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STRATA REPORT 

Client Infinity Property Agents 

Address of property Unit 107/361-362 Military Road, 
Mosman, NSW. 

Lot 13 

Strata Plan SP 92834 

Name of Strata Management Co. Executive Strata 

Telephone Number  of Strata Agent 1300 984 186 

Report Date 22 April 2020 

 

General Information 

Owner’s Name Jenna & Vella 

Unit Entitlement. 34 

Total Unit Entitlement. 1,000 

 

Levy Contributions 

Administration Fund contribution. $1,534.14 

Capital Works Fund contribution. $340.00 

Are There any Special Levies? No on records presented. 

Admin. Fund Balance Approx. $14,700.77 

Sinking Fund Balance. $27,776.52 

 

Insurances 

 

Meetings 

 
 
 

 
 
 

Building Insurance Yes 

Sum Insured $21,400,000.00 

Insurance Company CHU 

Due Date 24 June 2020 

Annual Fire Safety Certificate? N/A awaiting a fire defect report before signing off on the 
AFSS. 

Certificate Date. N/A 

Pet Friendly? Owners corporation permission needed. 
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Annual General Meeting 
28 September 2016 

 
 
Administration Fund set at $110,000.00 p.a. 
Sinking Fund set at $17,600.00 p.a. 
Building insurance continued, 
All other matters were meeting formalities as per the scan 
below, no major works tabled. 
Executive Committee Meeting: 
Maintenance recorded was general in nature as per the 
scan of this meeting below. 
Meeting closed. 
 

 
Annual General Meeting 
30 September 2017 

 
 
Administration Fund set at $115,500.00 p.a. 
Sinking Fund set at $22,000.00 p.a. 
Building insurance continued, 
Resolved to engage solicitors and source building 
engineers to commence a building defect case and 
undertaken defect and fire defect reports. 
All other matters were meeting formalities as per the scan 
below, no major works tabled. 
Executive Committee Meeting: 
Maintenance recorded was general in nature as per the 
scan of this meeting below. 
Meeting closed. 
 

 
Annual General Meeting 
16 October 2018 

 
 
Administration Fund set at $121,275.00 p.a. 
Sinking Fund set at $40,425.00 p.a. 
Building insurance continued, 
All other matters were meeting formalities as per the scan 
below, no major works tabled. 
Executive Committee Meeting: 
Maintenance recorded was general in nature as per the 
scan of this meeting below. 
Expenses for the year are as per the scans below this 
meeting. 
Meeting closed. 
 

 
Extraordinary General Meeting 
11 July 2019 
 
 
 
 
 
 
 

 
 
Resolved to undertake general and fire defect reports at 
costs as per the scans below of this meeting and raise a 
special levy of $33,000.00 due 1 September 2019 to pay for 
the reports (see comments below), 
Other maintenance was deferred as per the scan below. 
Meeting closed. 
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Annual General Meeting 
31 October 2019 

 
 
Administration Fund set at $167,000.00 p.a. 
Sinking Fund set at $10,611.55 p.a. 
Building insurance continued, 
All other matters were meeting formalities as per the scan 
below, no major works tabled. 
Executive Committee Meeting: 
Maintenance recorded was general in nature as per the 
scan of this meeting below. 
Meeting closed. 
 

 
Annual General Meetings 
2020 
 

 
 
None held to date. 
 

 
Other comments. 

 
This report is to be taken in context and in conjunction  
with the scans below. 
The building defect report has been completed and is 
attached below. Completion of the fire defect report is 
awaited. Neither of the reports have gone to tender so no 
costing has been done. 
Bother the builder and developer have gone into 
liquidation and can no longer be sued. The owners will 
meet once the tow reports are available and decide on a 
future course of action. 
Without any other correspondence at the present there is 
little to base and prediction but some façade work appears 
to be needed. 
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1. INTRODUCTION 

Thank you for the opportunity to provide consultancy services at the subject property. In accordance with your written 

instructions, an inspection of the complex was recently undertaken to assess and comment on reported water penetration 

affecting internal residential lots. Whilst on site, our office also inspected the internal and external common areas, 

basement and facades of the subject complex. 

