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STANDARD PROPERTY INSPECTION REPORT

SERVICE REQUESTED As agreed with Client .

STANDARD INSPECTION REPORT - Tests were carried out (see also Clause A.1).

SPECIAL CONDITIONS OR INSTRUCTIONS: There are no special conditions or instructions.

SUMMARY OF FINDINGS

IMPORTANT NOTE: The Client acknowledges that, unless stated otherwise, the Client as a matter of urgency should
implement any recommendation or advice given in this Report. The Summary is not the Report. The following
Report must be read in full in conjunction with this Summary. If there is a discrepancy between the information provided
in this Summary and that contained within the body of the Report, the information in the body of the Report shall override
this Summary.

Summary
On the day of inspection the property was found to be in a reasonably maintained condition for a property of
its age and type, with general deterioration/weathering and minor defects for age detecte d. Recommend the

implementation of an ongoing maintenance program for the property. Consideration should be given for
obtaining quotations to rectify/repair any defects as identified within the report. Refer to the general
maintenance tip sheet attached to this report.

The building has a truss type roof construction. Bulk ceiling insulation batts installed.

The Building Report must be read in full and in conjunction with the Timber Pest Inspection Report. It is
essential that all recommendations and n  otes made by the Building and Pest Inspection Reports be
addressed prior to the contract becoming binding.

Sarking - NOT INSTALLED. This may be by design or an omission. On the day of inspection, the inspector

was unable to determine whether the installa  tion of sarking was a requirement at the time of construction.
Recommend Client or Clientds solicitor make the neces
of sarking met the standard at the time of construction.

The premises would need to b e vacant and containing no stored goods or furnishings to enable a thorough
visual inspection as per Australian Standards AS4349.3  -2010.

Conditions Conducive to Structural Damage were detected on the day of inspection. See item 3. 2 -
Conditions Conduciv e to Structural Damage - in the Defects Assessment for further details.

Defects to the secondary and finishing elements of the property were detected on the day of inspection. See
item 3. 3 -Significant Defects / Secondary and Finishing Elements - in the Defects Assessment for further
details.

NOTE: Smoke detectors are not tested and/or type specified. Client should confirm as to the working

condition, locations and interconnecting of the smoke detectors and if installation meets legislation

Amendment Re gulation 2016 in accordance with AS 3786 -2014. Photoelectric smoke alarms see smoke and
will alert you early, so you can escape. Refer to www. gfes. gld. gov. au. (New Smoke Alarm Legislation) for
more details and/ or seeking further advice from a licensed and practicing electrical contractor.

Inspection to fences/structures and retaining walls was carried out from inside what is presumed as the

legitimate boundary linesftitle of the property and street front only. It is recommended that client/client

solicitor engage a licensed and practicing L~ and Surveyor to undertake and confirm with are  -establishment
survey on boundaries to check that all fences/retaining walls are correctly positioned including buildings

and building setbacks. We are unable to accurately determine the true boundary lines of the property during
the course of a standard building inspection. No inspection was undertaken to any retaining walls on

neighbouring/ adjoining properties. Adjoining property was not accessed to inspect retaining walls etc.

Where appropriate, legal advi ce (e. g. from a solicitor) should be sought to explain title and ownership

matters and to deal with matters concerning easements, covenants, restrictions, zoning certificates and all

other law -related matters. The above recommendations should be fully add ressed and/or implemented prior
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to contract becoming binding.
Check and maintain sealants to all wet areas.

Shower recesses (to detect leaks if water is connected) are visually checked and may not reveal any

evidence of a water leak to shower enclosure  area below and/ or outside enclosure or identify if a
waterproofing membrane has been installed behind tiled surfaces to meet with water proofing requirements

and if these works have been installed to meet with building codes/ requirements prior to proper ty
inspection. Silicone application to corners of wall and floor tiles is a temporary waterproofing measure and

may only last for some months before breaking down if not maintained. The test on shower recesses is

limited to running water within the recesse s and visually checking for leaks. As showers are only checked
for a short period of time, prolonged use once a property is occupied may reveal leaks that were not

detected on the day of inspection. It is very important to maintain adequate sealing/ waterp roofing in
bath/shower areas. Very minor imperfections/ tile cracks can allow water to get into the wall or floor areas
behind and/or below tiles and cause significant damage. No evidence of a leak during inspection does not
necessarily mean that the showe r does not leak. Recommend monitoring areas adjacent shower/ baths to
identify water leaks. The presence of dampness is not always consistent as the prevailing and recent

weather conditions at the time an inspection is carried out may affect the detection of damp problems. The
absence of any dampness at the time of inspection does not necessarily mean the building will not

experience some damp problems in other weather conditions. Likewise whether or not services have been

used for some time prior to an ins  pection being carried out will affect the detection of dampness. Also,

where a shower recess has been water tested and no leakage was evident, this does not necessarily mean

that the shower will not leak after prolonged use. Accordingly, to fully detect an d assess a damp problem,
may require the monitoring of the building over a period of time.

An electrical safety switch (RCD) appears to have been installed to the property. Recommend regular testing
of the safety switch to ensure it remains in a fully fu nctional condition. It should however be noted that we
were unable to legally test the operation of the safety switch during the course of our inspection.

Recommend seeking further advice from a licensed and practicing electrical contractor.

Recommend an independent electrical inspection be carried out by a licensed and practicing electrician
prior to purchase of the property as a precautionary measure.

Recommend an independent plumbing and drainage (including but not limited to hot water system and/or
gas reticulation and/or metal roofing surfaces and/or drainage system) inspection be carried out by a
licensed and practicing Plumber/Gas fitter/ Drainer/ Metal Roofer prior to purchase of the property and
contract becoming binding as a precautionary measu re.

The Client acknowledges that this building report does not cover or deal with solving or providing costs for
any rectification and/ or repair work to defects detected on day of inspection.

This company does not give warranty for any works carried o ut by other parties and is not responsible for
the supervision or re -inspection of any follow up repairs arising from this building report.

Smoke alarms, electrical safety switches, lighting and power circuits are not checked and/ or tested for
operation on day of inspection.

