drawings 
provided to us.  
 
This building generally includes vaulted roofs. As such there is not a significant 
attic space to be directly reviewed. Based upon drawings provided to us, the roof 
framing includes 2x8 ceiling joists (16” o/c) with 3/8” plywood sheathing. There 
was a small storage room on the second floor in the north east corner of the 
building, which had XPS insulation installed along the underside of the roof deck. 
We noted a few locations where the XPS insulation appeared to be melted, 
although this may have been from previous equipment/lighting in this room. We 
recommend this be further reviewed to ensure there is not a potential fire hazard 
associated with equipment or lighting in this room. 
 
Two test cuts were completed to the exterior cladding as part of this review (by 
Building staff), one of which locally exposed the underlying wall structure. We 
have provided further detailed comments regarding these test cuts (and related 
anticipated costs) below in section 3.3.1 of this report. We anticipate significant 
expenditures related to the exterior wall structure will be required in conjunction 
with the cladding replacement, discussed in further detail below. 
 
We have not included for budgets or comments in the capacity of an ‘upgrade’ or 
building reconfiguration as it pertains to moving walls or widening doorways 
within the building which may be required to conform to current Accessibility for 
Ontarians With Disabilities Act (AODA). It is our understanding that conformance 
with current AODA requirements is only required when “significant renovations” 
are completed, which may be subject to the interpretation of the related Building 
Authority. The scope and nature of such unknown theoretical improvements are 
outside the scope of this study. 
 

3.1.1 – Concrete Raft Slab Foundation  
 

The concrete raft slab foundation is generally concealed below grade as such its 
condition is not known at this time. Significant repairs to the foundation slab are not 
anticipated within the timeframe of this report, however is subject to further review 
as conditions are exposed (potentially in conjunction with the cladding replacement 
project. 
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3.1.2 – Wood Deck 
 

There is a 2nd storey wood deck located along the south/west elevations of the 
building. The deck is generally supported by steel and wood columns and wood 
beams/joists. The deck lumber (beams/joist, decking and railings elements) appear 
to be pressure treated members. The majority of the deck is supported 
independently from the club house structure, however a small landing near the 
steps has a ledger board connected to the club house. There is an exterior set of 
wooden steps (providing access to the ground level) on the north side of the deck. 
We would advise that the current handrail for the exterior steps does not meet 
current AODA requirements in terms of heights and dimensions. Consideration 
should be given to replace this handrail with one that is AODA/OBC compliant. 
 
The deck structure and related hardware generally appears to be in fair condition at 
this time. Significant repairs to the structure within the timeframe of this report are 
not anticipated. However, we do anticipate some of the deck will require 
partial/temporary removal in order to facilitate the replacement of the underlying 
cladding. The extent of the temporary removal required could be reduced by 
detailing the cladding in a manner to “separate” or isolate sections of the cladding 
assembly at areas which are concealed behind the deck elements from the general 
field of the cladding, but regardless some disassembly of the decking and railings 
should likely still be anticipated. We have included some budgets for temporary 
removal of decking elements in conjunction with the cladding replacement budgets 
below, understanding the extent of partial removal required is subject to further 
review. 
 
Regular maintenance, such as localized replacement of deck boards or railing 
elements (below the budget threshold of this report) should be anticipated within 
the timeframe of this report.  
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Ledger Board connected to club house 

  
 

3.2 - Building Roof:  
 
3.2.1 - Sloped Roof: 
 

The majority of roof is sloped in a configuration with a few pitches and is clad in 
architectural style asphalt shingles. We understand the shingles are 
approximately 6-7 years old and they generally appear to be in fair to satisfactory 
condition at this time.  
 



20 Ashbridges Bay Park Rd., Toronto          Page 7 
  
 

 

 

 

 

   
 

    
 
Based on drawings provided to us, it appears the roof assembly includes the 
following layers (from exterior to interior): 
 

• Asphalt shingles 

• Shingle underlayment (assumed) 

• 3/8” plywood sheathing. 