 

The inspections were carried out under fine weather conditions and in the presence of the respective occupants.  

 

In level order, access was not permitted to the following Units: 

 

Level 1 Level 2 Level 3 

Unit 12 

Unit 14 

Unit 16* 

Unit 21 

Unit 24 

 

*The occupant of Unit 16 declined our office access. 

 

 

2. GENERAL BUILDING DESCRIPTION 

The property at 361-363 Military Road, Mosman is a mixed commercial and residential complex comprised of twenty-eight 

(28) lots across four (4) storeys. The complex is divided into two (2) buildings with commercial lots occupying the ground 

floor and residential lots located from Levels 1 to 3, accessed via the main entry of Military Road. The basement consists 

of three (3) levels where entrance is accessed via a concrete driveway located off Prince Street. 

 

The general construction of the buildings consists of a concrete frame structure with reinforced concrete floors and 

concrete columns, and aerated concrete walls. The building facade features painted render and fibre cement sheet 

cladding with aluminium-framed windows. The top level of the building consists of timber louvres along the facades. The 

timber louvres extend down to the first and second floor on the northern end of the street frontage. 

 

For the purpose of this report, the street frontage of Military Road is deemed west. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Site plan  

MILITARY ROAD 

N 
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3. OBSERVATIONS 

We provide the following summary of our site observations. 

 

We note a number of the residential lots identified by our office were similar/systemic in nature, and therefore those items 

have been collated in Sections 3.1 and 3.2 as systemic and recurring issues, respectively. 

 

3.1. Systemic issues 

An inspection of the units revealed the following: 

• Poor waterproofing detailing of the Bathrooms where the water stop angle installed at the threshold has been cut 

into the door jambs. Our office observed evidence in a number of units water penetration in the form of water 

staining to the smooth edge of the carpet, water damage and damp carpet. Consequently, water is allowed to 

bypass the threshold and affect the internals (if it has not already). 

 

3.2. Recurring issues 

An inspection of the units revealed the following: 

• Evidence of water penetration emanating from Levels 1 and 2 windows of the Enclosed Balcony and Bedroom in 

the form of water staining, blistering paint, delaminating plasterboard and water damage. It is noted the affected 

locations adjacent to the windows recorded elevated moisture readings at the time of inspection; and 

• There has been an omission of suitable sub-sills (and weepholes) installed at the thresholds of Level 3 entry 

doors. Given the weather exposure of the units, water has pooled against the entry doors allowing for surface 

water to return back to the units and compromise their performance against fire. This is evident in the form of 

delamination, water damage and water staining.  

 
3.3. Lot property 

A visual inspection of the subject property revealed the following:  

 

Shop 1 - 3 

• No evidence of water penetration affecting the internals. 

 

Unit 4 

• Evidence of water penetration adjacent to the courtyard sliding door of Bedrooms 1 and 2 in the form of water 

damage, water staining to the smooth edge of the carpet and mould growth. It is noted that the carpet at the 

affected location(s) was damp at the time of the inspection; and 

• Evidence of water bypassing the threshold of the Ensuite in the form of water damage, water staining to the 

smooth edge of the carpet and wet carpet. There was evidence of previous patch repairs in the form of sealant 

application to the threshold.  

 

Unit 5 

• Evidence of water penetration adjacent to the courtyard sliding door of Bedroom 1 in the form of water staining 

to the smooth edge of the carpet; 

• The occupant advised of previous rectification works to the Living Room to address waterproofing concerns 

through the courtyard sliding door. Our office is not privy to the extent of works undertaken and its effectiveness, 

however, we recorded elevated moisture readings to the right-hand side of the courtyard sliding door at the time 

of inspection; and 

• The waterproofing membrane system of the planterboxes has been terminated less than 100mm to the walls.  
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Unit 6 

• The occupant advised of previous rectification works to the Living Room to address waterproofing concerns in 

relation to the courtyard sliding door. It is noted that consequential damages in the form of water staining to the 

floorboards have not been undertaken as part of rectification works; and 

• Evidence of previous rectification works in the form of a ‘Megaseal’ applied to the wall and concrete junction of 

the Ensuite. Our office is not privy to the extent of works undertaken and its effectiveness, however, the affected 

location at the thresholds was dry at the time of inspection. 

