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RE:  – Inquiry into building quality in the ACT submission 

 

To whom it may concern, 

 

We represent the Owners Corporation of ’, located at  

 We have been instructed to write on behalf of the Owners Corporation and provide a 

submission in relation to the inquiry into building quality in the ACT. 

 

Please refer to the points below: 

 

-  is a 45 unit residential apartment building with basement car parking, located at  

 

- The builder was  who were then deregistered on 2 October 2013; 

the developer was  who were then deregistered on 17 February 2014. 

- The certificate of occupancy for the building was issued on 7 September 2012 and the Units Plan registered 

on 26 October 2012 

- Since registration of the building (26 October 2012) a great number of defects arising from poor building 

quality have arisen at this site. These defects include major common area faults as well as unit specific 

defects resulting in water ingress and substantial issues within units. 

- Appended to this submission (pdf. Appendix A_Reports) are a number of reports from Northrop consulting 

engineers identifying the common area defects: 

o Extensive leaking to building and basement areas 

o No waterproofing membrane installed to basement topping slabs/podium floor 

o Rusting to steel supporting beams as result of water ingress to basement 

o Poor installation quality of stairwell windows allowing water ingress to common stairwells 

o Poor drainage mechanisms on unit balconies 
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o Major cracking to basement retaining wall 

o Poor installation of stair treads (glue) resulting in falling treads and ongoing safety risk 

- The Owners Corporation has had very little opportunity for recourse via the builder/developer due to their 

deregistration as noted above 

- The Owners Corporation have attempted to make claims against the approved Fidelity Fund (ref: 09/0031) 

with the Master Builders Association Fidelity Fund which have been denied. 

- The Owners Corporation is in the process of exploring legal action against the Master Builders Fidelity Fund. 

- Appended to this submission are the following documents: 

o Appendix A – Expert reports 

o Appendix B – Building commencement notice, Building Approval & Certificate of Occupancy 

 

The Owners Corporation believes that the above points provide relevant information in relation to the inquiry, 

specifically in relation to enforcing the Statutory warranties implied in the Building Act 2004. This raises question 

as to the checking of Build Quality Requirements, Certification, and dispute mechanisms where a 

builder/developer has been deregistered. 

 

The Owners Corporation appreciates the time taken to consider this submission and hopes that measures are put 

in place to protect homeowners and Owners Corporations from deficient building quality/practices in the ACT. It 

is hoped that measures and assistance can be put in place to assist homeowners and Owners Corporations 

currently dealing with effects of poor building practices in the ACT. 

 

 

Please feel free to contact our office should you require any further information. 

 

 

Yours faithfully, 

 

 

 
 

 

Pascal Deschanel on behalf of  

Division Manager 

Pascal.Deschanel@civium.com.au 

6 July 2018 
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CR140337e01 
26th August 2014 
 
Tristan Veurink 
Ray White Strata 
Locked Bag 3008 
WODEN ACT 2606 
 
 
Dear Tristan 
 

 – Water ingress into basement 
 
As requested we have visited the above building with a view to providing 
comment on the reported building defects particularly water ingress into the 
basement. 
 

Picture 1:  Trafficable podium 
slab above the basement carpark. 

 
Picture 2:  Stressed floor panels 
over a steel frame. Extensive 
ponding on the car park floor. 

 
Picture 3:  Rusting structural 
steel. 

Our observations are: 

 The development is a three storey unit block over a 
single level basement car park. The building is 
approximately 2 years old. 

 We were directed to issues with the basement 
waterproofing and did not review the rest of the 
structure. 

 The podium slab over the basement is trafficable 
and appears to be Hanson Precast stressed panel 
slab over a steel frame. The precast panels appear 
to be topping with an insitu structural concrete 
topping. There is no apparent waterproof membrane. 

 We visited the site about three days after rain. There 
was still extensive ponding on the car park floor. 

 There is water penetrating the walls and floor panels. 
The water ingress is occurring at the wall/floor 
junction, the wall joints and the floor panel joints. 