Appliances such as hot water storage cylinders, dishwashers, insinkerators, ovens, rangehoods, stoves, air
conditioners, ducted vacuum systems, garage roller/ tilt door etc are not tested for operation on day of
inspection.

The Client acknowledges that, unless stated otherwise, the Client as a matter of urgency should implement
any recommendation or advice given in this Report. If the client fails to implement our recommendations or
advice as stated within this Report, the client agrees and accepts that they will not or cannot hold us
responsible, as the client had an opportunity to:

A Terminate the contract;

A Ask the Vendor to rectify or repair; or

A Renegotiate with the Vendor.

All surface water should be diverted away from ho use footings/foundations. Refer to attached CSIRO
Information Sheet.

Drainage that is installed to move surface water would have to be kept open and clear at all times to

function. No calculations have been made as to whether the drainage installed is adequate to move water in
all situations. Recommend seeking further advise from a licensed and practicing plumber/drainer.
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Recommend the installation of a surface drainage system to aid in the removal of excess surface water away
from the building footin  gs/foundations. Recommend seeking further advice from a licensed and practicing
plumber.

In conclusion, following the inspection of the surface work in the Readily Accessible Areas of the property, the overall
condition of the building on the day of the inspection in the context of the average condition of a similar building of
approximately the same age was considered:

1 Average.

This report is limited to the agreed service requested. For all other aspects pertaining to the property you will require
consultation with relevant experts prior to settlement. These aspects may include, but are not limited to, fire and
segregation, egress, disabled access, plumbing, electrical, structural design, licensing, town planning, occupational
health and safety, regulatory compliance. No inspection to septic, grease traps, pump systems, tanks etc. as per
Australian Standards.

Recommend client or clients solicitor make the necessary enquiries with the local council into the legality of any structure
or additions on the property. Where possible, the records of the appropriate local authority should be checked to
determine or confirm i whether the ground which the building rests has been filled, is liable to subside, or if it is flood
prone & whether council has issued a building certificate or other notice for the dwelling.

The building report must be read in full and in conjunction with the timber pest report. It is essential that all
recommendations and notes made in the building and pest inspection reports be addressed prior to the contract
becoming binding.

DO NOT ACCEPT THE DWELLING without understanding the comments in the report, or without undertaking
the recommendations of this report.
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1.0 ACCESSIBILITY (See also Clause A.2)

The Consultant has endeavored to access and inspect all areas of the property on the day of inspection
however areas to which reasonable access for the full visual inspection were not available or were obstructed
or restricted are outlined below: -

Furniture and storage

Furniture and storage
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Storage

15/11/2022

Furniture and storage Storage

Furniture and storage Storage
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Storage

Roof void Roof void

Roof because:

Roof access was not possible due to the steep pitch of the roof. No
inspection due to Workplace Health and Safety restrictions/ legislation.

Inspection done from ladder only.

Roof Void because:

Visual inspection to some timbers in the roof void were obstructed due to
the design of the roof which restricted bodily access.

Restricted visibility to soffits/eaves.
Vertical clearance low in sections (unreasonable access to these sections).
Insulation batts obstruct visual inspection.

Interior becau se:
Window furnishings, floor coverings, furniture and stored goods.

Built in sections, wall and ceiling linings.
No access to voids beneath built in cupboards and bath tubs.

Garage because:
Visual inspection limited due to storage.

Sub Floor because:
No access to subfloor where slab on ground/solid fill construction.

Wall Exterior because:
Visual inspection from ground level only.

Stumps, and/or Posts because:
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Visual inspection from ground level only.
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2.0 GENERAL

2.1 Brief description of the building and other structures on the property:

West elevation Water heat pump installed

N
22

Safety switch may or may not be
installed

15/11

Thermal detector and moisture meter
used

Type: Unit.
Height: Single Storey.

Building: Brick Veneer.

Piers: Concrete.
Floor: Concrete Slab.
Roof: Metal.
2.2 Was the property furnished at the time of inspection? Yes
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IMPORTANT: THE PREMISES WOULD NEED TO BE VACANT AND CONTAINING NO STORED GOODS OR
FURNISHINGS TO ENABLE A THOROUGH VISUAL INSPECTION AS PER AUSTRALIAN STANDARDS 4349.3

2.3 Weather on day of inspection?  Dry.
2.4  Were smoke detectors fitted on the day of inspection? Yes

NOTE: THE CONSULTANT CANNOT COMMENT ON THE INSTALLATION/ TESTING REQUIREMENTS OF SMOKE
DETECTORS AS THIS IS A SPECIALIST SAFETY CRITICAL TASK THAT IS NOT WITHIN THE SCOPE OF THIS
INSPECTION AND REPORT. IT IS STRONGLY RECOMMENDED THAT THE CLIENT OBTAINS ADVICE FROM A
SUITABLY QUALIFIED PERSON TO EITHER INSTALL THE ADEQUATE AMOUNT OF SMOKE DETECTORS
AND/OR ENSURE EXISTING SMOKE DETECTORS ARE OF THE REQUIRED TYPE AND ARE INSTALLED AND
MAINTAINED CORRECTLY.

2.5 Was the inspection limited to assessing the interior and immediate exterior of a particular unit? No

NOTE: NO INSPECTION TO COMMON PROPERTY AS PER AUSTRALIAN STANDARDS. MATTERS IN RELATION
TO COMMON PROPERTY REQUIRE FURTHER INVESTIGATION THROUGH BODY CORPORATE. STRONGLY
RECOMMEND CLIENTS SOLICITOR MAKE THE NECESSARY ENQUIRIES RELATING TO THE TYPE OF BODY
CORPORATE TITLE WHICH PERTAINS TO THIS PROPERTY AS THIS WILL HAVE A BEARING ON REPAIRS/
MAINTENANCE RESPONSIBILITIES, BEFORE CONTRACT BECOMING BINDING.
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3.0 DEFECT ASSESSMENT

3.1 Structural Damage ( See also Clause A.3)
Was evidence of any significant impairment to the integrity of the whole or part of the building structure observed, or

revealed and/or confirmed under test conditions? (i.e. a matter, in view of the age and type of the building being
inspected, requiring substantial repairs or urgent attention and rectification.)

