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THINGS AREN’T ALWAYS WHAT THEY SEEM 
 
When we arrived on site, we found water running out of the light fixture in the Family Room in the 
Basement into a pail that the insured had put in place. The textured ceiling had wet spots showing 
through and the seams opening up. The carpet was wet and the globe of the light fixture lay in pieces. 
There was a heavy moisture reading to the center beam dividing the Family Room and the Billiard Room. 
The drywall on the beam was starting to buckle from the water. 
 
We went upstairs to the Main Floor to locate the area on this wall which is directly above the water 
damage below. These rooms have vaulted ceilings. We checked the interior partition wall between the 
Living Room and the Sun Room for moisture content. All readings were normal. 
 

 
 
Directly above this point on wall is the roof valley that connects the main roof from the extended roof 
over the Main Floor, 1 storey extension. The gutter at the bottom of this valley was plugged with leaves 
which extended part way up the valley. On top of the leaves was the snow from the recent snow storm 
which had turned to ice from melting then freezing. The roof was covered in snow and the temperature 
was warming up melting the snow on the roof. The run off was puddling in the valley and could possibly 
be backing up under the flashing caused by the freezing. It was too dangerous for someone to go on the 
roof to investigate further, so we were able to clean out the gutter and clean the debris from the valley. 
Once we had done that the water running out of the light fixture stopped, so we thought we had resolved 
the cause.  
 

 
 
We proceeded to move the contents, lift the carpet and remove the pad. Extraction was completed. The 
light beige Berber carpet was treated for mineral staining (commonly called brown out) and treated for 
Mildecide. Drying equipment was put in place. When we left that morning, we felt that the water backed 



up through the flashing from the cedar roof valley, ran down the trusses into the interior of the partition 
wall, down onto the beam in the basement and out onto the drywall ceiling. The drying process had 
commenced and appeared normal. 
 
The insured left around noon and returned around 8 that evening. When they went down stairs to see 
how the room was drying out, they found water pouring through the ceiling fixture again. We responded 
to their call and decided to cut a hole in the ceiling at point of saturation to the drywall in the ceiling. We 
found a plumbing pipe and there is no plumbing to that section of the home. It could only be part of the 
radiant heating system. That morning, we had the boiler checked to see of the pressure was down. The 
pressure was normal at that time.  
 

 
 
We went upstairs directly above the pipe and found an access panel in the wall behind the china cabinet. 
Upon opening the access panel, we found the distribution branch for the radiant heat in that part of the 
residence. One of the rubber hose piping (rubber is used because it is flexible enough to join the line in 
the floor with the connector to the branch line) had ruptured and was leaking. It had been installed in a 
standard partition wall rather than a mechanical wall (normally plumbing, air conditioning, or heating 
lines run in a mechanical wall constructed of 2 x 6 rather than 2 x 4). When the drywaller installed the 
drywall to the Sun Room side it squeezed the hoses into the rest of the line. It put pressure on the line 
causing it to rupture. When we repaired the line that ruptured, we found that some of the other lines had 
also been ruptured by the disturbance. We repaired all lines to insure that another occurrence like this 
one does not happen again. It will be recommended that a register is installed on the Sun Room side to 
give the additional room that a normal mechanical wall would allow.  
 

 
 
The wall on both sides of the partition wall is showing heavy moisture content. We will allow them to dry 
naturally without a fan and leave the furniture away from the wall until it is dry.  
There is wallpaper on the Living Room side and paint on the Sun Room side. 
 
Since the heating system is zone controlled, heat is called for through individual thermostats in each zone. 
When a zone is closed and not calling for heat, there is no circulation of water in the lines. When we 
tested the water in the morning, the water was cold running out of the light fixture. When we tested the 
water that evening the water was luke warm indicating it is coming from the heating system. 
 

 
 
We believe that the zone that ruptured called for heat in the early morning hours, ruptured and started to 
leak into the basement ceiling in the Family Room. The insured found the damage when they went down 
to the basement and called us. The zone that caused the damage has a heavy traffic area for opening and 
closing of exterior doors, thus it called for heat constantly but was not delivering due to the rupture. Once 



we arrived on site, we started using the basement door for entry rather than the front door which 
allowed the zone’s thermostat to stop calling for heat. It stopped calling for heat which means it closes 
the line at approximately the same time that we had cleared the debris from the roof valley and gutters. 
After the insured went out the thermostat called for heat again and the damage resumed.  
 
The cost of this loss was $ 5,000, however it could have been a lot worse since the open area concept of 
the basement would have produced more costs in repairing the water damage.  

 

  
 

 

A SPECIAL MESSAGE FROM RAFE MAIR 
 

Lower Mainland’s radio talk show host, Rafe Mair, in his role as spokesperson for 

"Save Our Rivers” refers to "Let’s use the Obama method" wherein he is referring 

to "All of us forwarding material to ALL on our email address lists" to "forward to 

all on your email address list", as demonstrated, we can reach literally thousands. 

