
Leaky Condo Crisis –

Transforming an Industry

BCBEC

OCTOBER 20, 2023

Dave Ricketts | M.Sc., P.Eng.(retired), FEC

RDH Founder, Board Chair





Lower Mainland and Vancouver Island mid 1990s









Blame the Government…







Who To Blame?

→Wet climate?

→ Vapour barriers?

→ Shifty developers?

→ Architectural style – no overhangs

→Materials – OSB, stucco? 

→ Building code?

→ Energy efficiency?

→ Architects – lack of details and inspection?

→ Building officials?



SURVEY OF BUILDING ENVELOPE FAILURES IN THE 

COASTAL CLIMATE OF BRITISH COLUMBIA 

(CMHC 1996)

→ Correlate building envelope performance problems that are being experienced in 

low-rise wood frame residential buildings in the coastal climate of the BC Lower 

Mainland, with sources of moisture, and design and construction features

→ Large stakeholder group (BERC): development industry, the architectural and 

engineering professions, government agencies involved in housing, contractors and 

trade organizations

→ Forty-six buildings were studied, 37 with performance problems, 9 without



Key Conclusions
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Key Conclusions

→ Source of moisture leading to the performance problems was exterior water ingress 

→Water enters the wall assemblies at interface and penetration details

→ Failures related to aspects of the design and construction rather than operations or 

maintenance, or the materials themselves

→ Lack of understanding in the design and construction industry regarding water 

management principles

→Drainage and drying potential have significant impact on the ability of a wall to perform

→ Face sealed wall assemblies are very sensitive to design and construction variables and it is 

unlikely that acceptable performance can be achieved 

→ Lack of details and poor details are significant contributors to poor performance of 

as-constructed details



Key Recommendations

→ Show more details (larger scale, 3-D )

→Develop guidance documents with respect to assemblies and 

details

→ Communicate and verify performance of design intent through 

mock-ups

→ Establish continuing education programs for architects and 

engineers regarding building enclosure performance

→ Establish building envelope quality management and assurance 

protocols

→ Train trade personnel with respect to the construction of the 

building enclosure 



Leaky Condo Crisis Follow-up

→ Former BC Premier Dave Barrett launched a commission 

(“The Barrett Commission”) and two public inquiries into 

the leaky condo crisis in 1998 and 2000

→ Home Owner Protection Office (now part of BC Housing) 

formed in 1998 to protect homeowners/buyers through 

builder licensing, training of builders, research and 

guidance documents, and a 3rd party warranty

→ Building code changes

→ Education programs

→ Arguably the leaky condo crisis generated our industry, 

one that now leads in North America



Many Other Studies

and Guidelines

→ Study of Poured-In-Place Concrete 

Wall Performance

→ Performance of Rainscreen Walls

→ Guide - Energy Efficient Building Enclosures

→ Illustrated Guide - Achieving Airtight Buildings

→ Builder Guide – BC Energy Step Code

→Window and Door Replacement Guide

→ Heat Recovery Ventilation Guides

→…………



Technology Improvements
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Technology Improvements

Concrete slabConcrete slab

Deflection head flashingDeflection head flashing

Stud trackStud track

SealantSealant

MembraneMembrane

ShimsShims

SealantSealant

Cover flashingCover flashing

Window wallWindow wall

Exterior sealantExterior sealant

WINDOW-WALL SLAB SPANDREL ASSEMBLY

RDH



Technology Improvements



Who To Blame?

→Wet climate?

→ Vapour barriers?

→ Shifty developers?

→ Architectural style – no overhangs

→Materials – OSB, stucco? 

→ Building code?

→ Energy efficiency?

→ Architects – lack of details and inspection?

→ Building officials?



Reflections

→ Created an industry
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Reflections

→ Created an industry

→ Building science education

→Not fully understanding 

building science principles







Reflections

→ Created an industry

→ Building science education

→Not understanding building science principles

→ Seattle experience with air tightness

Fans



Reflections

→ Created an industry

→ Building science education

→Not understanding building science principles

→ Seattle experience with air tightness

→ Thinking of the building as a system
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Reflections

→ Created an industry

→ Building science education

→ Not understanding building science principles

→ Seattle experience with air tightness

→ Thinking of the whole

→Missed opportunities

→ Changing priorities – Climate change, cooling, electrification, energy



rdh.com

Learn more at

@RDHBuildings

RDH Building Science

Discussion 

+ Questions
dricketts@rdh.com
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