 The steel beams that support the podium and the 
upper floors of the building are beginning to rust.  

 The junction between the slab edge and the top of 
the wall is just below the garden bed mulch. In some 
places the edge former stands proud of the slab 
surface and has been bent away from the slab. The 
podium slab falls towards this edge and the steel 
former is trapping and directing water down the edge 
of the slab and wall. The garden bed is mulched and 
in many cases ponds against the wall and slab edge. 

 There is reflective cracking in the podium topping 
slab. The cracking is related to shrinkage and 
reflects the location of the joint between the floor 



 

  

 

   

 
Picture 4. Water penetrating the 
wall and floor. 

 
Picture 5. Water penetrating floor 
panels. 

 
Picture 6. Steel edge former 
between slab edge and mulch. 

 
Picture 7. Reflective cracking in 
the podium topping slab. The 
cracks reflect the joint between 
each floor panel. 

 
Picture 8. Waterproof membrane 
strip over a reflective shrinkage 
crack. 

panels below the topping. 

 There are also shrinkage joints cut into the topping 
slab, parallel to the panel span. 

 It appears that the joints were untreated at 
construction but now there seems to be an attempt 
to waterproof them. Some reflective cracks have 
also been sealed. Many cracks are not sealed. 

 There are planter beds against the building on top of 
the topping slabs. The location of the planter tends 
to coincide with areas of greater ponding below. We 
are told that water can leak through the slab for 
many days after rain. 

 
Our comments are: 

 The building is only young and it should not be 
leaking to this extent. 

 The leaks are coming from several sources: 
o Through wall joints. 
o Through wall/slab junction. 
o Through the floor itself. 

The wall itself is performing reasonably well. 

 The wall joints and the wall/floor junction are simply 
control joints that should have been properly sealed. 

 The floor system itself is leaking and this is because 
water is penetrating into the slab system through 
control joints and shrinkage cracks.  

 The planter boxes will hold water and if not properly 
drained and waterproofed will also concentrate water 
and allow it to enter the slab system.  

 The floor system of steel beams and topped panels 
is common however it is not appropriate in this 
situation unless it is used in association with a 
trafficable waterproof membrane. The water proof 
membrane would need to be durable and capable of 
supporting the loads and abrasion caused by traffic 
and pedestrians. 

 If the leakage is not addressed it is likely that the 
steel structure will continue to rust and will eventually 
be unserviceable. 

 
Our recommendations are: 

 The original structural drawings should be obtained 
to allow us to confirm our assumption that the 
podium floor system is a topped stressed panel 
system. 

 The architectural drawings and specification should 



 

  

 

   

slab. 
 

 
 
 

 

be obtained to ascertain whether or not a waterproof 
membrane was specified for the podium slab. 

 The wall and wall/floor joints, though leaking are not 
likely to be detrimental to the structure in the longer 
term. However if the leaking becomes unacceptable 
it will need to be corrected by properly waterproofing 
the joints. This can be attempted from inside the 
basement but it is generally more effective when 
treated from the outside. 

 If our assumption is correct the podium floor should 
be properly waterproofed. This will require 
investigation into a suitable membrane and 
installation by an experienced contractor. The fact 
that this membrane will need to be retrofitted will 
inevitably lead to complications around fittings, 
fixtures, steps, planters and the like. A contractor 
experienced with this environment should be used. 

 The drainage falls on the slab surface should be 
assessed to ensure they direct water off the slab 
efficiently prior to installing the membrane. 

 The planter boxes should be properly waterproofed. 
It could be simpler to remove them. 

 The steel beams under the podium should be 
cleaned and painted with a protective coating to 
protect them from corrosion. This will only be 
possible on the exposed faces. The slab will need to 
be waterproofed to prevent water reaching the 
concealed faces. 

 
If we can help you further with this advice please contact us. 
 