• 2”x2” wood furring 

• 1-1/2” Rigid insulation 

• Vapour Barrier 

• 2x8 ceiling joists 

• Interior drywall 
 

Based on this understood assembly, the roof does not appear to include a vented 
air space in its assembly. We would comment that this assembly includes well 
below the current Code insulation requirement for roofs of this nature. We are not 
aware of instances where meeting current code requirements for roof insulation 
is retroactive however. 
 
We noted that the roofing along the rakes did not include a drip edge and that the 
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edge of the roof sheathing was exposed. This can leave the roof susceptible to 
water ingress from wind driven rain. Lack of a drip edge (and prominent 
overhang) along the edge of the roof, can also exacerbate deterioration of the 
cladding below which we discuss further in our report below. 
 

 
 
Along the northeast corner of the roof, we noted 2 exhaust vents appear to have 
condensation dripping on to the shingles directly below, as well as a section of 
eaves in this corner without a trough (again resulting on water dripping on to the 
shingles directly below. These conditions will accelerate the deterioration of the 
shingles in this corner of the roof. We anticipate the shingles in these areas will 
wear pre-maturely and likely require replacement in advance of the rest of the 
shingles unless these matters are addressed in the interim. Addressing these 
deficiencies would involve installing new eavestrough and downspout as well as 
some sort of alternative venting/deflector detail to mitigate condensation dripping 
directly on to the shingles below. This excess water exposure appears to be 
causing algae growth on the adjacent wood cladding. 
 

    
 
We also noted one location with a “low” roofing nail installed. Shingles with low 
roofing nails can be susceptible to wind blow-offs, particularly if multiple nails on 
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the same shingle are installed incorrectly. We recommend that caulking be 
installed over the exposed nail head and the number/location of nails at this 
shingle be checked. 
 

 
 
The lower 1st floor roof includes vinyl eavestroughs which appears to be in poor 
condition. Some sections of eavestrough have leaf guards while other locations 
do not. We recommend the exposed wood fascia be clad with prefinished 
aluminum in conjunction with this work. Timing for replacement of the 
eavestroughs and fascias may be somewhat subjective depending on 
Membership expectations, however from an economy of scale perspective it may 
be beneficial to complete this work in conjunction with siding replacements given 
similar access requirements. We recommend budgeting approximately $5,000 for 
eventual replacement of this eavestrough with a new-prefinished aluminum 
troughing (including at eave locations where there is not a pre-existing trough, 
discussed above and to clad the wood fascia with aluminum). Where present, the 
soffits appear to be painted plywood. As there is not vented attic space, there is 
no significant technical benefit to replacing the soffits with a perforated aluminum, 
however they would require less periodic maintenance (such as painting). We 
have not budgeted for replacement of the soffits accordingly as this is somewhat 
discretionary work, although cladding the soffits could be considered for the 
same time as the siding work. These items could be included a tender package 
as an optional item, which the Owners could decide upon after pricing has been 
received.  
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3.2.2 – Flat Roof: 
 

There is small flat roof located above the south ‘rear’ bathrooms. The flat roofing  
consists of a modified bitumen membrane which generally appears to be in fair 
condition. We estimate it is likely similar vintage to the shingle roofing. We 
understand that there is a leak that occurs in the woman’s bathroom underneath 
this roof. The origin of the leak is not currently known, but we understand it is 
suspected to be related to the detailing along the perimeter between the flat and 
the sloped roof. We recommend budgeting $5,000 for investigation and 
replacement/repairs to this roofing membrane to address this leak. 
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Recommended Budgets / Timings: 
 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Replace Eavestroughs, 
Fascia, (and optionally 
soffits) 

$5,000 2020 Somewhat 
discretionary; ideally 
completed with 
cladding work 

Regular Roof Maintenance N/A N/A Below Study 
Threshold 

Flat Roof leak investigation 
and repair 

$5,000 2019/2020  

 
3.3 - Exterior Walls:  