 

Unit 7 

• The occupant advised of previous water penetration occurrence emanating through the windows of the enclosed 

balcony during an event of heavy rainfall. This was confirmed with photographs and videos provided by the 

occupant at the time of inspection.  

 

Unit 8 

• Refer to Section 3.2; and 

• Evidence of previous rectification works to the air-conditioner to address leakage, however, consequential 

damages in the form of flaking paint to the access hatch in the Kitchen have not been rectified as part of the 

works.  

 

Unit 9 - 11 

• Refer to Section 3.2. 

 

Unit 12 

• No internal access was provided at the time of inspection. 

 

Unit 13 

• Refer to Section 3.2; and 

• Evidence of water penetration in the form of blistering paint to the access hatch in the Kitchen. 

 

Unit 14 

• No internal access was provided at the time of inspection. 

 

Unit 15 

• Refer to Section 3.2; 

• Evidence of previous rectification works to the air-conditioner to address leakage, however, consequential 

damages in the form of water staining to the ceiling of the Study have not been rectified as part of the works; and 

• Evidence of water penetration in the form of water staining to the Bathroom ceiling.  

 

Unit 16 

• No internal access was provided at the time of inspection. 

 
Unit 17 

• Refer to Section 3.2. 

 

Unit 18 

• Refer to Section 3.2; and 

• Evidence of previous investigation works observed to the localised hole in the wall of the Enclosed Balcony. Our 

office was unable to gain access at the time of inspection. 
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Unit 19 - 20 

• Refer to Section 3.2. 

 

Unit 21 

• No internal access was provided at the time of inspection. 

 

Unit 22 

• Refer to Section 3.2;  

• Evidence of poor waterproofing detailing to the Bathroom in the form of the waterproofing system has been 

applied to the new tiles placed on top of the original ones; and 

• No evidence of internal water penetration sighted at the time of inspection. 

 

Unit 23 

• Refer to Section 3.2; and 

• No evidence of internal water penetration sighted at the time of inspection. 

 

Unit 24 

• No internal access was provided at the time of inspection. 

 

Unit 25 

• No evidence of internal water penetration sighted at the time of inspection. 

 
Unit 26 

• Refer to Section 3.2; 

• The occupant advised of a recent occurrence of flooding emanating from the commons into the internals during 

an event of heavy rainfall. This was evident in the form of water damage, water staining and mould growth to the 

floorboards adjacent to the entry door; and 

• An instance of a blocked drainage opposite the entry door, which is considered a maintenance concern.  

 

Unit 27 

• Refer to Section 3.2; and 

• No evidence of internal water penetration sighted at the time of inspection. 

 
 
Unit 28 

• Refer to Section 3.2. 
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3.4. Internal common areas 

 

Level 1 Foyer 

• An absence of what appears to be fire-rated separation to the switchboards between Levels 1 and 2. 

 

Level 2 Foyer 

• Evidence of water penetration affecting the ceiling adjacent to Unit 14 in the form of water staining, elevated 

moisture readings, delaminating and blistering paint; 

• An instance of efflorescence emanating from cracking to the ceiling between the entry doors of Units 15 and 16; 

• Instance of protrusion to the flooring tiles from the concrete slab on Level 2; and 

• Absence of coating system applied to the façade concrete slab edge on Level 2. 

 

Level 3 Fire stairs 

• Evidence of water penetration in the form of water staining to the ceiling of Level 3 Southern fire stairs. 

 

3.5. External common areas 

 

Level 3 Foyer 

• Widespread delamination of the paint system of Level 3 planterboxes with instances of corrosion; 

• Multiple instances of cracking along the movement joints of Level 3 planterboxes; and 

• Evidence of water penetration in the form of water staining to the ceiling adjacent to Level 3 elevator. 