 
Regards,      reviewed by,   
 
 
 
 
 
     
Bryan Cossart     Scott Bland 
Principal      MIEAust NPER 



 

   

CR151397e01 
12th November 2015 
 
Helena Sugar 
Civium Strata People 
Locked Bag 3008 
WODEN ACT 2606 
 
 
Dear Helena 
 

 – Water ingress into stairwells and 
basement 
 
As requested we have visited the above site with a view to providing 
comment on further water ingress into the basement and now the stair wells. 
We note that we have previously reported on these units in August 2014. 
 

 
Photo 1. Water damaged 
plasterboard and skirting. 

 
Photo 2. Water damaged 
plasterboard along a side wall to the 
stairwell. 

Our observations are: 

 Water damage is evident to the 
internal wall lining and skirtings on 
the northern wall to the stairwells. 
This is immediately under the large 
northern window. 

 There is also water damage 
evident on the side walls of the 
stair wells. 

 The window sills are stained from 
water as well. 

 The external window sill is very 
close to if not higher than the 
internal sill. It has very little fall in 
some instances. 

 The steelwork in the basement is 
continuing to rust. 

 
Our comments are: 

 The water ingress to the stairwells 
is the result of possibly two causes. 
One from leaking windows possibly 
exacerbated by the poor detailing 
of the window sills. Also water 
entering through from the 
balconies. 

 The steel beams in the basement 
are continuing to rust. 

 



 

  

 

   

 
Photo 3. The external window sill is 
very close to if not higher than the 
internal sill. It has very little fall in 
some instances. 

 
Photo 4. Poor drainage on upper 
balconies. 

 
Photo 5. Poor drainage on upper 
balconies. 

 
Photo 5. The steel beams in the 
basement are continuing to rust. 

Our recommendations are: 

 The internal wall lining should be 
removed from several positions in 
the stairwells to allow us to observe 
inside the walls, preferably during 
heavy rain. Preferably we should 
be on site to direct removal. 

 The steel in the basement will 
continue to rust until the podium 
slab is properly waterproofed. This 
will eventually become a structural 
issue and will need repair.  

 The podium slab should be 
waterproofed. 

 The drainage from the upper level 
balconies needs to be very well 
maintained to prevent ponding 
during heavy rain. Alternatively the 
drainage could be improved by 
installing larger outlets where 
required. 

 
If we can help you further with this advice 
please contact the undersigned. 
 
Regards,  reviewed by,  
 
 
 
 
 
Bryan Cossart Scott Bland 
Principal  MIEAust NPER 
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CR171664e01 
19thJuly 2017 

 
Pascal Deschanel 
Division Manager 
Civium Strata People 
 

 
 
 

 
Dear Pascal, 
 

 – CRACKING IN BASEMENT  

 
As requested we have visited the above address with a view to providing 
comment on the reported cracking in the basement retaining wall. 
 

 
Photo N0 1.The blockwork under the steel 
beam across the driveway entrance has a 
roughly vertical crack. 

 
Photo N0 1.The crack is about 25mm 
wide. 

 
Photo N0 1.The crack extends around the 
corner 
 
 

Our observations are: 

 There is a large crack at the right hand side of 
the entrance to the basement carpark. 

 The crack is over 25mm wide and appears to 
extend through the concrete block skin and 
into the concrete fill. 

 There is a 300 SHS beam sitting on the wall at 
this location 

 
Our comments are: 

 The steel beam is not as shown on the 
structural drawings. On the drawings the beam 
is noted as a 610UB. On site the beam is a 
300RHS 

 The cracking seems to have been caused by 
restraint against shrinkage. The beam or wall 
has moved differentially and the supporting 
brickwork has been pulled away by its 
attachment to the beam. 

 The beam has effectively lost its support at this 
location. 

 
Our recommendations are: 

 The beam should be considered unsupported 
and should be propped without delay. A prop 
can be placed adjacent to the wall and still 
allow cars to enter and leave the basement. 