1 No structural defects were detected on the day of inspection.

3.2 Conditions Conducive to Structural Damage (  See also Clause A.3)

Was evidence of building deficiencies or environmental factors that may contribute to the occurrence of Structural
Damage observed, or revealed and/or confirmed under test conditions? (i.e. while not a structural defect currently, if
not repaired or maintained, may lead to structural damage in the future.)

Yes Defective Plu mbing / Drainage

Hot water system, air -conditioners, taps dispersing water close to the house foundations. Strongly
recommend contacting plumber to divert away from the building to drainage or repair.

The inspector noted braided flexible hoses instal led to mixer taps/ water outlets inside cabinets. It is
advised regular maintenance/inspection is carried out to identify rust/ deterioration to connections and
hoses to prevent water damage. Recommend seeking further advice from a licenced and practicing
plumber.

Blocked drainage grates.

Drainage that is installed to move surface water would have to be kept open and clear at all times to
function. No calculations have been made as to whether the drainage installed is adequate to move water
in all situa tions. Recommend drainage grates be cleaned and cleared. Seek a plumber to fix.

1 7 e LA T a " .

Water dispersion close to the house Flexible hose to basins Flexible hose to toilet
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Yes Roof Plumbing and Flashings

On the day of inspection the roof showed general deterioration/weathering and minor defects. Recommend
the implementation of an ongoing maintenance program to maintain roof condition. Consideration should

be given for obtaining quotations to maintain/rect ify/repair/replace roof surface (metal and/or tile). Installed
roof silicone will require ongoing maintenance to prevent water ingress through to areas below.

Recommend a suitably licensed and practicing (roofing contractor) to further investigate the most

appropriate method of rectification and the probable cost of rectification works. The above

recommendation(s) should be implemented as a matter of importance.

Silicone to roof flashings and penetrations will require on -goi ng maintenanceral Ref el
Mai ntenance Tipd sheet.

Overview of the house roof

Overview of the house roof Maintain silicone sealants to all roof

infrastructure
3.3 Defects in the General Condition of the ~ Secondary and Finishing Elements of the Construction (See also
Clause A.3)

A Building Inspection Report is not a maintenance report. All properties require regular maintenance. Where obvious
maintenance issues are noted, these have been included in the report as a courtesy comment only. The basis of this
report is a structural report commenting on the overall structural stability of the dwelling.

Was evidence of any Defect in the General Condition of the Secondary Elements and Finishing Elements observed, or
revealed and/or confirmed under test conditions?

I Yes

Improve surface drainage where stated poor as high moisture levels are conducive to termite activity to the
structure.

Drummy tile sections to a few areas throughout the unit, th is may be the result of poor glue coverage or
separation of the tile from the substructure. No evidence of cracking or lifting was detected on the day of
inspection, recommend to monitor for any further changes.

Check and maintain sealants and grouting  to all tiled areas.
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Replace/install sealant to the internal corner and around the base of ensuite shower. Flexible sealant is
required to these areas where differential movement takes place. Recommend seeking further advice from a
licenced and practicin g wall and floor tiler.

Inspected sealant to wet areas are mostly currently adequate. Ensure that all sealant are adequately
maintained. Strongly recommend yearly inspections to identify any cracked, deteriorating or discoloured
sealant and should be rep laced as necessary. Sealant to all showers and splashback should be monitored as
an ongoing maintenance issue.

Cracking was detected to sections of concrete pathways and/or driveway. This is a common issue with a

large percentage of homes and can be caus ed by many differing factors including poor ground preparation,
inadequate steel reinforcing, etc. Cracking in concrete is common and is not always attributable to
unsatisfactory workmanship. Common causes of cracking include shrinkage stress, stress due t o trees,
commercial or heavy vehicle traffic, soil movement due to changes in the moisture content as a result of
garden watering or drainage problems. Repairs are not considered essential, monitor for further changes.

Shrinkage cracking was detected to  internal and external timber mouldings, recommend to monitor these
areas regularly for any changes. Please read the attached information from CSIRO that classifies these
cracks/movement as Categories 0 and 1.

Various minor marks/holes/scuffing to plast  er and paint work throughout, this is consistent with general wear
and tear for a property of this age. Patching and painting will improve the overall appearance. Recommend
seeking further advice from a licensed and practicing painter and decorator.

Pop ping nails to fixing points in ceiling linings were detected. Re -fixing, patching and painting will improve
defect noted. Recommend seeking further advice from a licensed and practicing plasterer/gyprocker.

Minor cracking has occurred to areas of the ¢ eiling cornices where they are attached to the walls and
ceilings. This is a common issue with most homes fitted with cornices. Patching and painting will improve

the overall appearance. Recommend seeking further advice from a licensed and practicing pai nter and
decorator.

Some doors require adjustment for smooth operation. Maintenance is required to door hinges. Recommend
seeking further advice from a licensed and practicing carpenter and/or joiner.

Repaint external timber posts. Contact a paintert o fix.
Regrout required to porch door sill. Contact a tile contractor to rectify.

Recommend installing/replacing sealants to internal corner and base of skirting and floor tile. Check and
maintain sealants and grouting.

Some insect screens require m aintenance and repair. Contact a carpenter to fix where required.

Some loose internal and external timber mouldings. Contact a carpenter to fix where required.

External IOU covers are missing. Contact a plumber to replace.

Photographs included in thi s report are not a representation of every defect that has been found.
Photographs represent only the text that is associated with that photo. They are not intended to add more

importance to conditions found in the structure, nor to diminish any findings n ot photographed.