 

3.6. Facades 

• Multiple instances of incomplete movement joints to the eastern elevation; and 

• Evidence of water penetration in the form of delaminating paint and water staining below Levels 1 and 2 windows 

to the northern elevation.  

 

3.7. Basement 

Level 2 

• An instance of ponding water adjacent to the storage cage of Unit 9. 

 

Level 3 

• Multiple instances of ponding water adjacent to the northern and southern fire stairs entry door; 

• Multiple instances of corrosion to the door jambs affecting the entry doors of the northern fire stairs and the car 

lift motor room; 

• An instance of efflorescence emanating from cracking to the soffit above car spaces 27 and 28; and 

• An instance of delamination to the drip tray adjacent to car space 1. 

 
3.8. Rooftop 

• Evidence of breaches to waterproofing system in the form of cracking, blistering and delaminating waterproofing 

membrane throughout  

• Widespread instances of ponding water due to inadequate falls to drainage provisions;  

• Evidence of previous patch repairs in the form of sealant application to the edges; 

• An instance of stepped cracking to the eastern wall adjacent to the vent with a cracking width that appears to be 

greater than 2mm; and 

• Multiple instances of craze and horizontal cracking with widths varying from 0.2mm – 1mm.  
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4. COMMENTARY 

4.1. Water penetration emanating through the western façade 

Our inspection of the subject complex revealed several water penetration related issues affecting the internal residential 

units. Based on our observations, we are of the professional opinion that the water penetration emanating through the 

windows of the Enclosed Balcony and Bedroom are due to poor workmanship from the original Builder at the time of 

original construction.  

 

At the time of inspection, our office observed evidence of water penetration in the form of water staining, water damage, 

plasterboard delamination and blistering paint to surrounding areas adjacent to the windows, especially at the head. It is 

noted that these affected location(s) recorded elevated moisture readings which indicates that the water penetration is 

currently active. Given the location of water penetration, we believe there may be a breach within the current window sill 

flashing which would also account for moisture effects as seen on site. To verify our observations, our office strongly 

recommends further investigations to be conducted in the form of invasive testings on the façade. 

 

In effort to visualise the extent of the water penetration occurring to the building, our office has prepared a mark-up on the 

façade as shown below: 

 

 
Figure 2: Marked Photograph of Water Penetration Affecting Internal Units 

 

Upon further inspection, we observed that a few windows have been installed back to front which has also affected its 

performance and water-tightness. It is noted that the window configuration throughout the complex would be of consistent 

construction and therefore any construction/installation related defects would be consistent throughout all windows in the 

building. Based on Figure 2, it appears that a majority of the windows are leaking into the internal residential lots. However, 

to verify our observations and determine the extent of works required, we would recommend all windows to be subjected 

to controlled spray tests. 

 

4.2. Water penetration emanating through courtyard sliding doors 

During our inspection, our office observed evidence of water penetration emanating through the courtyard sliding doors of 

residential units on Level 1. This was evident in the form of water damage, water staining to the smooth edge of the carpet 

and mould growth adjacent to the courtyard sliding doors of Bedrooms 1 and 2 in Unit 4 and Bedroom 1 of Unit 5. We note 

that the carpet at the affected locations were damp at the time of inspection which indicates that the leak is active. In order 

to confirm the source of water penetration, we recommend further investigations to be conducted in the form of localised 

spray tests to the affected courtyard sliding doors (as part of the invasive works).  

 

We were advised by occupants of Units 5 and 6 of previous remediation works undertaken to the Living Room to address 

waterproofing concerns. Although our office is not privy to the extent of works, we recorded elevated moisture readings to 
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the wall adjacent to the courtyard sliding door of Unit 5. To verify the effectiveness of the works, our office also recommends 

a localised spray test to be conducted to the affected courtyard sliding door as part of the invasive works. 

Our office also observed consequential damages in the form of water staining to the timber floorboards adjacent to the 

Living Room courtyard sliding door were not undertaken as part of the waterproofing works to Unit 6. We note that based 

on the water staining sighted, our office does not believe the water penetration has affected the serviceability performance 

and structural strength of the timber flooring. Therefore, we recommend the timber floorboards to be sanded and polished 

as part of consequential repairs, however the staining may be visible with a light stain. 