 
3.3.1 – Wood Batten Board Siding:  

 
The exterior walls are generally clad in a painted wood board siding installed in a 
batten board style. The painted wood board siding is generally in poor condition, 
with many of the wood boards splitting or warping and paint finishes peeling. The 
siding along the south and west elevations appear to be in somewhat worse 
condition and should be prioritized if replacement of the siding is phased, however 
the siding in general appears to have reached the end of its serviceable life. We 
noted many locations where the vertical battens were pulling away from the wall. As 
discussed below, the wall assembly does not include horizontal furring strips which 
are generally required for installation of vertical batten board style siding. As a 
result, many of the siding boards and battens are likely not directly secured to the 
wall framing (resulting in several of the boards and battens “pulling” away from the 
wall substrate).  
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Two test cuts along the exterior wall were conducted to review the existing wall 
assemblies. The first test cut was completed along a portion of the 1983 addition, 
while a second test cut was completed along the understood to be original structure 
(from early 1950s). At the first test cut the wall assembly was noted to include the 
following: 
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• Exterior painted board siding (batten board style) 

• Asphalt impregnated fiberboard sheathing  

• 2x6 stud wall framing with batt insulation between stud cavities 

• Polyethylene Sheeting (vapour barrier) 

• Interior drywall 
 
This assembly does not match the wall assembly as shown on the drawings 
provided. 
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At the second test cut, the following was observed: 
 

• Exterior painted board siding (batten Board style) 

• 1” XPS insulation between furring strips 2”x2” furring strips 

• Horizontal wood lap siding (understood to originate from the original 1950s 
structure). Further cuts beyond the original siding were not completed. 

 

 
 
At this first test cut (photos above), the asphalt impregnated fiberboard sheathing 
was noted to be significantly deteriorated. We also noted that the base plate and 
bottom portion of the studs of the wall framing at this location were somewhat 
deteriorated. We would comment that the siding assembly did not include a 
weather resistive barrier or sheathing membrane (like a housewrap type material), 
which are now required by Code. We anticipate that all the asphalt impregnated 
fiberboard sheathing is likely deteriorated and requires full replacement due to a 
lack of this barrier. We recommend the asphalt impregnated fiberboard sheathing 
be generally replaced with plywood or OSB sheathing to create a sound substrate 
for new sheathing membrane/barrier. Alternatively to help improve the thermal 
properties of the wall, an insulated sheathing could be installed in lieu of plywood or 
OSB which would help increase related insulation value of the wall, although would 
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result in the wall being “built-out” further. Such a build out may have implications to 
wall mounted fixtures or other elements adjacent to the walls (such as conduits, 
lights, hand rails, deck boards), which should be reviewed further accordingly.  
 
It should  be appreciated that there are many wall mounted fixtures on this building, 
which will somewhat complicate and likely increase related costs to complete 
replacement of the sheathing as some of these fixtures may require temporary 
removal and reinstatement to facilitate the work. Similarly, some of the exterior deck 
may require temporary removal in order to facilitate the work. It should also be 
appreciated that current OBC requires cladding to include an air space/drainage 
cavity, which will further “build-out” the cladding assembly accordingly. 
 
Some localized replacement/repairs of the stud wall framing should be anticipated, 
the extent of which is subject to further review as conditions are exposed. We 
anticipate deterioration of the stud wall to generally be worse along the base of the 
wall compared to other locations. Replacement of the wall framing can be costly 
and time consuming as it generally requires shoring to be installed and/or for the 
work to be completed in small sections to ensure the structure remains supported in 
conjunction with these repairs. 

