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March 17, 2015

TO: Jasmine Place Townhomes Association
ATTN: Shane Lussier

14901 E Hampden Ave. #320
Aurora, CO 80014

RE: Jasmine Place Townhomes Ice Damming Issues

Dear Shane:

Per your request, we reviewed the ice damming issues at the abovementioned property located at 1025-
1045 Jasmine St., and 1020-1040 Jersey St., Denver, CO. Dan Seifert of Building Envelope Solutions
LLC visually reviewed exterior ice damming around the property and interior/attic conditions of unit #5
at 1035 Jasmine St., February 27, 2015.

Following the written portion of this report are photo sheets of photos referred to, followed by a roof plan
indentifying the general locations of items mentioned in the report.

BACKGROUND

The complex was built in 1984, and according to information provided, ice damming issues have
occurred throughout the past 20 years. The main icing problems are reported to be in the valley areas
between the steep slope roofs of adjacent units and other scattered locations. Heat cables have been used
in the past to deal with some of the ice damming in the valley areas. According to one resident, the heat
cables worked until failing approximately 4 years ago. Why or how many heat cables are inoperative are
currently unknown.

Ice damming typically results from heat escaping from the building melting snow that runs down to
colder areas and refreezes forming the ice dam. Creating a cold roof by increased attic insulation and
ventilation can reduce loss of building heat through the roof, keeping the roof cooler and reducing ice
dams. Debris in gutters and downspouts can reduce water flow, contribute to ice closing the downspouts
and ice buildup in gutters/drainage conduits forming ice dams. Under certain conditions, intense sun
shine can contribute to snow melt running down to colder shaded roof areas contributing to ice damming.

OBSERVATIONS AND COMMENTS

Prior to our site visit, several inches of snow fell from February 25-26, 2015. Photos taken around 10:30
a.m. February 27, 2015 with the ambient temperature of approximately 12º F and overcast conditions
shows various amounts of snow on the buildings roofs, indicating varying amounts of heat loss through
various units roofs facing the same direction (refer to photo 1).
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The insulation and ventilation of Jasmine 1035 unit #5 was reviewed. The blown-in insulation in the attic
is approximately 3 1/2" (R 12.25) at the attic access scuttle (refer to photo 2). The majority of the flat
attic space has approximately 8"-9" (R 25) of blown-in insulation (refer to photo 3). The vaulted attic
area has fiberglass insulation batts which appear to be 8" (R25) thick batts (refer to photo 4). The
building code in force in 1984 called for R19 insulation in ceilings and R 11 in walls. Other than the
reduced insulation around the attic scuttle and missing attic ceiling insulation near pipe chase (refer to
photo 5), it appears most of the attic space has insulation to an R value of 25 in compliance with the
building code at the time of original construction. The current International Building Code (IBC) requires
an attic insulation value of R49. The missing and reduced areas of attic insulation should be
repaired/increased to the R25 insulation in the majority of the attic. To increase the attic insulation to the
current IBC R49 approximately 8" of additional blown-in insulation would be needed.

The attic ventilation consists of one gable vent and one static ridge vent (refer to photos 6 & 7). Based on
similar static ridge vents and gable vents available, the static ridge vent is estimated to have
approximately 50 square inches (si) of net free ventilation area, and the gable vent is estimated to have
approximately 100 si of net free ventilation. So the total attic ventilation provided the one static ridge
vent and one gable vent is approximately 150 si of net free ventilation. According to the building code in
force in 1984, the attic cross-ventilation was supposed to be 1/300th of the attic area, with ventilators in
the upper 1/2 of the attic space. The attic area is approximately 620 square feet (sf). So 1/300th of the
attic space is approximately 298 si of net free ventilation. The current attic ventilation is approximately
half of the ventilation required per the building code in force at the time of original construction. To meet
the original construction building code, another gable vent should be added on the opposing gable to the
existing gable vent and the total net free area of the two gable vents should equal approximately 300 si of
net free ventilation. Because the existing static ridge vent will short circuit the cross-ventilation, the static
ridge vent should be removed.