 

4.3. Waterproofing detailing of domestic wet areas 

Throughout the subject complex, our office observed the waterproofing detailing of the Bathrooms and Ensuites are non-

compliant in accordance to AS 3740-2010: Waterproofing of domestic wet areas. This was evident in the form of the water 

stop angle installed at the threshold has been terminated short into the door jambs. As noted in the observations, there is 

evidence of water penetration exceeding the waterproofing thresholds in the form of water staining to the smooth edge of 

the carpet and water damage to the Ensuite of Units 4 and 6. Our office notes that the affected location(s) of the carpet 

were damp at the time of inspection which indicates an active leak.  

 

Our office also observed evidence of previous patch repairs through application of sealant to the threshold and the wall 

and concrete junction have been ‘megasealed’. We note that these patch repairs are considered a ‘bandaid’ repair and 

not a long-term solution. Therefore, we would advise against any quick-fix systems, such as ‘megasealed’. There is also 

typically a long list of disclaimers and special conditions associated with these types of repairs which relieve the Contractor 

from their liability/warranty. Given the above, our office recommends the re-waterproofing of the Ensuite of Units 4 and 6.  

 

Based on the age of the subject complex, our office believes there will be additional failure of the waterproofing systems 

to the Bathrooms and Ensuites throughout the years due to the threshold detailing. This is further exacerbated by poor 

workmanship observed to Unit 22 where waterproofing works were undertaken with the new tiles placed on top of the 

original tiles. We understand that re-waterproofing all Bathrooms and Ensuites are an expensive and upfront cost to the 

Owners’ Corporation. Therefore, at this present stage we recommend monitoring the Bathrooms/Ensuites for evidence of 

water bypassing the thresholds.  

 

However that being noted, we have sighted an instance of water staining to the Bathroom ceiling of Unit 15 that appears 

to coincide with the location of the shower recess of the above Unit. To verify the source and activity of the water 

penetration, our office recommends further investigations (as part of the forthcoming investigation works) to be undertaken 

in the form of a localised flood test to the shower recess of Unit 22. 

 

4.4. Unit entry doors 

During an inspection of the residential units on Level 3, our office observed multiple instances of water penetration affecting 

the entry doors in the form of delamination, water damage and water staining. Our office was advised by the occupant of 

Unit 26 of water pooling from the common area and flooding into the internals during an event of heavy rainfall. This was 

confirmed at the time of inspection with observations of water damage, water staining and mould growth to the timber 

floodboards opposite to the entry door. We note that due to the exposure of Level 3 common area, the entry doors are 

subjected to weather and moisture. This is further exacerbated through inadequate falls of the floor tilings to drainage 

provisions of the commons and an absence of a set-down at the thresholds which have attributed to water pooling against 

the entry doors. We note that the entry doors are fire rated and the water penetration has affected its performance 

especially in an emergency event of a fire.  

 

Given the architectural layout of the commons, the ideal rectification method would be the use of a self-levelling compound 

to modify the screed bed of the commons to promote suitable falls to the drainage provisions. However, the removal of the 

flooring tiles may damage the waterproofing membrane and consequently, re-waterproofing works are required as part of 

this option. To ensure that the excessive water is collected and discharged, we also recommend the installation of strip 
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drains adjacent to the planterboxes to provide additional drainage capacity for the commons in addition to the full 

replacement of the entry doors including the re-certification of its fire rating. Our office understands that this option is a 

significant up-front cost to the Owners’ Corporation and therefore, we propose an alternative option that involves the design 

and construction of a veranda roof to provide partial shielding of the entry doors to weather-related factors. However, this 

will require a Development Application submitted to Council for approval. 

