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Workshop M2

Monday, October 9, 9:00 a.m.–noon and 1:30–4:30 p.m.

RISK MANAGEMENT FOR CONDOMINIUM PROJECTS

“Multi-Family Risk”

Presented by

Stanley R. Luhr
Founder & CEO

Quality Built

Condominium projects present one of today’s most perplexing construction risk
management challenges. In this era of rampant urban revitalization, renovation
projects have introduced new risks and new challenges for contractors and devel-
opers. This session will provide strategies for both the construction and noncon-
struction phases of a condominium project, from writing the contracts to ensuring
the quality of the work.

➢ Describes key risk exposures for both newly built and conversion projects. 

➢ Outlines contractual strategies for limiting, allocating, and insuring project 
risks. 

➢ Examines high-risk defects and provides key strategies for avoiding them. 

www.IRMI.comCopyright © 2006 International Risk Management 
Institute, Inc.

http://www.irmi.com
http://www.irmi.com


Nearly 1,000 Construction Surety 
and Risk Management Professionals 

already belong to CFMA.

YOU SHOULD, TOO!

• EXPAND YOUR KNOWLEDGE of the construction industry.

• BUILD SALES OPPORTUNITIES as you network with 
Construction Financial Professionals nationwide.

CONSTRUCTION
FINANCIAL

MANAGEMENT
ASSOCIATION

The Source & Resource for 
Construction Financial

Professionals

Receive a Complimentary Copy of

CFMA Building Profits
2006 Risk Management Issue.

E-mail your name and address to membership @ cfma.org.

DISCOVERCFMA



3

W
o

rk
sh

o
p

 M
2

Stanley R. Luhr
Founder & CEO

Quality Built

Mr. Luhr is copresenter for Workshop M2, “Risk Management for Condominium Projects,” on Monday. He
is CEO and founder of Quality Built®, the nation’s largest construction quality assurance firm serving
over 2,000 active projects in 27 states. He is also President of Pacific Property Consultants, a third-par-
ty construction inspection firm he founded in 1984.

Mr. Luhr has served as a construction forensic expert on more than 2,800 construction defect cases,
providing testimony in more than 90 trials and 500 depositions on projects as large as 1 million homes
and $2.3 billion in case value. In 1994 Mr. Luhr began accumulating this builder and product failure in-
formation into a computer-based information system that has become the hallmark of the Quality
Built® program. His leadership in assessing construction quality has led to greatly improved housing
quality across the country for most major builders who employ the Quality Built process.

Quality Built’s history of success is documented in the statistics gathered from more than 278,560
homes in the Quality Built program since 1994. 

Nearly every major insurance company in America has recognized Quality Built’s patent-pending pro-
cess as a significant risk management tool and several companies exclusively mandate the Quality Built
program to their insured clients. 

Mr. Luhr has lectured extensively at NAHB, PCBC, Benchmark, Mid-West Builders Conference, EEBA, Af-
fordable Comfort, American Society for Quality World Congress, Urban Land Institute, IRMI, CFMA,
ASHI, CREIA, NAHB Builder 20 Groups, and countless other builder training events nationwide.
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This file is set up for duplexed printing. Therefore, there are pages that are intentionally left
blank. If you print this file, we suggest that you set your printer to duplex.
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1© 2006 QualityBuilt.com® All Rights Reserved.

Multi-family Risk

26th IRMI Construction Risk Conference  

October 2006

2© 2005 QualityBuilt.com® All Rights Reserved.

Painted Stucco
2

Luhr
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3© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Mid-Rise Glass Spandrel System
3

4© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Mid-Rise Aluminum Fenestrations in EIFS Siding
4

Luhr
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5© 2005 QualityBuilt.com® All Rights Reserved.© 2000 by PPC. All Rights Reserved.

High-Rise Steel & 
Pre-Cast Concrete

6© 2005 QualityBuilt.com® All Rights Reserved.

High-Rise Concrete
6

Luhr
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Data

Claims

Customer
Service Process

Builder
Knowledge

Communi-
cations

Design

Quality

8© 2005 QualityBuilt.com® All Rights Reserved.

Construction’s 7 Deadly Sins

Luhr
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9© 2005 QualityBuilt.com® All Rights Reserved.

-

10© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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Will it provide protection and security? 
Are there active and passive systems that will reduce 

fire spread? 
In an emergency, will I be able to get out quickly? 
Are stairs and rails properly installed to protect me? 
Will cabinets stay in place, even when overloaded?
Are the windows large enough to escape in a fire?

Safety

12© 2005 QualityBuilt.com® All Rights Reserved.