The current IBC requires attic cross-ventilation of 1/150th of the attic unless 50% to 80% of the
ventilation is in the upper portion of the attic with the remaining ventilation at the cornice or eave, then
only 1/300th of the attic area is required to be ventilated. To meet the current IBC, the two gable vents
mentioned above should equal approximately 600 si. of net free ventilation, or a ridge and cornice/eave
ventilation system (balanced system) could be used, which only requires a total of approximately 300 si
of net free ventilation. For best results, a balanced ventilation system is recommended. With a balanced
ventilation system, the existing gable vent and static ridge should be closed off, because they would short
circuit the cornice/eave to ridge ventilation. Adding a full length ridge vent and full length cornice/eave
vents would provide a total of approximately 1,116 si of net free ventilation to the attic. There are
products on the market today that allow cornice/eave vents to be located on top of the roof in the lower
part of the roof near the cornice/eave (refer to photo 8). If a balanced ventilation system is installed, we
recommend the cornice/eave vent be installed above the attic insulation, or ventilation chutes be installed
to provide an unobstructed airflow pathway. Also the local building official should be consulted
regarding placement of the aforementioned cornice/eave vents in the valley areas between the units roofs,
so the vents locations meet current fire separation requirements.

The top of the collector heads for the downspouts are installed higher than the roof valley surface (refer to
photo 9). The conductor heads should be installed below the roof valley surface per the principal shown
in a typical National Roofing Contractors Association (NRCA) low slope roof conductor head detail
(refer to photo 10). Lowering the conductor heads will reduce ice dam backup under the valley roof
membrane. Also, the valley roof membrane and transition into the conductor heads should be a watertight
connection. When ice dams are above the valley roof surface, water can back up under the outer edge of
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the valley roof materials if the connection between the roofing materials and the conductor head are not
watertight and deficiencies in the valley roof membrane. In addition, the entire downspouts below the
conductor heads, or at least the upper portion of the downspouts could be open face downspouts, which
would allow a release area for ice, as well as easy visibility for inspection of possible debris clogging the
conductor heads/downspouts.

Per a 2008 photo you provided, the ice/snowpack is shown above the nailing area of the shingles (refer to
photo 11). Water backing up from ice dams close to the shingle nails area can allow water to enter the
building at nail penetrations through the valley low sloped roof membrane. We recommend all shingle
nails be a minimum of 12 inches higher than the valley surface.

CONCLUSIONS

While both heat cables and cold roof approaches are used to solving ice damming issues, in our opinion,
the cold roof approach is the most desirable because it can reduce energy costs rather than increasing
energy costs and reduces potential ice damming without the need of maintenance associated with heat
cables.

If the decision is to use heat cables, we recommend first having a qualified electrician familiar with heat
cables evaluate the existing heat cables to identify why they are not working prior to replacing the heat
cable systems. If new heat cable systems are installed, they should be installed per manufacturer's and
industry standards. The heat cable shown in the 2008 photo you sent (report photo 11) does not appear to
be installed in a manner that adequately directs melt water off the roof.

Creating a cold roof also brings the insulation and ventilation up to current minimal building standards.
All repairs should be performed per the most stringent of material manufacture's recommendations,
applicable International Building Code (IBC), National Roofing Contractors Association (NRCA)
recommendations, Sealant Waterproofing & Restoration Institute (SWR) recommendations, Sheet Metal
and Air Conditioning Contractors’ National Association (SMACNA), and good roofing and
waterproofing principals and practices.

Our conclusions are based on review of the above information, our field review and review of
photographs taken during our site visit. Should any information become available that materially affects
the validity of the aforementioned information, we reserve the right to modify this report accordingly.

Should you have any questions or comments, please call us at 720.563.1643. Thank you for this
opportunity to work with you.

Sincerely,

Building Envelope Solutions LLC

Dan Seifert RRO
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 1 DESCRIPTION: Arrows indicate snow covered (blue), some snow loss (green), and
much snow loss (red)

PHOTO NUMBER 2 DESCRIPTION: Arrow indicated 3 1/2" mark on measuring tape
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 3 DESCRIPTION: Arrow indicates 9" mark on measuring tape

PHOTO NUMBER 4 DESCRIPTION: Fiberglass insulation batt approximately 8"
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 5 DESCRIPTION: Arrow indicates missing ceiling insulation at pipe chase

PHOTO NUMBER 6 DESCRIPTION: Arrow indicated static ridge vent approximately 50 si
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 7 DESCRIPTION: Arrow indicates gable vent approximately 100 si

PHOTO NUMBER 8 DESCRIPTION: Arrows indicate above roof cornice/eave vent (red), and ridge vent
(blue)
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 9 DESCRIPTION: Arrow indicates top of conductor head above top of roof valley

PHOTO NUMBER 10 DESCRIPTION: Typical NRCA conductor head detail
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DATE: March 17, 2015 JOB NUMBER: 1510005-0 (2) PHOTOS BY: Dan Seifert

PHOTO NUMBER 11 DESCRIPTION: Arrow indicates snow above shingle nails locations
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