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BC Residential Tenancy Branch 

5021 Kingsway 

Burnaby  BC  V5H 4A5  

 

 

Dear Sirs/Mesdames, 

 

RE: Additional Rent Increase  RJC No. VAN.103256.0016 

195 21st Street  West Vancouver  BC 

 

Read Jones Christoffersen Ltd. (RJC) was requested by Lionsgate Communities Corp. to provide information 

regarding the scope of the recent Balcony remediation project in support of the Landlord’s application for an 

additional rent increase at the Building. 

 

RJC was engaged by Hollyburn Properties Limited and Lionsgate Communities Corp. (collectively, the 

“Landlord”) to carry out design for a balcony remediation project and administer the associated construction 

contract for the Building at the above noted address (the Building).  

 

RJC provided the Landlord with a Building Condition Assessment report dated February 15, 2023 (the “Building 

Condition Assessment Report”). RJC identified the following concerns with the balconies at the Building: 

 
 Concrete spalling on the balcony slabs and precast guard walls, including at the wall to slab 

connections;  

 Corrosion on the surfaces of pre-cast guard wall connection plates 

 

In our 2023 report, RJC recommended that the Landlord commission a site investigation to visually assess the 

precast panel connectors within one year. 

 
Concrete spalling results after concrete separates or “delaminates” from the surface of the embedded 

reinforcing steel. This separation is typically the result of corrosion of the steel reinforcing which increases in 

volume as it corrodes, and exerts tensile stresses within the concrete. These tensile stresses cause the 

separation of the concrete from the reinforcing steel and eventually leads to material loss and exposure of the 

steel.  If allowed to continue, the structure’s load-carrying capacity can be reduced.  
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The Landlord retained RJC to complete a site evaluation of the balconies at the Building. The  evaluation 

included a review of the balcony pre-cast guard wall-to-slab connections for signs of structural damage, 

deterioration, distress, or deformations and a concrete deterioration survey. The concrete deterioration survey 

consisted of hammer sounding at the balcony surfaces to measure and map concrete deterioration, where 

encountered. 

 

An evaluation report dated July 21, 2023 was issued, summarizing our findings. The following concerns were 

observed during the site evaluation and were summarized as follows: 

 
 Complete or partial spalling of concrete topping at localized balcony connections on the top surface of 

the slabs. This spalling exposed the steel connection plates. At these locations significant surface 

corrosion and potential cross-section loss of the steel plate was observed. 

 Concrete spalling along the underside of the balcony slabs and embedded steel connections. 

Themajority of steel plates and observed welds showed significant surface corrosion. 

 Observed rebar and steel plate connection deterioration had resulted in a significant loss of concrete at 

these localized areas, leading to poor embedment of the steel plate connections. The welds connecting 

the steel plates presented visible signs of cross-section loss 

 Select balconies exhibited top surface delamination and spalled concrete due to reinforcing steel 

corrosion. 

 
As a result of the above-noted site evaluation, we recommended that the existing balcony guard walls and 

connections be repaired or replaced with new guardrails within one year following the site investigation. 

 

The Landlord opted to remove the pre-cast concrete balcony guard walls and replace them with new aluminum 

guardrails with glass infill panels. Areas of remaining delaminated concrete would be repaired as necessary to 

maintain the structural integrity of the balconies. (the “Balcony Remediation Project”). 

 

RJC provided renderings, specifications and engineered drawings for the Balcony Remediation Project. The 

Landlord retained Alumni Restorations Ltd. (“Alumni”) as the General Contractor to complete the work. RJC was 

the prime consultant and Contract Administrator for the Balcony Remediation project. 

 

The scope of work for the balcony remediation project at the Building was as follows: (the “Balcony 

Remediation Project”): 

 
 All precast concrete balcony guard walls were removed; 

 All guard wall steel plate connections embedded in the balcony slabs were removed; 

 Areas with concrete deterioration due to corrosion of the reinforcing steel were repaired and corroded 

or damaged reinforcing steel was replaced as needed;  

 New metal guardrails with glass infill panels were installed for each balcony; 
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 At locations where windows are not protected by a balcony overhang, perimeter sealant was replaced. 

 Sealant between precast concrete wall panels was replaced;  

 Exterior concrete walls were painted; and 

 All balconies were coated with an acrylic deck coating. 

 

Evidence of previous repairs, prior to RJC’s 2023 evaluation and remedial action plan, generally included: 

 

 Concrete repair patches at balcony slabs 

 Coating of balcony slabs 

 Coating of precast guardwalls 

 

Concrete delamination is part of the natural weathering process of exposed reinforced concrete. Furthermore, 

no amount of periodic maintenance efforts can mitigate the deterioration of exposed reinforced concrete 

indefinitely. As such, the Balcony Remediation Project was to be expected eventually despite previous 

maintenance efforts. 

 

The previous repair and maintenance activities kept the balconies serviceable since their original construction 

resulting in approximately 54 years of service life. This is generally aligned with our experience working with 

comparable developments in and around the Greater Vancouver Area, which often occurred between 40 to 60 

years into the building’s life cycle.  

 

Aside from regular maintenance activities and localized repair work, we do not anticipate the Building requiring 

further capital renewal of the balcony railings, and recently repaired concrete for at least 40 and 20 years 

respectively. The exterior paint, and sealant work should be expected to re-occur in 10 to 15 years depending on 

deterioration experienced over time as well as the preventative maintenance activities undertaken. 

 

The Landlord’s decision to remove the embedded steel plates reduced the areas where concrete delamination 

could occur within the balcony slabs. The application of an acrylic deck coating is anticipated to protect the 

concrete balconies, mitigating moisture retention, reducing the rate of concrete delamination and therefore 

expected to reduce the frequency of concrete repair cycles on the balconies.   

 

Please note that these are estimates based on the typical expected life of these building components on this 

type of structure. These are not a guarantee nor a warranty that the above-noted work will last for 40 years, 20 

years, and 10 years respectively as unforeseen conditions or events may adversely affect site conditions. This 

information is provided solely for the assistance of the BC Residential Tenancy Branch in understanding the 

requirements and typical expected service life following concrete balcony remediation projects. 
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We are aware that this letter will provide information regarding the scope of the recent Balcony Remediation 

Project in support of the Landlord’s application for an additional rent increase at the Building. This letter may 

not be used for any other purpose or by any other party. RJC will not accept any risk or losses in the event this 

letter is relied upon for any other purpose or by any other party.   

 

We trust this meets your requirements at this time. If you wish to discuss any of the above, please call the 

undersigned. 

 

Yours truly, 

 

READ JONES CHRISTOFFERSEN LTD. 

EGBC Permit to Practice No. 1002503 

Prepared by: 

 

 

 

 

 

Reviewed by: 

Ilona Cervantes, B.A.Sc., MEng, P.Eng., LEED® AP 

Project Engineer 

Dennis Hodkinson, BTech, P.L.Eng., LEED® AP O+M, CCCA, CPHD 

Principal 

 

IMC/jpy 