 
We would advise that the existing raft slab does not have a significant curb to raise 
the height of the wall framing/siding above the height of the grade, leaving the 
siding and framing susceptible to moisture and water ingress from snow and 
ponding water. We would recommend that a waterproofing membrane be installed 
along the say bottom foot of the wall sheathing (tied-in to the foundation slab) to 
protect the base of the wall structure and the construction joint between the slab 
and the wall framing from moisture ingress. If the siding material selected is 
moisture susceptible, then its installation should start at a height above grade as 
recommended by the related Manufacturer. This work would require the perimeter 
of the foundation to be partially excavated in order provide a waterproofing tie-in 
between the wall and the foundation.  
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Most of the roof lines of the 1983 addition, do not have a significant overhang or 
projection, which likely results in the cladding below to be exposed to more weather 
(wind and water), exacerbating related wear. In conjunction with the siding 
replacements, we recommend a soffit/fascia be installed underneath the roof lines 
in order to provide some additional protection to the cladding below. Installation of a 
soffit/fascia of other type of projection will require the roofing to extended 
accordingly. 

 

 
 

As discussed above, the cladding is generally beyond its serviceable life and 
should be generally replaced as soon as possible. Delay in effecting repairs will 
result in further deterioration (and increased cost) of concealed building elements. 
We would advise that there are several cladding options that could be considered 
each with their own sets of “pros and cons” some of which are subjective 
considerations such as aesthetics. Some cladding replacement options which may 
be considered include vinyl siding, cement board siding, wood siding, aluminum 
siding, etc. Each of these siding materials comes in a variety of styles which also 
have additional aesthetic and cost implications (such a vertical and horizontal lap, 
batten board, tudor board, corrugated metal, etc.). In general broad terms, vinyl and 
aluminum siding are usually considered as lower cost, lower maintenance options 
compared to cement board or natural wood. Natural wood particularly requires 
significant regular maintenance (such as painting) that is generally required at 
intervals no longer than 5 years. We can review potential siding options (and 
related “pros and cons”) with you further as desired.  
 
We recommend a detailed specification should be prepared for any of the work 
recommended herein to facilitate proper workmanship and material use and to 
obtain competitive bids from suitably qualified contractors. Competent site review 
should be carried out during the course of the remedial work to facilitate 
compliance with the specified requirements and as required to review previously 
unidentified conditions. 
 
We recommend budgeting in the order of $250,000 for a vinyl or aluminum type 
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siding, or $300,000 for a cement board/wood type of siding. Again, these budgets 
are subject to exact type of material and style of installation selected. These 
budgets include for general replacement of the sheathing, new sheathing barrier, 
strapping, foundation-wall waterproofing detail, allowance for stud wall repairs, 
allowance to build-out the fascia (and extend related roofing) and new cladding 
system. Again the extent of framing repairs required is not fully known which will 
have an impact on related budgeting numbers. 
 
Recommended Budgets / Timings: 

 

 
3.3.2 – Exterior Caulking                          

 
Caulking is currently located around exterior window and door frames, and other 
building joints. The caulking is generally in poor condition and we have budgeted 
for its replacement in conjunction with the siding replacement above.  
 

 
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Sealant Replacement N/A 2020 Budgeted in 
conjunction with 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

General siding replacement $250,000-
$300,000 

2020 Lower end of budget 
for vinyl/aluminum 
siding, while higher 
end of budget for 
cement board or wood 
siding 
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siding replacement 

 
 
3.4 – Windows & Doors: 

 
The windows consist of a mixture of double-glazed fixed, casement, awning, and 
paired single glazed sliders type windows with wood, aluminum, or vinyl frames. 
Notably there are 2 fixed wood windows on the west elevation of the original 
building, and 5 aluminum framed single paired slider windows in the storage 
room on the north elevation of the addition. The remainder of windows are vinyl 
framed with fixed insulated glazing units (IGUs) with casement or awning 
operable. There appears to be varying vintages of vinyl windows, suggesting 
some replacements have been completed on a localized basis.  

 
3.4.1 – Wood Windows: 

 
The wood framed windows appear to remain in generally fair condition at this 
time, although the exterior paint on the frames is in poor condition. We did not 
identify significant evidence of rot or wood decay in the wooden frames or sills, 
where checked. The exterior frame of these windows should be capped in 
conjunction with the siding replacement. 
 