Aluminium sliding windows/doors in general require maintenance to provide smooth operation (e. g. lube

roll ers, replace deteriorating seals). Refer to 6General
Aluminium sliding window/door rollers require maint enance, heavy to slide. Refer to general maintenance tip
sheet.
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Silicone reseal required to ensuite Cornice cracking Loose skirting
shower
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mE— 15/11/2022

Reseal required to skirting and tiles Dents to walls Sliding doors and windows require
maintenance

In conclusion, following the inspection of the surface work in the Readily Accessible Areas of the property, the overall
condition of the building on the day of the inspection in the context of the average condition of a similar building of
approximately the same age was considered:

1 Average.

For further important information, including advice on the implementation of a preventative maintenance programme
see: (Clause A.3 Al mportant Noteo).

3.4 Undetected Structural Damage Risk Assessment

However, due to the level of accessibility for inspection including the presence of obstructions, the overall degree of
risk of undetected Structural Damage and Conditions Conducive to Structural Damage was considered:

1 Moderate to High.

RECOMMENDATI ON: Where the risk is conBiighdodedr AiMbdghat e
inspection is strongly recommended of areas that were not readily accessible, and of inaccessible or

obstructed areas once access has been provided or the obst ruction removed. This may require the moving,

lifting or removal of obstructions such as floor coverings, furniture, stored items foliage and insulation. In

some instances, it may also require the removal of ceiling and wall linings, and the cutting of t raps and access

holes. For further advice consult the person who carried out this report.

Further Comments: (SEE PAGE 3 i ACCESSIBILITY FOR DETAILS).
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4.0 ADDITIONAL PHOTOS

Please see below for additional photos taken from this Inspection (if any).
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5.0 LIST ANY ANNEXURES TO THIS REPORT

(See Annexure 17 CSIRO i General Maintenance Tip Sheet)
(See Annexure 2T Asbestos & Lead in Paint Information Sheet)
(See Additional Photos)

6.0 CERTIFICATION

This document certifies that the property described in this Report has been inspected by the Building Consultant
in accordance with the level of service requested by the Client and the Terms and Conditions set out in Clause
A.1 as of this Report, and in strict accordance with the Australian Standards.

COMPANY NAME Company Name Pty Ltd
CONSULTANT John Brown
POSTAL ADDRESS PO Box 123
Helensvale
QLD 4212
PHONE 1300 123 456

AUTHORISED SIGNATORY Licensee/ Director
DATE OF ISSUE 15 November 2022

© Copyright Company Name Pty Ltd Page 17



Al TERMS AND CONDITIONS

SCOPE

Unl ess specified in writing, this Standard Property |-detegtienot i on

Structural Damage, Conditions Conducive to Structural Damage and any Significant Defect in the general condition of Secondary
Elements and Finishing Elements discernible at the time of inspection. All other reports are Special-Purpose Inspection Reports.

As requested by the Client, the inspection assessment was based solely on the following inspection carried out by a Building
Consultant( it h e Co n s uReaddyrmitcéssiblecAfeastotthe property specified in this report:

Option 1 A visual examination of surface work (but excluding furniture and stored items), and the carrying out of Tests (see
Limitation No 1 below).

Option 2 An inspection report, which may include Option 1 as well as the particular requirements of the Client, which are
specified and attached to this document, where applicable.

NOTE. If the inspection was limited to assessing the interior of a particular unit or lot, the Client may have additional liability for
defects or faults in the common property. This additional liability can only be addressed through the undertaking of a special-
purpose inspection report which is adequately specified.

If the Client has any doubt about the Scope of this Report please discuss your concerns with the Consultant on receipt of the
Report.

The Client acknowledges that, unless stated otherwise, the Client as a matter of urgency should implement any recommendation or
advice given in this Report.

If the client fails to implement our recommendations or advice as stated within this Report, the client agrees and accepts that they
will not or cannot hold us responsible, as the client had an opportunity to:

q Terminate the contract;

1 Ask the Vendor to rectify or repair; or
1 Renegotiate with the Vendor.
LIMITATIONS

The Client acknowledges:

1. This Report does not include the inspection and assessment of items or matters outside the scope of the requested
inspection and report. Other items or matters may be the subject of a Special-Purpose Inspection Report, which is
adequately specified (see Exclusions below).

2. This Report does not include the inspection and assessment
expertise.
3. The inspection only covered the Readily Accessible Areas of the property. The inspection did not include areas, which were

inaccessible, not readily accessible or obstructed at the time of inspection. Obstructions are defined as any condition or
physical limitation which inhibits or prevents inspection and may include i but are not limited to 7 roofing, fixed ceilings, wall
linings, floor coverings, fixtures, fittings, furniture, clothes, stored articles/materials, thermal insulation, sarking, pipe/duct

wor k, buil dersdé debri s, vegetation, pavements or earth.

4. Australian Standard Inspection of Buildings. Part 1: Property Inspections i Residential Buildings recognises that a standard
property inspection report is not a warranty or an insurance policy against problems developing with the building in the
future.

5. This Report was produced for the use of the Client. The Consultant is not liable for any reliance placed on this report by any
third party.

6. This report does not include inspection to or assessment of asbestos containing materials.

7. As a matter of course, in the interests of safety, an inspection and assessment of the electrical and plumbing/gas
installations should be carried out by a suitably qualified person.

8. A building report is not a maintenance report. All properties require regular maintenance. Where obvious maintenance

issues are noted these will be included in the report as a courtesy comment only. A full maintenance report is available at an
additional cost.

EXCLUSIONS
The Client acknowledges that this Report does not cover or deal with:

0] any O6minor fault orvied effheagée, type and coaditionaf tha duilding being inspected, does not
require substantial repairs or urgent attention and rectification;

(ii) solving or providing costs for any rectification or repair work;

(iii)  the structural design or adequacy of any element of construction.

(iv)  detection of wood destroying insects such as termites and wood borers;

(v) the operation of fireplaces and solid fuel heaters, including chimneys and flues;

(vi)  any services including building, engineering (electronic), fire and smoke detection, air-conditioning, light switches and
fittings, TV, sound and communications, intercom systems, garage door mechanisms, alarm and security systems or
mechanical;

(vii)  any swimming pools and associated pool equipment or spa baths and spa equipment or the like;

(viii) any appliances such as dishwashers, insinkerators, ovens, stoves and ducted vacuum systems;
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(ix)  areview of occupational, health or safety issues such as asbestos content, or the provision of safety glass or swimming pool
fencing;

x) a review of environmental or health or biological risks (e.g. asbestos content or presence thereof, toxic mould, allergies, soil
toxicity, lead content, radon or urea formaldehyde)

(xi)  whether the building complies with the provision of any building act, code regulation(s) or by-laws; and

(xii)  whether the ground on which the building rests has been filled, is liable to subside, swell or shrink, is subject to landslip or
tidal inundation, or if it is flood prone.