 
4.5. Water penetration affecting internal common areas 

An inspection of Level 2 internal common area revealed evidence of water penetration in the form of water staining, 

elevated moisture readings, delaminating and blistering paint to the ceiling opposite Unit 14. It is noted the affected 

locations recorded elevated moisture readings which indicates water penetration is currently active. To determine the 

source of the water penetration, our office carried out an external inspection and sighted the aluminium sheeting roof is 

located directly above. Based on our observations, we are of the opinion the signs of water penetration are caused by the 

overflow from the gutter, which was the result of blockage due to leaf debris. This opinion is supported by the severity of 

the water staining as well as the locations of water penetration in relation to the gutter. In this instance we would strongly 

recommend the installation of a gutter guard system and the ongoing maintenance of the gutter at regular intervals.  

 

Whilst on site, our office observed an instance of efflorescence emanating through cracking of the soffit between Units 15 

and 16 on Level 2. Given the extent of efflorescence leaching to the flooring tiles below, we are of the opinion the water 

penetration is currently active. A review of the strata plan revealed Level 3 external tiled area is located directly above the 

source of water penetration. Given the source of water penetration, our office recommends the application of a proprietary 

hydrophobic crack injection such as Sikalastic-1K to the affected location in accordance to manufacturer’s specification to 

address waterproofing concerns. 

 

In addition to above, we sighted an instance of flooring tile protruding from the concrete slab edge of Level 2. Upon further 

examination of the flooring tile, we observed an absence of a vertical termination of the waterproofing system to the walls 

adjacent to the tiled area. Our office is concern with potential bypass issues where water is allowed to penetrate the 

waterproofing system, especially due to the semi-exposure of the common area to weather-related factors. Therefore, we 

recommend a localised waterproofing strip repair to be undertaken to a minimum of one (1) row of flooring tile adjacent to 

the balustrade wall.  

 

4.6. Planterboxes 

During our inspection of Unit 5 courtyard, our office observed the planterboxes are absent of an upturn from the soil fill 

level. With reference to AS 4654-2012: Waterproofing membranes for external above ground use, it is specified that the 

waterproofing system is to be terminated no less than 100mm from ground level. For further clarity, we have provided the 

following diagram extracted from AS 4654-2012 to illustrate the requirements of waterproofing detailing for planterboxes.  
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Figure 2.17 - Typical Planterbox Construction extracted from AS 4654-2012 

 

The current waterproofing termination of planterboxes raise concerns for bypass effects to the waterproofing provisions 

given the planterboxes are not encapsulated in accordance to AS 4654-2012. To determine the current condition of the 

waterproofing system and extent of works required, our office recommends that a high build coating system be applied to 

the head and walls of the planterboxes to ensure that they are detailed adequately. 

 

Throughout Level 3 external common area, our office has sighted widespread delamination of the applied paint system to 

the planterboxes with multiple instances of corrosion. Based on our observations, we are of the opinion the delamination 

and corrosion are consequences of inadequate preparation works undertaken to the substrate prior to the application of 

exterior coating to the planterboxes. In addition, our office observed multiple instances of cracking along the movement 

joints of the planterboxes. Given the nature and location of cracking, we believe this is caused by inadequate installation 

of movement joints at insufficient depth and length. We note that these represents a bypass concern as the insufficient 

paint system and cracking facilitate the ingress of water into the exposed concrete element and may consequently result 

in the compromised integrity of the waterproofing provisions of the planterboxes. Therefore, our office recommends the 

delaminated paint system to be grinded back and the substrate prepared for the application of elastomeric grade paint in 

conjunction with the installation of suitable control joints.  

 

4.7. Water penetration affecting the basement 

Our office was advised by multiple occupants of the occurrence of water penetration affecting multiple locations of the 

basement including respective car spaces. This was confirmed at the time of our inspection where we observed multiple 

instances of ponding water emanating along the perimeter edges. These affected locations include the following areas 

opposite Unit 9 storage cage on Level 2 and adjacent to the northern and southern fire stairs on Level 3. In addition, our 

office observed multiple instances of corrosion to the door jambs affecting the entry doors including Level 3 northern fire 

stairs and the car lift motor room caused by the ponding water.  