We do not anticipate significant expenditure related to these windows within the 
timeframe of this report if the exterior portions of the frames are capped in 
conjunction with the siding replacement.  
 

 
 
We understand that replacement of the sealed glazing units is handled on an as-
needed basis from maintenance budgets.  
 

3.4.2 – Aluminium Framed Windows: 
 
The storage room along the north elevation of the building has 5 relatively small, 
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paired single glazed slider windows with aluminum frames. While the thermal 
performance of these windows is well below current modern style windows 
(which include IGUs). Expected performance for windows is often a subjective 
measure. Given the size and location of these windows, we do not anticipate 
there is a high expectation regarding the performance or aesthetic of these 
windows from the Membership. We do not anticipate significant expenditure 
related to these windows within the time frame of this report, although some 
maintenance such as replacing the weather stripping, and caulking periodically 
should be expected. 
 

    
 
3.4.3 – Vinyl Windows: 

 
The majority of the windows are double glazed windows with vinyl frames, in a 
combination of fixed-awning or fixed-casement assemblies. We noted a variety of 
frame styles and IGUs indicative that there are a few vintages of vinyl windows. 
Where present we noted some of the IGUs were dated 2003. Other IGUs do not 
have dates, but appear to be of similar age.  
 

    
 
We noted evidence of leakage (including staining) along the casings/jamb returns 
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of several of the windows of the 1983 addition (particularly at the ground floor 
trophy room and the 3rd floor loft. Based on the pattern of staining, we suspect 
the leakage is more likely related to the caulking or wall siding (which are in poor 
condition as discussed above) surrounding the windows, rather than with the 
window assemblies themselves (although would be subject to further testing). 
 

    
 
We noted moisture trapped inside a few of the IGUs, particularly in the 3rd floor 
loft area, indicative that the seal of the IGU thermal panes has failed. As a result, 
the IGUs likely have reduced thermal performance, however are likely still in 
serviceable condition. We recommend that the failed IGUs be replaced from a 
technical perspective, however this is not likely considered an item that needs 
immediate attention. We recommend that these IGUs be replaced as part of 
regular site maintenance. It should also be appreciated that crank mechanisms 
will begin to wear and fail with age. Crank mechanisms should be replaced on an 
as needed basis as part of regular maintenance. 
 

 
 
We recommend budgeting for general replacement of the windows, in a 
timeframe beyond the mandate of this report (likely 15-20 years). We otherwise 
do not anticipate significant expenditures related to the vinyl windows within the 
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timeframe of this report. 
 
3.4.4 –Swing Entry Doors: 
 

The building has 6 swing entry doors in use with one more which is not in use as 
it is obstructed from the inside of the storage room in the south end of the original 
building. 
 
We understand there is consideration to remove the one swing door which is not 
in use and to turn it into a wall. We recommend this work be conjunction with the 
siding replacement as wall framing and cladding work will already be required.  
 

 
 
Of the other swing entry doors, 5 include wooden door panels and one includes 
an (insulated) metal door panel (located on the west elevation). The main entry 
door includes a full height glass insert. We would advise that this entrance does 
not meet current AODA requirements in terms of automatic/powered door opener 
and threshold height. As discussed above, conforming to AODA requirements 
may be necessary in the event significant renovations are completed along the 
interior of the building, which may be mandated by related Building Authority.  
 
The wooden doors will need to be re-stained or painted and weather stripping 
replaced as part of regular maintenance, however we do not anticipate significant 
expenditure related to these doors within the timeframe of this report. 
Replacement of the doors should likely be budgeted for in a similar timeframe as 
the windows. 
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3.4.5 – Sliding Patio Doors Door:  

 
The building includes 3 sliding patio doors. Similar to the windows, these doors 
generally appear to be in serviceable condition and we do not anticipate 
significant expense within the time frame of this study. Some maintenance, such 
as replacement of the weather striping should be anticipated on an as needed 
basis (likely within the next 5 years). We recommend their eventual replacement 
be scheduled in the same timeframe as the vinyl windows (likely 15-20 years). 
 