Will this building keep out weather & wind? 
Will it be destroyed in a hurricane or earthquake? 
Will the walls and roof keep rainwater, ice and snow 

from damaging it?  
Will the paint last? 

Durability

Luhr
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13© 2005 QualityBuilt.com® All Rights Reserved.

Will the home be free of drafts, noise, vibration and   
smells?

Will the upstairs be the same temperature as downstairs?
Are the bedrooms shielded from street noise?

Comfort

14© 2005 QualityBuilt.com® All Rights Reserved.

Will my energy bills be low? 
Will I get hot water in less than 30 seconds? 
Will my home be tight enough to eliminate drafts? 
Will the exhaust fans keep out odors and high humidity?
Will my concrete survive de-icing chemicals?
Will the roof flashings last as long as the roof shingles?
Is the paint thick enough to last?
Will the balcony deck support a large party?
Is the garage large enough for my Suburban?

Performance

Luhr
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Will my home be worth more than other homes when I 
eventually sell?

Will the plumbing, electrical and other systems be built 
to allow for expansion or future demands?

Can the roof be eventually replaced without damaging 
the siding?

Are there hidden features of quality in this home that I 
never expected?

Did I get everything that was promised by the builder, 
and then some?

Value

16© 2005 QualityBuilt.com® All Rights Reserved.

Life Safety
29%

Framing
26%

Thermal
2%

Acoustic
1%

HVAC
3%Roofing-

Decking
3%

Plumbing/
Electrical
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Foundation
7%

Building 
Envelope

23%

Life Safety
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Electrical
Roofing-
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HVAC

Thermal
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Source: QB 2005 Data Trends Survey

Luhr
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17© 2005 QualityBuilt.com® All Rights Reserved.

Q uality Built®  Builder Risk Assessment™
  Regional Average Risk Value Dollars Per Unit

$0

$10,000

$20,000

$30,000

$40,000

$50,000

$60,000

$70,000

E astern
Region

C entra l
Region

National W estern
Region

Hawaiian
Region

S ingle Fam ily
Multi-Fam ily
C om bined

18© 2006 QualityBuilt.com® All Rights Reserved.

Luhr
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20© 2005 QualityBuilt.com® All Rights Reserved.
20

21© 2006 QualityBuilt.com® All Rights Reserved.

Lagging and shoring system
21

Luhr
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Installing waste slab over waterproofing
22

23© 2006 QualityBuilt.com® All Rights Reserved.

Bentonite sheet membrane
23

Luhr
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24© 2005 QualityBuilt.com® All Rights Reserved.

Excavation of Paraseal Membrane
24

25© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Detail Showing Improper Elevation of Sub-Drain
25

Luhr
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Efflorescence at Center of CMU Wall

© 2000 by PPC. All Rights Reserved.

26

27© 2005 QualityBuilt.com® All Rights Reserved.

Fluid-Applied Membrane Failing at 
Below Grade CMU Wall

© 2000 by PPC. All Rights Reserved.

27

Luhr
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28© 2005 QualityBuilt.com® All Rights Reserved.

Protection/Drainage Fabric Installation
28

29© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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31© 2005 QualityBuilt.com® All Rights Reserved.

Podium Deck
31

Luhr
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32© 2005 QualityBuilt.com® All Rights Reserved.

Leakage Through Podium Membrane
32

33© 2005 QualityBuilt.com® All Rights Reserved.

Failed Membrane Termination
33

Luhr
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Delaminated Membrane at Flashing
34

35© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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36© 2005 QualityBuilt.com® All Rights Reserved. 36

37© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Fenestration and Roof Shelf Water Testing
37

Luhr
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38© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Roof Shelf Water Testing per AAMA 501.2 Protocol
38

39© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Gasketing Failure
39

Luhr
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40© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Water Testing Cladding, Isolating Windows
40

41© 2005 QualityBuilt.com® All Rights Reserved.

Engineered Caulk Joints at Brick
41

Luhr
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Back-Wrapped EIFS
42

43© 2005 QualityBuilt.com® All Rights Reserved.

Full-Height Windows and Kynar Panels
43

Luhr
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44© 2005 QualityBuilt.com® All Rights Reserved.

IMPROPER 
TERMINATION OF 

SHEET METAL 
FLASHING AT HEAD 

OF WINDOW

IMPROPER 
TERMINATION OF 

SHEET METAL 
FLASHING AT HEAD 

OF WINDOW

44
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IMPROPER LAPPING 
OF BUILDING PAPER
IMPROPER LAPPING 
OF BUILDING PAPER

45

Luhr
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INADEQUATE HEAD 
FLASHING

INADEQUATE HEAD 
FLASHING

46

47© 2005 QualityBuilt.com® All Rights Reserved.