 The most straight forward way to rectify the 
issue is to install a new column at the side of 
the roller door about 1m away from the wall. 
This column will need to be founded on a new 
footing and it will need to be concrete filled for 
fire rating. 
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  Alternatively we could investigate using a large 
steel angle wrapped around the corner of the 
wall. This option is not preferred as the steel 
column will be hard up to what should be 
considered a “wet” wall and therefore 
corrosion may become an issue in the future. 

 We note that rusting of the other steel work in 
the basement is continuing to occur and the 
steelwork is slowly deteriorating. 

 
We trust this is advice requires no further explanation. We suggest you organize 
propping as soon as possible and ask the builder to contact us if they require 
assistance with propping details. 
 
Subsequently we would be able to help you with a design for the remediation if 
you wish. We suggest our fees for this will be in the order of $2,500 plus gst. 
 
Please contact the undersigned if you would like us to proceed with a design. 
 
 
Regards,       reviewed by  
 
 
 
 
 
 
 
Bryan Cossart       Reza Lotfi 
Principal       MIEAust CPEng NER 
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CR171164-E01 
25 May 2017 
 
 
Pascal Deschanel 
Division Manager 
Strata – Canberra 

 
 
 
 
Dear Pascal, 
 

 – DISLIDGED STAIR TREAD  
 
On 22 May 2017, as requested, we urgently attended the site to comment on a structural failure in stair 
near unit 33 at the building.  
 
Due to the safety risks associated with the issue, on the same day, we have issued recommendations by 
email for a short-term solution for damaged treads and operational limit for the stairs. Summary of 
comments and recommendations are attached. 
 
We understand that the tread of the stair was dislodged by a removalist’s trolley travelling over it. The 
tread fell and landed on and damaged another tread one floor below.  
 
 
Our observations are: 

• The stair construction is: 
o Steel parallel flange channel stringers 
o Concrete landing 
o Precast concrete treads (1000x300x70 approx.) glue fixed to horizontal supports welded 

to the stringers 
o Metal plate risers screw/glue fixed to vertical support welded to the stringers 

• Based on visual review of the damaged tread we observed that the precast tread is reinforced 
concrete.  

• Whist on site we noticed couple of other loose treads in the same area. 
 
 
Our comments are: 

• Based on the observed single precast tread, we understand the treads are reinforced concrete. 
This is likely to be typical but has not been confirmed. We could confirm this if you wish by 
further investigation. 

• The precast reinforced concrete treads are acceptable for vertical loads in line with Australian 
Standards. 

• The treads are not acceptable for horizontal incidental loads due to the brittle glued connection. 
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Our recommendation is: 

• The treads should be fixed to the stringers with a bolted connection rather than relying on glue. A 
simple fixing procedure is attached.  

 
 
 
Yours faithfully      reviewed by 
 
 
 
 
Reza Lotfi      Bryan Cossart 
MIEAust, CPEng, NER     Principal 
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Summary of comments and recommendations issued on 22 may 2017 
 

• “The damaged/loose treads should be safely removed and replaced with 1000x300x65 LVL + 
4M12 holding down bolts as a temporary solution.” 

• “The treads are not acceptable for horizontal loads (eg removalist using trolley).” 

• “In short term, until permanent resolution, we recommend all of the stairs (with similar 
construction) be inspected immediately and loose treads be identified and replaced. Any 
application that may put horizontal load on stairs (eg trolley or any similar equipment) shall be 
avoided.” 

  
Installation of permanent fixing for Treads 

• Remove the metal riser. 

• Clamp the precast concrete tread to the support. 

• Install 4 M6 TruBolts on each tread. For installation, drill two holes from underneath through each 
side support into the tread. Manufacturers recommendation are to be followed. 

• Remove the clamp. 

• Screw fix the metal riser back in place. Use 4 screws per riser. 
















	Submission Coversheet 16
	16 Pascal Deschanel
	UP3865_Inquiry into building quality in the ACT
	Appendix A_Reports
	Appendix B_Certificates