3.5 - Site Finishes: 
 
Site finishes have not been reviewed as part of this report as the understood focus 
of the report was the Club House only. We would however advise that there are 
number of AODA issues, which could become relevant again in the instance a 
significant restoration or alteration is considered for the exterior finishes. 
 

3.6 - Interior Finishes:      
 

The interior finishes appear to be in fair but somewhat dated condition. 
Replacement of the interior finishes can be considered largely discretionary, 
provided the facility remains adequate for the purposes and limited use in which it 
utilized. We have provided some preliminary budgets where we believe 
appropriate. 
 
The interior finishes generally include:  

• Walls: Painted drywall, tile (bathrooms only) 

• Flooring: Vinyl (roll and tiles), ceramic tiles, laminate, carpeting, parquet   

• Ceiling: Drywall, exposed wood 

• Painted wood mouldings/casings 
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Determining the appropriateness of the layout of rooms / quality of finishes / or 
other potentially subjective qualities are outside of the scope of this report, 
notwithstanding we have provided some preliminary budgets to some specific 
rooms as we believe may be appropriate. 
 
We understand the 2nd floor apartment is in progress of being 
renovated/repurposed. The extent of costs related to the renovation, highly depend 
on the new purpose and related finishes installed in this space. We have included 
some preliminary discretionary budgets below with respect to this space, 
understanding we are not fully aware of the new intended purpose. 
 
The kitchen and kitchenette appear to have been somewhat recently renovated and 
we do not anticipate significant related expenses within the timeframe of this report. 
 
The south washrooms, specifically are in somewhat worn condition have we have 
included a specific allowance accordingly below. We would comment that none of 
the current bathrooms are fully AODA compliant, discussed further below. 
 
We would also mention that depending on the era of some of the finishes, some 
awareness of asbestos in building materials should be considered. Prior to the early 
1980s it would not have been unusual that some building materials such as tile, 
paint, plasters, and otherwise contained asbestos. Generally asbestos is not 
considered harmful to health when left undisturbed. Should significant renovations 
be planned at some time it may be worth having duly qualified professional 
complete a related Designated Substance Survey (DSS) before hand. 
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Refurbishment of 2nd floor 
Apartment 

$25,000 2020 Extent of budget 
significantly 
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discretionary based 
on finishes and use. 

Repaint walls and ceiling $10,000 2024 Discretionary 

Allowance - Replace 
Flooring 

$15,000 2024 (every 10 
years, 
thereafter) 

Discretionary budget 
to replace 
approximate a quarter 
of the flooring, every 
10 years. 

Appliances, Furniture, Etc.  $10,000 2024 Allowance, as-needed 

South Restrooms $20,000 2022 Timing and budget 
somewhat 
discretionary 

 
3.7 – AODA Requirements:  

 
  Below are some of the noted violations of current AODA requirements. It should be 

appreciated that this report is not intended to be full AODA compliance review, and 
further review should be completed on an as needed basis as renovations are 
planned. At this time AODA compliance is not retroactive and is only generally 
required when significant renovations are completed. 

   
Exterior Components: 
 
Deck/Exterior Steps 
 
The following work may be required in order to fulfil AODA requirements: 
 

• Exterior step handrail not compliant in terms of layout/height and 
dimensions. 

• Top of rail not continuous. 

• Treads not sufficient depth. 

• Treads do not have contrasting nosing strip 

• Tactile indicator strip not included at top of steps 
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Interior Components: 
 
Washroom Facilities: 
 
The following work may be required in order to fulfil AODA requirements: 
 

• The ‘clear’ floor area is insufficient at the bathrooms.  

• Grab bars do not feature the proper design, layout, location. 