 

As a general note, we wish to note that due to their construction, i.e. below ground and in direct contact with soil moisture, 

basement carparks are often fraught with water penetration issues. Further to this, as a Class 7 category structure, there 

is no requirement in the National Construction Code (NCC) for basement carparks to be water-tight as it is not a habitable 

area. However, we do note the extent of water ingress is significant and would be classified as a nuisance. To contain the 

water penetration, our office recommends the construction of perimeter hobs with application of a waterproofing membrane 
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system. We note that this approach does not rectify the source of the leak, however, it is aimed to control the water ingress 

and thereby minimising its impact on the basement.  

 

We note an instance of efflorescence emanating through cracking of the soffit above car spaces 27 and 28 on Level 3 

basement. A review of the strata plans revealed car spaces 12 and 13 on Level 2 basement are located directly above the 

source of water penetration. Given the source of water penetration above is a car space, our office recommends the 

application of a proprietary hydrophobic crack injection such as Sikalastic-1K to the affected location in accordance to 

manufacturer’s specification to address waterproofing concerns. 

 
In addition to above, our office sighted an instance of delamination to the drip tray adjacent to car space 1. Given the 

purpose of drip trays to contain water, we recommend the supply and installation of a new drip tray to match existing to 

the affected location to minimise the impact of water penetration in the basement. 

 
4.8. Facades 

A visual inspection of the western frontage façade revealed evidence of water penetration below the windows in the form 

of delaminating paint and water staining. With reference to Section 4.1 – Water penetration emanating through the western 

facade, our office is of the opinion the signs of water penetration are attributed to poor workmanship at the time of original 

construction in relation to the installation of windows. Therefore, as part of the proposed window replacement, we would 

highly recommend that the external façade be coated in a high build coating system. We note that the high build coating 

system will extend the longevity and serviceable life span of the subject complex.  

 

Our office observed the north-eastern façade elevation lacked adequate control joints to accommodate for differential 

building movement. This is evident in our observations of multiple instances of incomplete movement joints to Levels 2 

and 3 which suggests poor workmanship at the time of original construction. As a result, the movement joints are unable 

to effectively provide flexibility to account for the natural occurrence of differential building movement. To rectify this, we 

would strongly recommend the installation of additional control joints to be installed within the façade walls.   

 

In addition to above, we have sighted an absence of coating system applied to the south-eastern façade concrete slab 

edge on Level 2. Given the lack of waterproofing protection, our office is concern with bypass effects due to the exposure 

of the concrete element. Consequently, we believe the slab edge will be subjected to the predetermined outcome of 

concrete spalling. To minimise the occurrence and severity of concrete spalling, we strongly recommend a minimum of 

two (2) coats of elastomeric grade paint to be applied to the concrete slab edge.  

 
4.9. Rooftop 

Our inspection of the rooftop of the subject complex revealed a number of waterproofing related issues, primarily attributed 

by poor workmanship at the time of original construction.  

 

The rooftop is a flat ballast rooftop with widespread occurrences of deterioration, staining, cracking and blistering to the 

exposed areas. These areas are consistent with water ponding after events of rainfall due to inadequate falls to drainage 

provisions of the rooftop. We note that liquid applied waterproofing membrane systems are not designed to cater for long-

term ponding water and will normally prematurely deteriorate under these conditions. This was confirmed at the time of 

inspection where our office sighted evidence of water penetration affecting the internals below in the form of water staining 

to the soffit of Level 3 southern fire stairs and the external common area adjacent to Level 3 elevators.  

 

We note that there is an insufficient termination height of the waterproofing membrane to the rooftop edges throughout. 

This may attribute to the multiple occurrences of water penetration observed as water is allowed to bypass and breach the 

waterproofing provisions. Although we observed evidence of previous isolated repairs in the form of sealant application 

along the perimeter edges, our office is of the opinion these repairs are insufficient in addressing water penetration 
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concerns. Therefore, to prevent future water penetration and provide long-term ongoing protection to the concrete 

elements, we strongly recommend the rooftop to be re-waterproofed in its entirety.  