(xiii) comment on any material containing asbestos. This report makes no comment as to whether the property contains asbestos
material or asbestos product. If required, a full asbestos report from a qualified person is recommended.

(xiv)  Concealed plumbing; Hot water systems, Septic tanks and systems

(xv) Insulation

(xvi) Gas fittings and fixtures;

(xvii) Any air-conditioning systems including ducted or split systems.

(xviii) Solar panels or associated equipment.

(xix)  The inspector can only inspect the fence from within the property. The inspector will deem the fence line to be the boundary
line between the adjoining properties, unless the client and vendor advises otherwise. A surveyor should be engaged if the
purchaser requires verification that the building set-backs and position is in accordance with local authority regulations.

Any of the above matters may be the subject of a special-purpose inspection report, which is adequately specified and undertaken
by an appropriately qualified inspector.

DISPUTE RESOLUTION

In engaging our services, the client hereby agrees and accepts to abide by our dispute resolution process.
If the client becomes aware of any concern regarding this Report, the client must notify our office immediately. Upon receipt of the

clientés complaint, we will endeavour to resol ve 't Isiewitimbetclieetr
may be required in an effort to address and resolve the matter.

I f we are unable to resolve the matter onsite, we wi || respond

If the client is not satisfied with our response, the client may choose to contact the relevant local authority.

If the client pursues a claim against the company whilst having failed to implement all of the recommendations outlined within the
report the client agree to reimburse the company for any legal and associated costs incurred in defending such a claim.

DEFINITIONS

Primary Elements means those parts of the building providing the basic loadbearing capacity to the Structure, such as

Wi

foundations, footings, floor framing, loadbearingwalls, beams or columns. The term O6Pri mary

structural building elements including: those that provide a level of personal protection such as handrails; floor-to-floor access such
as stairways; and the structural flooring of the building such as floorboards.

Secondary Elements means those parts of the building not providing loadbearing capacity to the Structure, or those non-essential
elements which, in the main, perform a completion role around openings in Primary Elements and the building in general such as
non-loadbearing walls, partitions, wall linings, ceilings, chimneys, flashings, windows, glazing or doors.

Finishing Elements means the fixtures, fittings and finishes applied or affixed to Primary Elements and Secondary Elements such
as baths, water closets, vanity basins, kitchen cupboards, door furniture, window hardware, render, floor and wall tiles, trim or paint.
The term 6Finishing Elementsd does not include furniture or

Structure means the loadbearing part of the building, comprising the Primary Elements.

Structural Damage means a significant impairment to the integrity of the whole or part of the Structure falling into one or more of
the following categories:

(@ Structural Cracking and Movement i major (full depth) cracking forming in Primary Elements resulting from differential
movement between or within the elements of construction, such as foundations, footings, floors, walls and roofs.

(b) Deformation i an abnormal change of shape of Primary Elements resulting from the application of load(s).

(c) Dampness i the presence of moisture within the building, which is causing consequential damage to Primary Elements.

(d) Structural Timber Pest Damage i structural failure, i.e. an obvious weak spot, deformation or even collapse of timber
Primary Elements resulting from attack by one or more of the following wood destroying agents: chemical delignification;
fungal decay; wood borers; and termites.

Conditions Conducive to Structural Damage means noticeable building deficiencies or environmental factors that may contribute
to the occurrence of Structural Damage.

Significant Defect means a matter, in view of the age and type of the building being inspected, requires substantial repairs or
urgent attention and rectification.

Client means the person or persons, for whom the Inspection Report was carried out or their Principal (i.e. the person or persons
for whom the report is being obtained).

Building Consultant means a person, business or company who is qualified and experienced to undertake a Standard Property

1

E

S 0|

I nspection Report in accordance with Australian Standaird AS 43.

Residential Buildings 0. The consultant must also meet any Government |
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Readily Accessible Areas means areas which can be easily and safely inspected without injury to person or property, are up to

3.6 metres above ground or floor levels, in roof spaces where the minimum area of accessibility is not less than 600 mm high by

600 mm wide and subfloor spaces where the minimum area of accessibility is not less than 400 mm high by 600 mm wide,

providing the spaces or areas permitentry. Orwher e t hese c¢cl earances are not availabl e,
unobstructed |Iine of sight and within armbés | ength.

Tests means where appropriate the carrying out of tests using the following procedures and instruments:

(@ Dampness Tests means additional attention to the visual examination was given to those accessible areas which the
consultantds experience has shown to be particularly suscep
moisture detecting meter of those areas and other visible accessible elements of construction showing evidence of

dampness was performed.

(b) Physical Tests means the following physical actions undertaken by the consultant: opening and shutting of doors, windows
and draws; operation of taps; water testing of shower recesses; and the tapping of tiles and wall plaster.

A2 ACCESSIBILITY

Unless specified in writing, the inspection only covered the Readily Accessible Areas of the property.

The inspection did not include areas, which were inaccessible, not readily accessible or obstructed at the time of inspection. Areas,
which are not normally accessible, were not inspected and include - but not limited to - the interior of a flat roof or beneath a
suspended floor filled with earth.

Building Interior:

The consultant did not move or remove any ceilings, wall coverings, floor coverings (including carpeting and wooden floorboards),
furnishing, equipment, appliances, pictures or other household goods. In an occupied property, furnishings or household items may
be concealing evidence of defects, which may only be revealed when the items are moved or removed.

NOTE. In the case of strata and company title properties or other Class 2 buildings or equivalent, if the inspection was limited to
assessing the interior of a particular unit or lot, the Client may have additional liability for defects in the common property. This
additional liability can only be addressed through the undertaking of a special-purpose inspection report, which is adequately
specified.