• Showers are not barrier free accessible (curb). 
 

 
 
Doors and Doorways: 
 
The following were noted to be issues of non-compliance pertaining to the Doors 
and Doorways: 
 

• Front door has threshold greater than 13mm. 

• No automated door opening devices.  

• Egress/fire exit signs do not meet current requirements (‘red’ exit signs are 
not current code). 
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Interior Stairs: 
 
The following were noted to be issues of non-compliance pertaining to the interior 
stairs: 
 

• The diameter of the handrail is too large. 

• Risers exceed the maximum riser height. 

• Treads not sufficient depth. 
 

  
 
3.8 – Mechanical Systems:  

 
3.8.1 – Heating Systems:  
 

The building includes a natural gas boiler for the baseboard heating system. We 
understand that this system dates back to the late 1980s or early 1990s. We have 
budgeted for eventual replacement of boiler and baseboard heaters. Where 
exposed the heating distribution piping consists of copper piping. The related 
distribution system is expected to be repaired on an as needed basis within the 
timeframe of this report. 
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3.8.2 – Ventilation:  
 

There are no dedicated mechanical ventilation systems other than bathroom 
exhaust fans, replacement of which is below the threshold of this report.  
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Replace Heat System 
Boiler and baseboards 

$15,000 2025  

 
3.8.3 – Plumbing:  
 

The domestic water distribution system appears to consists of a combination of pex 
and copper piping where exposed. The piping is expected to be repaired on an as 
needed basis within the timeframe of this report.  
 

 
 
Domestic hot water is provided by a tankless gas water heater (RCU98) 
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manufacturer by Rinnai which has a capacity of 9.8 GPM, up to 199,000 BTUs.  We 
understand that the tankless unit was installed approximately 5 years about. We do 
not anticipate its replacement being required within the timeframe of this report. 
 

 
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Replace of Hot Water 
Heater 

N/A N/A Not anticipated within 
the time of this report. 

Domestic Water 
Distribution 

N/A N/A Repair as-needed as 
part of maintenance 

 
3.8.4. – Storm & Sanitary Systems 
 

The sanitary drainage piping, excluding the sink drains were concealed by the 
various finishes. Sink drain pipes were noted to be ABS plastic where checked and 
the other sanitary drains are likely similar material. Related components should last 
the life of the complex with related emergency repair or maintenance as-needed 
from maintenance budgets.  We recommend regular flushing of sanitary lines every 
few years. 
 
Roof drainage is from downpipes that spill to grade.  We understand there is 
weeping tile located on the east side of the building which drains out at the seawall. 
Replacement of the downspouts budgeted for in conjunction with the eaves 
troughs. There are no significant storm drainage systems otherwise. 
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Recommended Budgets / Timings: 
 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Sanitary Systems N/A N/A Repair as-needed 
from maintenance 

 
3.9 – Electrical Systems:  

 
3.9.1 – Electrical Power:  
 

Power is supplied from a 240V, 400 Amp switch (manufactured by Amalgamated 
Electric). This switch powers two breaker panels (one Max. 255 Amp and, one Max. 
200 Amp). The latter panel mentioned above powers the exterior fixtures, 2nd floor 
apartment, and the electrical panel for the bar, while the first panel powers the 
remainder of the main building. It should be noted that the switch is not sufficiently 
powered if both panels were simultaneously maxed out. Related components 
should last the life of the complex with related emergency repair or maintenance 
as-needed. 
 
 

 
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Electrical Power Systems N/A N/A Below report 
threshold 
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3.9.2 – Lighting:  
 

There are various fixtures throughout the building which can be replaced as needed 
as part of maintenance.   
 
