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CLIENNAME: VINTAGE OAKS HOA

PROPERPDDRESS: 14019 NE 20'AVE.
VANCOUVERVA98686

OnNovemberl4th 2025, BEAR Consulting Services LLC (BEAR) perfopnagksty visual revievat Vintage Oaks
Condominiumdocated at14019 NE 20 Avenuein Vancouver Washington Ths visualreview was limited tahe
exterior of the property includingll buildings.

Thefollowing report providesrepresentativephotographicdocumentation,evaluation,anda summaryof. 9! wQa
observationsaandsuggestd recommendationdor further action.

The scope of the Bpectionwas limited to observingnd evaluation ofelected asuilt construction assemblies or
buildinglocationslisted below, asthey existedat the time of the on-site evaluationat the Property.Ourevaluation
provides some selected examples ofrent conditions. All otheareasor building locations not specificaltyentified
belowwere beyond the scope of our Building Envelope Investigation. Our evaluation was limited to the following:

(\,ﬂ/éss%% %\éigw of exterior wall cladding and trim materials and coveriegk structureswindow, and door

Visual review of other systematic components such as stairs, carports, railings, fire life safety
Visual review of roof condition and performance.

Visual review of general site conditions including driveways, parking areas, and landscaping

Given the age of the pperty and the installation praates of the time (2005) the property is where most would
expect it to be given its 20 year life. Due to the early productdgpel industry standard installation practices
2005the siding €¢ladding) on the property is at or beyond its uddife. With that said there are also other
elements that are adding to thaeteriorationof the siding including the trim (SR&nd the upper deck drainage
design.These three faors (Install, trim, deck drainage) are all leading to the need to replace tistirgxexterior
cladding at the property. With that said thereedarge aeas at etrywaysand hallways that are not as affected
and can if desed stay in place. The following are our recommendations for Vin@gks.

1 Perform some targted destructivetesting to see the underlying conditions of the existing wall assembly
at locations where the most damage is likedybe located and confirm or deny that damage.

1 Develop a targted scope of repair for exposed areas of sidingagaeplaced, including proplgr
addressing widows.

1 Send scope to qualified contractors anda@t replacement bicthumbers to be used bthe HOA Board for
planning purposes.
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General huilding designThe
buildings are stick built on
slab and are two story. Built
around 206.

Cladding is a miof fiber
cemern panel with bat and
boardfinishand fiber cement
horizontal lap ging ofvarying
idths. Installation o€ladding
as done to 2005
manufacture@ standards.




1.3 Most units have a patio or decl
structure with various
dimensions. This version with
two side wallsaround the
opening and the vesion belav
with only one side wall andna
open post desigrmt the caner.

1.4 | Thisis a typcal open post
design at the corner patio.




Eachof the open post desits
has either this vertical post with
head and bottom trim.

The other open post design is
this pedestalwith a larger base
and trim on the vertical edges.

Eachof these appear to be
original to the 2005 design.




Each building has a little bit
different design.Some have
the larger area of lap siding wit
a thicker reveal, while others
have the panelized and lap
siding mixwith a smalledap
siding reveal.

This building has thicker revea
at the bottom and thinner
reveal at the top. Again
Assuming this is origith design.

The Panelized cladding is an
early fibercementproduct tha
is made to look like stucco wall.

dis trimmed on the face with
Battens(wood vertical strips).




All windows appear to be the
responsibilityof each avner.

Becausethereis such a
variationin buildingdesigns
there aremany differentgrid
patterns present at the
property.

Windows overallappear to be
low E vinyktyle, side sliders.

Windows have no metal
flashing, no trim, and no
dynamic joints, but appear to
be finned and most gpear to
be original.

Some windows were noted as
having been recently caulked
and regaled and had touch up
paint applied.




Roofsappear to be newer and
replaced sinceongruction. The
material is a high quality
architecturalcomposition
shingle. There are also intake
vents installed at the overhangs
and the system has a ridge ven
for exhaust.

No access to attics was availabl
duringthe inspection.

Theinstallation of the roofs
looks very well done with metal
valleys andvhat appear to be
new gutters and downspouts as
well.
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2.7 | Whenthe roof was installed it
appears that new step flashing
as well as kick out diverters
were installed as well.

2.8 | The exsting roofshould meet
its fulluseful life of at least 40
yearswith regular maintenance.
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Thereare large entryway areas
at each building allowing
individual unit access both
upstars and downstairs.

Moisturereadings were taken in
these protected areas and no
elevated moisture was found.

Staircases are rafst well built
andperformingasdesigned All
railings meet current ADA
requirementsand will meet
their expected useful lifgvith
regular maintenance.
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Qaddingin the entryways and
ceiling soffits were found tbe
dry and performing well.

Goncreteflatwork in these
entry@ and hallwaysvas also
found to be performing well.
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The siding within the coered
areas as mentioned is
performingwell.

It does not meet current siding
installation requirements, whic
were implemented in 2010, but
giventhe 2005 installation the
claddingin the coveed areas is
still performingvery well, and
does not need to baddressed
and will continue to meet its
useful lifewith regular
maintenance.

