Thunder Island Balcony Carpet policy (May 2019)
1. Under any circumstance and from this time forward, carpet should not
be attached with adhesives to any balcony surface.
2. Existing carpets glued to the balcony surfaces must be removed.
Owners have five years or until August 11, 2023 to remove the existing
adhesive attached carpet.
3. Any Owner that wishes to remove the existing carpet may do so at any
time before the required date.
4. Once the carpet is removed the balcony surface must be cleaned and
inspected prior to recoating. (Mitch and GMB can assist with
inspections).
5. Owners may also have new protective coatings applied to their
balconies at they own expense.
6. Recoating must be done using the approved BASF urethane based
coating system (Master Seal Traffic 1500, Polyurethane waterproofing,
traffic-bearing membrane system). The approved color is that used on
the building walkways (Charcoal).
7. The process for existing carpet removal, deck surface cleaning, the
coating specification and approved application procedure are included
with this document.
8. After carpet removal, area rugs designed for outdoor conditions may be
used, but must be removed during the winter months.
9. The Board will keep the current policy in place that requires that all
balcony surfaces shall be consistent in color and material.
10. A list of contractors will be added (GMB with BASF are working to
develop this list). The list will be added as soon as it is available. Note
that All States has already submitted a quote for recoating individual and
groups of balconies..
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Steps for Preparation
Remove the existing carpet by pulling/scraping.

206 WEST MAIN STREET
SALISBURY, MD 21801
PH: 410.742.3115

Observe the balcony surface and check for loose concrete, cracks or any
signs of rust. If there are concerns with the concrete, contact GMB.

PH: 800.789.4462
FAX: 410.548.5790

SALISBURY

Apply an adhesive remover to all remaining adhesive. Goo Gone, Goof Off,
etc… (Some require 4-8 hours to soften the adhesive). Removal of the
adhesive is critical to the bond of the new coating.
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Scrape away the softened adhesive with a straight edged tool. Mechanical
abrasion/grinding should be a last resort but is acceptable if necessary.
If the existing coating is peeling away, remove the loose areas of coating.
Clean the surface thoroughly and ensure the adhesive remover has been
washed off. Allow the surface time to dry.
Reinspect the balcony surface checking for loose concrete, cracks or any
signs of rust.

Steps for Coating
Contact a coating manufacture representative for application of the coating
membrane recommendations and warranty information.
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If the existing coating has been removed down to bare concrete,
MasterSeal P 220 will need to be applied as a primer on the concrete
surface. Allow primer to dry until tack free but the base coating must be
applied on the same day.
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Apply the base coat of the MasterSeal M 200. Coat up to the edges of the
caulk joint along the ledge of the balcony and under the siding as far as
possible. Allow to set overnight.
Apply MasterSeal TC 225 Charcoal Color over cured base coat. While the
TC 225 is still wet, broadcast in MasterSeal 941 Aggregate and backroll
with MasterSeal TC 225 to encapsulate the aggregate.
Allow the coating 48-72 hours to cure before use. Avoid placing rough
edges such as metal leg chairs on the new surface for longer if possible, up
to two weeks.

CONCRETE DAMAGE IN BALCONY DECKS
In the last five years or so, the detection and remediation of concrete deterioration has
become an industry unto itself. The source of the problem is primarily attributable to the
brutal environment along the coast. The air has a high content of humidity, and also a high
content of calcium chloride (salt). Most hi-rise and mid-rise buildings are constructed of
either pre-cast or poured-in-place concrete. In both cases, concrete is a porous substance.
When the "skin" (paint surface) of the building is not waterproof, the concrete absorbs the
moisture and the salt from the air. This causes the steel reinforcing bars ("rebar") to rust.
When steel rusts, it expands. This then causes the concrete to break away from the
building, commonly known as "spalling."
John Murin, tells us that by the time significant spalling is detected, there is often significant
damage already done to the reinforcing steel structure of the building. Mr. Murin has
consulted on several projects where the reinforcing structure of a balcony has deteriorated
to the point where it is a life safety hazard.