  

As an author and lobbyist myself, I will leave it to your discretion if you wish to 

contact Rafe and be placed upon his mailing list to receive important information 

about Save Our Rivers.  It is extremely important and of crucial importance to our 

families and generations to come, so, please be supportive, it is in your best interests. 

 
Hi everyone! Rafe here!  
 
Please look at our website which has new and fantastic new video by Damien Gillis www.saveourrivers.ca 

 

PLEASE SEND THIS TO YOUR ADDRESS BOOK 
AND ASK THEM TO DO THE SAME. WITH THE 
APPALLING MEDIA WE HAVE IN THIS PROVINCE 
LET'S USE THE OBAMA METHOD TO GET THE 
TRUTH OUT! 
  
Last week Damien and I made 7 speeches and video displays around the Lower Mainland, Powell River 
and Saltspring Island. On Tuesday I start a trip where I will do 6 speeches in 7 days all the way from the 
Sea to Sky to the Okanagan. 
  
Many issues come up at these meetings but I'd like to emphasize two today. 
  
The NAFTA issue is tough because folks don't realize that, being an international treaty, its provisions 
trump local law and contract provisions, It has, according to my experts, the potential to permit an 
American company with any right to our water to use it for any purpose including export. In addition, the 
license, if being used, is not subject to the expiry terms.  
  

http://www.saveourrivers.ca/


This is the elephant in the room that the Campbell government doesn't want to talk about.  
  
The far more important missing argument - that is to say that the government, private producers and the 
media don't deal with it - goes to the root of the matter. The government BC bases its giveaways to 
private companies on what they say is a need for power here at home.  
  
NOW HERE THIS!! The fact is, by their own admission, private river projects can't produce a single watt of 
electricity when Hydro might use it! Private projects can only produce power during the spring run-off 
when BC Hydro's reservoirs are full to spilling over. This clearly means that the private producers are 
producing exclusively for the export market which once started will never stop. *** 
  
It's this especially that has me baffled. The entire energy plan is based upon a perceived need which can 
never be diminished much less met by their plan. 
  
The "need" is interesting. The government says 7 out of the last 11 years Hydro has been a new importer 
of power. There are two points to be made. 
  
1. They count as an import the energy from Alberta they flip as an import 
  
2. They are speaking of Hydro only whereas about 11-12% of our firm energy comes from other sources 
amongst others, Alcan, Fortis and Cominco. 
  
When all of BC's electrical energy output is counted we are clearly an export province. 
  
*** Electricity cannot be stored in quantity so the amount of water in the reservoirs behind the dam is 
how you measure what you can produce. When the reservoirs for the traditional energy producers are 
at their lowers the rivers private companies use are too low to produce anything. We can take it from 
that, that when the Campbell government says that their private energy scheme is implemented it will 
produce power for British Columbia they are conspicuously not telling the truth.   
  
Please look at our website which has new and fantastic new videos by Damien Gillis www.saveourrivers.ca 
  
Best, 
  
Rafe  

  
REMEMBER TO PASS THIS ON TO YOUR ADDRESS BOOK 

 

 
 

 
 
 
Integral Consultants is a building specialist that provides Reproduction Appraisal Reports, Damage 
Assessment Reports, Design Conversion Reports, Footprint Retrofit Reports, Life Expectancy Reports, 
Specs/Budget Writing Reports, and Audit Reports for building owners, homeowners, adjusters, brokers, 
underwriters, engineers, architects, and lawyers for Agriculture, Commercial, Industrial, Institutional, and 
Residential Risks.  

http://www.saveourrivers.ca/


If your BUILDING has suffered a LOSS or has DETERIORATED due to AGE, WEAR & TEAR or OCCUPANCY 
USE and are considering a RESTORATION, RENOVATION or REMODELING Project, then please contact our 
office.  For more information regarding our firm, please visit our website at www.integralconsultants.ca 
or contact Ron @ integral@shaw.ca or (778) 239 – 6308. 
 

 

 
 
 

 
 
 
We are a Foundation Repair Company that is an authorized Ram Jack Dealer/Installer providing solutions 
for repairs to foundations that not only include push and helical piering, and underpinning, but crack and 
leak repairs, water proofing and drainage as well. 
 
For more information regarding our firm, please visit our website at www.mainlandlifters.com or contact 
Grant @ mcl@shawbiz.ca or (800) 231 – 3132. 
 
 

 
 
This newsletter is designed to inform adjusters, brokers, underwriters, and consumers of risks regarding 
real property whether it is simply existing conditions of a property or actual loss of property. This 

publication is distributed by subscription or appointment only to over 3,000 subscribers. 
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