IMPROPER 
MEMBRANE 

TERMINATION AT 
THE SILL

IMPROPER 
MEMBRANE 

TERMINATION AT 
THE SILL

47

Luhr
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48© 2005 QualityBuilt.com® All Rights Reserved.

IMPROPERLY 
INSTALLED REGLETS

IMPROPERLY 
INSTALLED REGLETS

IMPROPER BUILDING 
PAPER LAPPING

IMPROPER BUILDING 
PAPER LAPPING

48

49© 2005 QualityBuilt.com® All Rights Reserved.

Detail of Glazing and Gaskets 
in Aluminum Fenestration 49

Luhr
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IMPROPER END DAMSIMPROPER END DAMS

50

51© 2005 QualityBuilt.com® All Rights Reserved.

Window back leg attachment
51

Luhr
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52© 2005 QualityBuilt.com® All Rights Reserved.

II

End dams require perfect sealant installation
52

53© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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55© 2005 QualityBuilt.com® All Rights Reserved.
55

56© 2005 QualityBuilt.com® All Rights Reserved.

UNSEALED LATH 
PENETRATIONS

UNSEALED LATH 
PENETRATIONS

56

Luhr
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REVERSED LAPSREVERSED LAPS

57

58© 2005 QualityBuilt.com® All Rights Reserved.

OVERDRIVEN LATH 
FASTENERS

OVERDRIVEN LATH 
FASTENERS

58

Luhr
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59© 2005 QualityBuilt.com® All Rights Reserved.

OVERDRIVEN AND 
UNSEALED LATH 

FASTENERS

OVERDRIVEN AND 
UNSEALED LATH 

FASTENERS

59

60© 2005 QualityBuilt.com® All Rights Reserved.

UN-REPAIRED 
PENETRATIONS 

FROM SCAFFOLD 
ATTACHMENTS

UN-REPAIRED 
PENETRATIONS 

FROM SCAFFOLD 
ATTACHMENTS

60

Luhr
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62© 2005 QualityBuilt.com® All Rights Reserved.

62

63© 2005 QualityBuilt.com® All Rights Reserved.

IMPROPER 
INSTALLATION AT 

DECKS

IMPROPER 
INSTALLATION AT 

DECKS

63

Luhr
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MOLD GROWTH ON 
BACK SIDE OF 

DRYWALL

MOLD GROWTH ON 
BACK SIDE OF 

DRYWALL

64

65© 2005 QualityBuilt.com® All Rights Reserved.

THRESHOLD NOT 
EMBEDDED

THRESHOLD NOT 
EMBEDDED

IMPROPER SUPPORTIMPROPER SUPPORT
65

Luhr
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66© 2005 QualityBuilt.com® All Rights Reserved.

INADEQUATE 
PAN 

FLASHING AT 
SLIDING 
GLASS 
DOORS

INADEQUATE 
PAN 

FLASHING AT 
SLIDING 
GLASS 
DOORS

66
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IMPROPERLY 
INSTALLED DECK 

SCUPPERS

IMPROPERLY 
INSTALLED DECK 

SCUPPERS

67

Luhr
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INADEQUATE DECK 
DRAINAGE

INADEQUATE DECK 
DRAINAGE

IMPROPER 
SUBSTRATE AND/OR 

WATERPROOFING

IMPROPER 
SUBSTRATE AND/OR 

WATERPROOFING

68
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IMPROPERLY 
INSTALLED DECK 

SCUPPER

IMPROPERLY 
INSTALLED DECK 

SCUPPER

69

Luhr
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70© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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71© 2006 QualityBuilt.com® All Rights Reserved.
71

72© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Mechanical Equipment Low On Roof Causes 
Higher Roof Replacement/Repair Costs 72

Luhr
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73© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Ridging in Cap Sheet at Roof Girders Caused 
by Differential Temperature of Sheathing 73

74© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Roof Access Too Close to Side Wall
and Discontinuous Flashing at Wall 74

Luhr
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© 2000 by PPC. All Rights Reserved.

Epoxy Coated Steel “Standing Seam” Metal 
Roof Mansard with Concealed Gutter 75

76© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Pitch Pockets Pose Potential Problems
76

Luhr
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77© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Secondary Drain Not Elevated 2-Inches 
Above Primary Drain 77

78© 2005 QualityBuilt.com® All Rights Reserved.

© 2000 by PPC. All Rights Reserved.

Parapet Coping Ponds Water 
78

Luhr
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© 2000 by PPC. All Rights Reserved.

2-Piece Transition Flashing Has Failed
79

80© 2005 QualityBuilt.com® All Rights Reserved.

Luhr
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Luhr




