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Construction Problemsin Multi-Family Residential Buildings

Introduction

Many high-riseresidentiabuildingsrequireextensivearid
costly repairswhile still relativelynew (lessthan?2 years
old, in somecases).In 1991,for example,the Ontario
New Home Warranty Program(ONHWP) paid out $20
million forrepairsto high-risecondominiumbuildings.

In order to comprehensivelydocument the types,
frequencieandcause®fproblemsCanadavortgageand
Housing Corporation(CMIHC) and ONIIWP developeda
computeprogramto identify the main typesof problems
andcorrelatehemwith correspondingpuilding systemsor

designandconstructiorpractices.

Problemdatawere obtainedrom ONHWP's files, which
contain information on complaints, confirmation,
resolution,andin some casesrepaircosts. Design and
constructiondetails were determinedfrom the buildings’

original plans,which wereborrowedfrom the contractor,
designeror condominium board. In some cases,
researcheralsovisitedthe buildingin personto checkon

certain details and gain an overall impression of

constructiorguality.

Findings

The mostcommoncomplaintswereof moistureproblems,
reportedfor 36 out of 44 buildings. Moisture problems
werefoundto correlatewith poor flashing construction or

with relianceon caulkingto preventain penetratiorandair
leakage.

Other commonproblemsincludedefflorescencegracking,
drafts,interior stainingandcorrosion.

Many of theproblemgeportedappearedo betheresultof
poor or inadequatedetailing for featuressuch as flashing,

cavity size or movemenjoints.

The studydeterminedrom thereviewof 47 setsof building
plansthatthevastmajority did notprovide enoughdetails
to guidethebuilder. Wherethe planswere detailedand
comprehensivethe ONHWP files containedfew or no
problemcomplaints.

Inspectionsby designersseemedyenerallyinfrequentand
probablyineffective as a meansof quality control. The
insufficient budgets of local building officials limit their
focusto structuralindfire safetyonly. Inaddition,sincethe

plansarenot complete,it is difficult, if notimpossible,for
inspectorso determinecompliance. Another factorin the
quality of constructionis the contractor’s abilities and
attentionto detail. Successfusingle-familyhomebuilders
do not necessarilyhave the skills requiredfor high-rise
construction. It may be worth considering different
warrantyratesdependingn theexperiencandtrackrecord
of the contractor,or athird-partyinspectionsystem.

Recommendations

+ The computerprogram developedfor this study could
serveasthebasisfor acomprehensiveataifie on problems
anddesignandconstructiordetails.

Information could beprovidedby designersONHWP and
CMHC, andtheprogramcouldbe refinedto provideafiner
breakdowrof problems.

* Otherpublic andprivatebuilding ownersshouldoe invited
to provideproblemdatasothatproblemscanbe studiedand
minimizedby improvingoriginal constructiorprocedures.

 The quality of building designs should be improved.
Emphasismustbe placedon practical educationand on
productionof user-friendlytechnicalinformation.

+ Bulletin 19,“Design and SiteReview Reporting,” should
beimplementedwith emphasisn securingnspectorgrom
qualified firms not directly responsibleto either the
contractoror the board. For instance, Technical Audits
commissionedby CondominiumBoardsprovidedthe most
detailedidentificationof problems.

* The National Building Code and the Ontario Building
Code should containrequirementsfor the performanceof
thebuilding envelope.

+ CMIHC and ONIIWP should developinformation on
remedialmeasureo correcttcommonproblemsalongwith
scheduledor normal maintenancendrepair. CMHC is
also moving to develop assessmenstrategies and
repair/renovatiorstrategies.

* Existing information on effective ways to preventrain
penetratiorand moisturecondensations not being used.
CMIHC and ONHWP shouldcontinueto developwaysto
get this informationto the peoplewho needit. CMHC is
movingto develop‘Best Practice”guidestodeal with this,
anddevelopingseminarn detailing.
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resultsofthis research.
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