The siding thiis not covered is
showving many signs of degding

nail and how it wears when dry
This picture shows the same fac
nailing when it is exposed to the
ind and rain directly It caused
he siding to chip and break and
created locatios for water
penetration.
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Thiscondition is systemic
aroundthe entire poperty at
the exposed areasSome areas
are worse than otherdyut

given time these eas will
continue to fail and allow water
penetration within the wall
assembly.

This location was approached
by someone beafre paining in
order to make the areperform
better, but as you can set i
becomes more of an eye sore,
andthe sealant has already
failed at the seam.

This large wall has migle areas
of broken, and failed siding. Th
only approach to repair would
be to remove all the siding at
this wall and install new siding.
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Giventhe 2005 vintage of the
property allthe trim matetal is
SPF white woodThismaterial
has since been discovered to be
defective. It is mad&om
Spuce, Pine, and Fir all soft
ood remnants that are glue
ogetherand made into trim. It
as used profusglthroughout
he country but in the NWIt has
proven to be a failed product ang
most has been replaced the
region with fiber cement trim.

This SP trim simply holds water
like a spnge and never really
dries od. As these trinbbattens
areusuallyplaced over seams ir|
the Panel siding thegecomea
place for water penetration
within the wall assembly.

Moisture readings were taken
all around the property and
elevated moisture was founat
nearly all locations of trim that
were not under covein the
entrywaysand hallvays.
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Whenperformingmoisture
testing there are acceptable
ranges of moisture in wood
products. Different
manufactures have differén
acceptable ranges. 1% is
considered elevatedAnything
over 19% is considered no
longer structurally viable.

The average moisture reading
on the trim at the prperty was
21% which means the majority
isalreadyfailed, holding water
and can not be reised as a
materialproduct.

This location at the widow
head is 21.8%

This location at the middle of
the wall is 16.8%

This was the lows reading for
the trim that was recorded at

the propertyin area that were
not covered.

The reading# the covered
areas were between-14%
hich is considred normal and
performing well.




Detail of the batten board trim
over the panel and the
integration of the lap siding foun
hroughout the poperty.

The ouside corner trim is
especiallysusceptiblgo water
penetration especidy those
that hold the downspout.

Thislocation was completgl
rotted likely due tathe previous
downspout. It is still allowing
water to penetrate as wind
drives rain into thkese voils from
the materialfailure.
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The interchangebetween the
panel and the lap siding cause
the materials to fail if not
installed well with proper
terminations.

Thisverticaltrim has beome so
wet and dried out quickly so
that it twisted and is pulling
away from the panel.

Thislocation appears to have a
bulgedue to the underlying wall
assemblytikely being wet, and
both the panel and lap siding
arebeing pushed out.

Thereare through wall vents at
multiple areas around the
property. These locations are
blocked but most of this
vintage are not propdy
connected and allow warm
moig air to accumulate within
the wall structure especially if
they are na cleanedregularly

Thisvisiblediscolorationand
crackingof the siding above ar
likelyfrom moisture within the
wall asserbly.
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Another cormonly found
item is the vertical trim bases
are danaged from water
accumulatiorat the diip edge.
If these drip edgse are not
properly sealed and painted
then water can begin to work
its way backrito the trim
member.

Some areas between building
do not see such high volumes
of water and wincand are
performingbetter. They still
have the same outdated
materials and wileventually
wear down
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This is a example ofwindow

location that was caulked and
touch up painted.Thetouch up
paint does not match the faded
version of the same color.

Another area of sealant installec
perhgps due to water intrusion
into the wnit? That was touched
up butR A Ryafehii

These areas are randomly
presentaroundthe property.
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19.2% at the SPtrim under the

window after sealant installed.

21.8 % trim above the window
after the sealahwas installed.
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The only thing protectig these
windows is sealant (caulk)
there is no netal head flashing
to divert water awayfrom the
window or to egress mdisre
out of the wall assmbly at this
horizontal plane. This is not
acceptable on a modern
window installation. And
sealant is not considered a
waterproofing seal as it is only
temporary. Whensiding is
replaced all the windows need
to be brought up to current
waterproofing code.

Detail offailed siding at the base
of the window. Thiscould be due
0 water penetration and siding
installed too tght. Hther way

his crack is a location for water
penetrationwithin the wall
assembly.
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6.5 Theupper patio/deck areas are causing damag
at nearly all lowerpatio deck areas.
6.6 Railings are robust and installed well.
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But there areexistingdamages

hat are still presenfrom
hatever old railing performnce
as.

Upper Decks are drained
through a single scupper that
drains through the wall and
down to the lower declon the
exterior of the building.
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Some of these scupper have
been modified to assist the
drainage.

Thetypicalupper deck drainage
for the property deck designs.

This design is far too small for
the upper deck tgroperly
expel all ptential water that
will accumulateat the upper

© deckespeciallyin a heay rain.

That also assumes all dks are
properly sloped to the one point
of ext. Then once water is
expelled if it all goethrough
the scupper it is droped
direcly on the deck below
specificallyon the horizontal
ledge.
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