Building Exterior, Roof Exterior and Site:

The consultant did not move or remove any obstructions such as wall cladding, awnings, trellis, earth, plants, bushes, foliage,
stored materials, debris or rubbish, etc. Such items may be concealing defects, which may only be revealed when the items are
moved or removed.

Roof Space:

Obstructions such as roofing, stored articles, thermal insulation, sarking and pipe/duct work may be concealing evidence of defects,
which may only be revealed when the obstructions are moved or removed. Also, bodily access should be provided to the interior of
all accessible roof spaces. In accordance with Australian Standard As 4349 the minimum requirement is a 400 mm by 500 mm
access manhole.

Subfloor Space:

Storage of materials in subfloor areas is not recommended as it reduces ventilation and makes inspection difficult. Obstructions
may be concealing evidence of defects, which may only be revealed when the obstructions are moved or removed. Bodily access
should be provided to all accessible subfloor areas. In accordance with Australian Standard AS 4349 the minimum requirement is
a 500 mm x 400 mm access manhole. In the case of suspended floors, if the clearance between the ground and structural
components is less than 400 mm, then the ground should be excavated to provide the required clearance, subject to maintaining
adequate drainage and support to footings. If the subfloor has been sprayed for subterranean termites or if the area is susceptible
to mould growth, appropriate health precautions must be followed before entering the area. Also, special care should be taken not
to disturb the treated soil. For further advice consult the person who carried out this report.
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A3 IMPORTANT NOTE

Special attention should be given to the Scope, Limitations and Exclusions in this document.

Unless stated otherwise in this Report, the Client as a matter of urgency should implement any recommendation or advice
given in this Report.

Importantly, Australian Standard  Inspection of Buildings. Part 1: Property Inspections 7 Residential Buildings recognises
that a standard property report is not a warranty or an insurance policy against problems developing with the building in

the future. Accordingly, a preventative maint  enance program should be implemented for the property which includes
systematic inspections, detection and prevention of incipient failure . Please contact the Consultant who carried out this
inspection for further advice.

The presence of dampness is not always consistent as the prevailing and recent weather conditions at the time an inspection is
carried out may affect the detection of damp problems. The absence of any dampness at the time of inspection does not
necessarily mean the building will not experience some damp problems in other weather conditions. Likewise whether or not
services have been used for some time prior to an inspection being carried out will affect the detection of dampness. Also, where a
shower recess has been water tested for a minimum of ten (10) minutes, and no leakage was evident, this does not necessarily
mean that the shower will not leak after prolonged use. Accordingly, to fully detect and assess a damp problem, may require the
monitoring of the building over a period of time.

This inspection and report only deals with the detection, or non-detection of structural damage, conditions conducive to structural
damage and any significant defect in the general condition of secondary elements and finishing elements discernible at the time of
inspection.

Consideration should also be given to the inspection and assessment of:

q any O6minor fault or defect b, i . e. a matter in view of the a
require substantial repairs or urgent attention and rectification.

solving or providing costs for any rectification or repair work.

the structural design or adequacy of any element of construction.

the operation of fireplaces and chimneys.

any services including building, engineering (electronic), fire and smoke detection or mechanical.

any swimming pools and associated pool equipment or spa baths and spa equipment or the like.

any appliances such as dishwashers, insinkerators, ovens, stoves and ducted vacuum systems.

a review of occupational, health or safety issues such as asbestos content, or the provision of safety glass or swimming pool
fencing.

a review of environmental or health or biological risks such as toxic mould.

= = =8 =8 -8 -8 -8 -n

This additional information or advice may be the subject of a special-purpose inspection report, which is adequately specified and
undertaken by an appropriately qualified inspector.

In addition, this inspection and report does not include the inspection and assessment of items or areas that do not fall within the
consultantdés expertise. Accordingly, consideration s horaulic; be ¢
geotechnics; or building, engineering (electronic), fire and smoke detection or mechanical services.

As a matter of course, in the interests of safety, an inspection and assessment of the electrical and plumbing/gas installations
should be carried out by a suitably qualified person.

Also, in all parts of mainland Australia, termites are a known problem to timber in service. Therefore, it is recommended that a
timber pest inspection and report be carried out in accordance with the Report Systems Australia handbook Timber Pest Detection
Reports.

Where possible, the records of the appropriate local authority should be checked by the Client/Clients solicitor to determine or
confirm:

q whether the ground on which the building rests has been filled, is liable to subside, is subject to landslip or tidal inundation,
or if it is flood prone;

1 the status of the property and services (e.g. compliance of the building with the provisions of any building Act, code,
regulation or by-laws); and

1 whether council has issued a building certificate or other notice for the dwelling.

Where appropriate, legal advice (e.g. from a solicitor) should be sought to explain title and ownership matters and to deal with
matters concerning easements, covenants, restrictions, zoning certificates and all other law-related matters.

This inspection report was produced for the use of the client. The building consultant is not liable for any reliance placed on the
report by any third party.

If you have any queries with this report or require further information, please do not hesitate to contact the consultant
who carried out the inspection.
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GENERAL MAINTENANCE TIP SHEET

1. Check and clear roof & gutters and silicone joins. If not regularly cleaned timber rot and water damage can
occur to fascia and soffits.

(1) Check silicone sealants to roof flashings i ultraviolet rays of the sun will breakdown these (if unprotected) in a
few years. All minor cracks to roof tiles should be sealed and all pointing to capping tiles regularly maintained
with silicone to prevent any leakage and water damage to internal ceilings.

2. Adjust and lubricate sliders (doors & windows) i silicone (non-oily).

3. Check sealants and grouts to all decks & balconies an:qt
waterproofed may leak onto lower levels. Tiled shower cubicles are likely to LEAK if not sealed at floor levels!!
Tile glues can fAcrystallised in a few years i f incorre

showers and other wet areas.

4, Treat all exposed timbers i 50% raw linseed oil + 50% turps. Tops of open decks, floor joists and tops of open
pergolas i moisture will cause timber to decay (dry & wet rot).