Further contributing to the problem faced by many associations is defective design and/or
construction, which compounds the likelihood of structural deterioration. One common
defect is "negative sloping" balconies, where the water that accumulates on the balcony
(usually from wind-driven rain) does not "slope-to-drain," but rather "ponds" on the
balcony. This causes the rain water to seep in through the concrete, which hastens the
rusting of the reinforcing bar.

Another common defect contributing to accelerated deterioration is insufficient concrete
thickness over reinforcing steel. The Standard Building Code, for example, requires a
minimum of 3/4 inches of concrete coverage. There have been cases where the thickness
of the concrete over the reinforcing steel is as little as 1/8 of an inch.
Finally, a common cause of accelerated deterioration is the placement of carpeting on
concrete balconies. In many cases, carpeting was provided by the Developer, or has been
installed by unit owners over the years. Most coastal architects and engineers will advise
that carpeting is not a preferable covering for concrete balconies. Carpeting can trap water
and greatly enhance the potential for destruction of reinforcing bars. In some cases, even
after a building has been waterproofed, the placement of carpeting will void the
Manufacturer's Warranty. "River rock" and other porous balcony coverings can also
accelerate deterioration.

It is the Board's fiduciary duty to take reasonable steps to maintain the Common Elements,
which will almost always include the structure of the building. Perhaps, Judge Hugh
Glickstein of the Fourth District Court of Appeal summed it up best when he said (although
in the context of a condominium association whose legal rights against the Developer had
expired due to the Statue of Limitations): This case points up the necessity that
Condominium Associations, as soon as the unit owners take over control, engage
professional engineers or architects to determine whether the buyers received all that they
thought they had bought. The likelihood is remote that volunteer unit owner-directors,
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however well-meaning, can ascertain as well as trained experts can whether the
development buildings have structural integrity. Conquistador Condominium VIII
Association, Inc. v. Conquistador Corp. 500 So. 2d 346 (Fla. 4th DCA 1987) [Glickstein
concurring. Based upon the foregoing factors, it is our belief that every association should
periodically consult with a Professional Architect or Engineer for the purpose of evaluating
the condition of the building, and obtaining recommendations for preventive maintenance.
It is said that an ounce of prevention is worth a pound of cure, or as the man in the
transmission company commercial says: "pay me now or pay me later."
“Balcony slabs normally form an integral part of the floor slab within the building and the
concrete forming balcony slabs is therefore of the same quality as the concrete forming the
floor slab. Thus a minor problem that is often present in balcony slabs, unrelated to salt, is
the absence of entrained air from the concrete and the related susceptibility of the surface of
the concrete to scaling as a result of being subjected to cycles of freezing and thawing while
in a saturated condition. The potential for surface deterioration of this type to occur is
greatly increased both by poor drainage and by outdoor carpeting on the balcony slab.”
by Paul Belanger, P.Eng.

Carpeting on balconies is never recommended. For the long term performance and
maintenance of the structural integrity of the concrete, carpeting the balconies is one of the
worse things that can be done. Carpet on concrete is especially bad in oceanfront
locations. The carpet serves to trap salt laden water and moisture on top of the concrete for
extended periods of time.
The long term impact of carpet on the balcony slabs is detrimental to the steel reinforcing
embedded in the concrete. Unfortunately, the balcony slabs on this building are cast-inplace concrete which is more susceptible to moisture intrusion than pre-cast concrete,
because it is less dense and the steel is often mis-placed too close to the surface. Sea salt
deposited on the balconies does not wash off because of the carpet. The carpet increases
the contact time for salt laden moisture to penetrate the surface of the concrete balconies.
Salt is 50% chlorine and the chlorides from the sea salt seep into the upper surface of the
concrete balconies. Once the chlorides reach the embedded steel reinforcing it creates an
electrical flow in the concrete. This rapidly degrades the steel causing it to oxidize (rust).
As steel corrodes it expands (between 2 and 5 times its original volume) bursting the
concrete covering the steel in a process known as spalling.

While removing the carpet now won’t reverse the damage done, it is imperative to remove
the carpet to reduce the rate at which future corrosion occurs.
David L. May, Jr., AIA
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