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The external wall of most highrise buildings in Bangkok usually have stain problem. The lack of
maintenance results in rapid dilapidation of the building envelope affecting building safety and value. However,
maintenance building envelope is time-consuming and expensive The study aimed to identify the problems of the
building envelope of highrise buildings, as well as current methods of maintenance. Then it should lead to guidelines
for proper maintenance. The study collected data by using observations, photographs, interviewing building
managers and related parties. It selected 13 case studies of buildings in central business area of Bangkok.

The study found 5 different types of building envelope which are glass, glass and granite, glass and
aluminum cladding, glass and painted concrete, and glass and tiles.

It is found that the typical problems of the envelopes of these buildings are exterior stains, calces, rust,
scratches, leaks, deteriorated materials and cracks. The problems can be classified into 2 types : temporary and
permanent. The former can be fixed by repairs and maintenance, while the latter cannot be fixed. The severity of the
problems depends on the type of the matenia!l of envelope, its lacation, the shape of the building, and the frequency of
the maintenance.

The factors that cause problems to the highrise building envelope are 1) the location of the building and its
surroundings, 2) the shape of the building, 3) the material of the envelope, 4) the functional purpose of the building, 5)
understandard construction, 6) a lack of maintenance plan and budget and 7) poor maintenance procedure. The
causes can be categorised into 3 categories which are design, construction and maintenance. Furthermore,
negligence of maintenance results in higher costs for maintenance, and greater difficulty for correcting the probiems.

The study suggested that, preventive maintenance plan should be adopted, the building envelope
maintenance should be performed at least once a year preferably between December and February. Highrise
buildings should do their envelope inspection regulary, and repair immediately to reduce the danger arising from the
poor condition of the exterior wall. An architect should initially take the building envelope maintenance into
consideration to avoid such problems. Spiderman seems to be the most effective maintenance method because of its

flexibility, rapidness and low cost.