Recommended Budgets / Timings: 

 

Project Description: Recommended 
Budget: 

Recommended 
Timing: 

Comments: 

Electrical Fixtures N/A N/A Below report 
threshold 

 
4.0 – Discussion & Cost Summary: 

 
The table below is a summary of the costs presented in this report that were 
recommended for the near term.  These costs are based on estimated quantities 
and/or our experience with similar projects.  They are meant as an order of 
magnitude budget estimates only and are subject to confirmation by competitive 
tendering and when the repairs are actually carried out. All numbers are shown in 
2019 dollars. 
  

Project Description: RFS 
Ref.# 

Recommended 
Budget: 

Timing: Comments: 

Replace 
Eavestroughs, Fascia 
(and optionally soffits) 

3.2 $5,000 2020 Somewhat 
discretionary; 
ideally completed 
with cladding 
work. 

Regular Roof 
Maintenance 

3.2 N/A N/A Below Threshold 
of this report 

Flat Roof Leak 
Investigation and 
Repair 

3.2 $5,000 2019/2020  

General Siding 
Replacement 

3.3.1. $250,000-
$300,000 

2020 Lower end of 
budget for 
vinyl/steel siding, 
while higher end 
for cement board 
or wood siding 

Sealant Replacement 3.3.2 N/A 2020 Budgeted in 
conjunction with 
siding. 
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Refurbishment of 2nd 
floor apartment 

3.6 $25,000 2020 Extent of budget 
significantly 
discretionary 
based on finishes 
and use. 

Repaint Walls and 
Ceiling 

3.6 $10,000 2024 Discretionary 

Allowance – Replace 
Flooring 

3.6 $15,000 2024 (every 
10 years 
thereafter) 

Discretionary 
Budget to 
replace 
approximately ¼ 
of the flooring, 
every 10 years 

Appliances, Furniture, 
Etc. 

3.6 $10,000 2024 Allowance, as 
needed 

Replace Heat System 
Boiler and 
Baseboards 

3.8 $15,000 2025  

Replace of Hot Water 
Heater  

3.8.3 N/A N/A Not anticipated 
within the 
timeframe of this 
report 

Domestic Water 
Distribution 

3.8.3 N/A N/A Repair as 
needed as part of 
maintenance 

Sanitary System 3.8 N/A N/A Not anticipated 
within the 
timeframe of this 
report 

Electrical Power 
Systems 

3.9.1 N/A N/A Below the 
threshold of this 
report. 

Electrical Fixtures 3.9.2 N/A N/A Below the 
threshold of this 
report. 

 
The total value (present value) of the work that would likely take place as a result of the 
repairs and replacements within the next 10 years is estimated to be $335,000-
$385,000, which is heavily factored on the replacement of the siding system. As 
discussed above, the cost associated with the cladding replacements is dependent on 
the extent of wall framing repairs required (which are currently concealed) and the type 
and style of siding material selected. 
 
We recommend that a technical specification be prepared to obtain competitive bids 
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from suitably qualified contractors for this work.  Specifications should form the basis of 
any related contract entered into by the Membership. 
 
The above recommendations are based primarily on technical considerations.  Final 
decisions should also take into account operational and financial objectives and overall 
Capital Planning deliberations, which we would be pleased to review further. 
 
Should you wish to review matters further, please let us know. 
 
Yours truly, 
BROWN & BEATTIE LTD. 

 
Matthew Foster, B.Eng., BSS, EIT 

 
Jeremy Nixon, P.Eng., BSSO 
 
Please note this report was based on a visual assessment of the accessible areas only.  Unless noted specifically, no 
intrusive or destructive testing was completed during this assessment.  The material in this report reflects best judgement 
in light of the information available and does not imply fitness for a particular purpose and should not be considered a 
verification of past or present regulations.  Brown & Beattie Ltd. cannot be held responsible for any deficiencies that may 
be found within inaccessible areas by others, which have not been documented in this report. Copies of this report are 
subject to authentication from the writer.  Brown & Beattie Ltd. accepts no responsibility for damages, if any, suffered by 
any third party as a result of decisions made or actions based on this report.   

 
 
 
 
 
 
 
 
 
 

 
 

  
 