5. Check moisture around timber and steel stumps/supports and posts | moisture causes decay and rust and can
attract termites.

6. Avoid having timbers, posts, stairs, cladding etc. in direct contact with the ground. This will help reduce the risk
of termites and timber rot. Oregon timbers are highly prone to timber rot and should not be used externally for
pergolas, hand rails, external floor joists and beams, etc. When freshly painted timber rot can be hard to detect
through visual inspection.

7. All windows and glass to home should be brought in accordance with Australian Standards. AS2047 &
AS1288.
8. Drain all surface water away from house (refer to CSIRO info sheet 10-91 attached) i 600mm wide paving

around house is recommended. Water will swell ground clays and cause movement to foundations and crack
brick and block walls. Recommend diverting all downpipes to curb where possible. Internal retaining walls can
leak in heavy rain.

9. Any patched or repaired cracking past or present to brickwork or sheeting may require further investigation and
should be monitored in the future.

10. For safety reasons, handrails and balustrading higher than 1 meter above the finished ground level (FGL)
should be brought into accordance with current building codes and regulations.

11. Keep trees and gardens away from foundations of house. Keep weep holes in brickwork clear at all times.
Covered weep holes can lead to rising damp and termite infestation.

12. Older homes should be checked for lead based paint and should have all lead based paint removed by a
professional painter due to safety concerns.

13. Recommend installation or renewal of termite treatment and/or an annual pest inspection and report.

14.  All gas fittings and storage cylinders should be checked by a licensed installer for safe operation and operation
of all fixtures.

1 This inspection is based on fAvisible and accessibled ¢
access be gained to all areas due to possible concealment of faults. An opinion on the shrinkage and swelling
of reactive soils to dry and wet conditions affecting
areaso cannot be Igspeeter will nothé reld Bsponkikdeifan deliberate concealment of
defects.

1 This inspection has been carried out to the local building code of the day of construction. This does not mean

that the i mprovements meet t od tyissues withdhis arbper§ taisdd drinatig Co d ¢
the report are the responsibility of the client/recipient of this report to rectify.
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Foundation Maintenance

and Footing Performance:
A Homeowner’'s Guide

()

CSIRO

BTF 18
replaces
Information
Sheet 10/ 91

Buildings can and often do move. This movement can be up, down, lateral or rotational. The fundamental cause of
movement in buildings can usually be related to one or more problems in the foundation soil. It is important for the
homeowner to identify the soil type in order to ascertain the measures that should be put in place in order to ensure
that problems in the foundation soil can be prevented, thus protecting against building movement.

This Building Technology File is designed to identify causes of soil-related building movement, and to suggest

methods of prevention of resultant cracking in buildings.

Soil Types

The types of soils usually present under the topsoil in land zoned for
residential buildings can be split into two approximate groups —
granular and clay. Quite often. foundation soil is a mixture of both
types. The general problems associated with soils having granular
content are usually caused by erosion. Clay soils are subject to
saturation and swell/shrink problems.

Classifications for a given area can generally be obtained by
application to the local authority, but these are sometimes unreliable
and if there is doubt. a geotechnical report should be commissioned.
Asmost buildings suffering movement problems are founded on clay
soils, there is an emphasis on classification of soils according to the
amount of swell and shrinkage they experience with variations of
water content. The table below is Table 2.1 from AS 2870, the
Residential Slab and Footing Code.

Causes of Movement

Settlement due to construction

There are two types of settlement that occur as a result of

construction:

» Immediate settlement occurs when a building is first placed onits
foundation soil. as a result of compaction of the soil under the
weight of the structure. The cohesive quality of clay soil mitigates
against this, but granular (particularly sandy) soil is susceptible.

+ Consolidation settlement is a feature of clay soil and may take
place because of the expulsion of moisture from the soil or because
of the soil’s lack of resistance to local compressive or shear stresses.
This will usually take place during the first few months after
construction, but has been known to take many years in exceptional
cases.

These problems are the province of the builder and should be taken
into consideration as part of the preparation of the site for construc-
tion. Building Technology File 19 (BTF 19) deals with these
problems.

Erosion

All soils are prone to erosion. but sandy soil is particularly susceptible
to being washed away. Even clay with a sand component of say 10%
or more can suffer from erosion.

Saturation

This is particularly a problem in clay soils. Saturation creates a bog-
like suspension of the soil that causes it to lose virtually all of its
bearing capacity. To a lesser degree, sand is affected by saturation
because saturated sand may undergo a reduction in volume —
particularly imported sand fill for bedding and blinding layers.
However, this usually occurs as immediatesettlement and should
normally be the province of the builder.

Seasonal swelling and shrinkage of soil

All clays react to the presence of water by slowly absorbing it, making
the soil increase in volume (see table below). The degree of increase
varies considerably between different clays. as does the degree of
decrease during the subsequent drying out caused by fair weather
pertods. Because of the low absorption and expulsion rate, this
phenomenon will not usually be noticeable unless there are
prolonged rainy or dry periods, usually of weeks or months.
depending on the land and soil characteristics.

The swelling of soil creates an upward force on the footings of the
building, and shrinkage creates subsidence that takes away the
support needed by the footing to retamn equilibrium.

Shear failure

This phenomenon occurs when the foundation soil does not have
sufficient strength to support the weight of the footing. There are
two major post-construction causes:

* Significant load increase.

* Reduction of lateral support of the soil under the footing due to
erosion or excavation.

« In clay soil, shear failure can be caused by saturation of the soil
adjacent to or under the footing.

GENERAL DEFINITIO NS OF SITE CLASSES
Class Foundation
A Most sand and rock sites with little or no ground movement from moisture changes
S Slightly reactive clay sites with only slight ground movement from moisture changes
M Moderately reactive clay or silt sites, which can experience moderate ground movement from moisture changes
H Highly reactive clay sites, which can experience high ground movement from moisture changes
E Extremely reactive sites, which can experience extreme ground movement from moisture changes
AtoP Filled sites
P Sites which include soft soils. such as soft clay or silt or loose sands: landslip: mine subsidence: collapsing soils: soils
subject to erosion; reactive sites subject to abnormal moisture conditions or sites which cannot be classified otherwise




Tree root growth
Trees and shrubs that are allowed to grow in the viciity of footings
can cause foundation soil movement in two ways:

* Roots that grow under footings may increase in cross-sectional
size, exerting upward pressure on footings.

« Roots in the vicinity of footings will absorb much of the moisture
in the foundation soil. causing shrinkage or subsidence.

Unevenness of Movement

The types of ground movement described above usually occur
unevenly throughout the building’s foundation soil. Settlement due
to construction tends to be uneven because of:

+ Differing compaction of foundation soil prior to construction.
« Differing moisture content of foundation soil prior to construction.

Movement due to non-construction causes is usually more uneven
still. Erosion can undermine a footing that traverses the flow or can
create the conditions for shear failure by eroding soil adjacent to a
footing that runs in the same direction as the flow.

Saturation of clay foundation soil may occur where subfloor walls
create a dam that makes water pond. It can also occur wherever there
is a source of water near footings in clay soil. This leads to a severe
reduction in the strength of the soil which may create local shear
failure.

Seasonal swelling and shrinkage of clay soil affects the perimeter of
the building first, then gradually spreads to the interior. The swelling
process will usually begin at the uphill extreme of the building. or on
the weather side where the land 1s flat. Swelling gradually reaches the
interior soil as absorption continues. Shrinkage usually begins where
the sun’s heat is greatest.

Effects of Uneven Soil Movement on Structures

Erosion and saturation

Erosion removes the support from under footings, tending to create
subsidence of the part of the structure under which it occurs.
Brickwork walls will resist the stress created by this removal of
support by bridging the gap or cantilevering until the bricks or the
mortar bedding fail. Older masonry has little resistance. Evidence of
failure varies according to circumstances and symptoms may include:

* Step cracking in the mortar beds in the body of the wall or
above/below openings such as doors or windows.

* Vertical cracking in the bricks (usually but not necessarily in line
with the vertical beds or perpends).

Isolated piers affected by erosion or saturation of foundations will
eventually lose contact with the bearers they support and may tilt or
fall over. The floors that have lost this support will become bouncy,
sometimes rattling ornaments etc.

Seasonal swelling/shrinkage in clay

Swelling foundation soil due to rainy periods first lifts the most
exposed extremities of the footing system, then the remainder of the
perimeter footings while gradually permeating mside the building
footprint to lift internal footings. This swelling first tends to create a
dish effect. because the external footings are pushed higher than the
internal ones.

The first noticeable symptom may be that the floor appears slightly
dished. This is often accompanied by some doors binding on the
floor or the door head. together with some cracking of cornice
mitres| In buildings with timber flooring supported by bearers and
joists, the floor can be bouncy. Externally there may be visible
dishing of the hip or ridge lines.

As the moisture absorption process completes its journey to the
innermost areas of the building, the internal footings will nise. If the
spread of moisture 1s roughly even, it may be that the symptoms will
temporarily disappear. but it is more likely that swelling will be
uneven, creating a difference rather than a disappearance in
symptoms. In buildings with timber flooring supported by bearers
and joists, the isolated piers will rise more easily than the strip
footings or piers under walls, creating noticeable doming of flooring.

Trees can cause shrinkage and damage
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As the weather pattern changes and the soil begins to dry out, the
external footings will be first affected, beginning with the locations
where the sun’s effect is strongest. This has the effect of lowering the
external footings. The doming is accentuated and cracking reduces
or disappears where it occurred because of dishing. but other cracks
open up. The roof lines may become convex.

Doming and dishing are also affected by weather in other ways. In
areas where warm, wet summers and cooler dry winters prevail,
water migration tends to be toward the interior and doming will be
accentuated, whereas where summers are dry and winters are cold
and wet, migration tends to be toward the exterior and the
underlying propensity is toward dishing.

Movement caused by tree roots

In general. growing roots will exert an upward pressure on footings,
whereas soil subject to drying because of tree or shrub roots will tend
to remove support from under footings by inducing shrinkage.

2

Complications caused by the structure itself

Most forces that the soil causes to be exerted on structures are
vertical — i.. either up or down. However, because these forces are
seldom spread evenly around the footings, and because the building
resists uneven movement because of its rigidity. forces are exerted
from one part of the building to another. The net result of all these
forces is usually rotational. This resultant force often complicates the
diagnosis because the visible symptoms do not simply reflect the
original cause. A common symptom is binding of doors on the

vertical member of the frame.

Effects on full masonry structures

Brickwork will resist eracking where it can. It will attempt to span
areas that lose support because of subsided foundations or raised
points. It is therefore usual to see cracking at weak points, such as
openings for windows or doors.

In the event of construction settlement, cracking will usually remain
unchanged after the process of settlement has ceased.

With local shear or erosion, cracking will usually continue to develop
until the original cause has been remedied. or until the subsidence
has completely neutralised the affected portion of footing and the
structure has stabilised on other footings that remamn effective.

In the case of swell/shrink effects, the brickwork will in some cases
return to 1ts original position after completion of a cycle, however it
1s more likely that the rotational effect will not be exactly reversed.
and it is also usual that brickwork will settle in its new position and
will resist the forees trying to return it to its original position. This
means that in a case where swelling takes place after construction
and cracking occurs, the cracking is likely to at least partly remain
after the shrink segment of the cycle is complete. Thus, each time
the cycle is repeated. the likelihood is that the cracking will become
wider until the sections of brickwork become virtually independent.

With repeated cycles. once the cracking is established., if there is no
other complication, it is normal for the incidence of cracking to
stabilise. as the building has the articulation it needs to cope with
the problem. This is by no means always the case, however, and
monitoring of cracks in walls and floors should always be treated
sertously.

Upheaval caused by growth of tree roots under footings is not a
simple vertical shear stress. There is a tendency for the root to also

exert lateral forces that attempt to separate sections of brickwork
after mitial cracking has occurred.