 

Our office also observed widespread craze cracking to the north-eastern façade walls with varying widths ranging between 

0.2mm-1mm. Given the extent of cracking, we believe it is caused by inadequate preparation of substrate prior to the 

application of a coating system. We note that the coating system has been applied poor with multiple instances of patchy 

areas and unlikely to be of sufficient dry film thickness (DFT). As part of the re-waterproofing works of the rooftop, our 

office recommends the coating system to be grinded back to the substrate and a minimum of two (2) coats of elastomeric 

grade paint to be applied to the affected location(s).  

 

In addition, we sighted an instance of stepped cracking affecting the north-eastern wall adjacent to the vent. Due to safety 

concerns, our office was unable to measure the cracking width at the time of inspection however, we note that the width 

appears to be greater than 2mm. Based on our observations and the nature of cracking, we believe the observed stepped 

cracking is of structural concern and will require immediate remediation. We would recommend the cracking be raked out 

and re-grouted and proprietary crack stitching bars (Helifix Helibars) be installed in accordance with an engineer’s design 

and manufacturers specifications.  

 
 
4.10. Miscellaneous 

In addition to water penetration concerns, we also observed miscellaneous items affecting the subject complex that may 

be addressed as part of remedial works. We note that these items are not of structural concern. 

 

Electrical switchboard 

Our office inspected the electrical switchboard on Level 1 and observed there has been an omission of fire rated seals to 

the individual switches of each respective residential unit. We understand that this is a fire safety concern in accordance 

to the current National Construction Code. Given our specialisation in remedial and structures, we are unable to comment 

further on fire. Therefore, we recommend the engagement of a certified fire engineer to inspect the subject complex and 

provide their professional opinion.  

 

Air-conditioner leakage 

Throughout the subject complex, we observed evidence of water penetration in the form of flaking paint and water staining 

to the access panels of the residential units. Our office inspected the service area above and sighted previous rectification 

works to the air-conditioner piping system in the form of sealant application to address water leakage concerns. Given the 

age of the complex, we are of the opinion the signs of water penetration are attributed to a lack of maintenance to the air-

conditioner system. Therefore, we recommend the Owners’ Corporation to consider implementing a maintenance regime 

to regularly assess and service the air-conditioner periodically.  

 

Blocked drainage 

Our office has sighted an instance of blockage to the floorwaste in Level 3 external common area opposite Unit 26. We 

recommend pressure cleaning the affected floorwaste to clear the blockage and the implementation of a regular 

maintenance regime. 
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5. RECOMMENDATIONS  

Based on our site observations, the extent of the issues observed, and commentary above, we would strongly recommend 

that the following remedial works be undertaken: 

 

Maintenance items (Works done by the Owners Corporation) 

• Service the air-conditioning units in all residential lots (by the Owners’ Corporation); 

• Removal of debris to the gutter of the aluminium sheeting roof (by the Owners’ Corporation); and 

• Pressure clean floorwaste on Level 3 external common area opposite Unit 26 (by the Owners’ Corporation). 

 

Investigation works 

• Investigation works in the form of controlled flood/spray tests to:  

o Enclosed Balconies and Bedroom windows throughout the subject complex;  

o The northern windows of Unit 28 

o Level 1 courtyard sliding doors; and 

o Bathroom shower recess of Unit 22. 

 

Specification 

• Water penetration repairs on western windows in accordance to manufacturers’ specification;  

• Re-waterproofing of the flat ballast rooftop; 

• Re-waterproofing of the Ensuite of Units 4 and 6; 

• Construction of perimeter hobs with application of waterproofing membrane to basement levels;  

• Works to Level 3 external common area involving installation of strip drains and replacement of unit entry doors: 

o Option 1 – Application of self-levelling compound throughout the tiled area; and 

o Option 2 – Design and construction of veranda roof. 

• Application of hydrophobic crack injection to soffit of Level 3 external tiled area and between car spaces 27 and 

28 on Level 3 basement;  

• Localised waterproofing repair to Level 2 internal tiled area;  

• Installation of Helifix Helibars to the north-eastern rooftop wall; 

• Application of elastomeric grade paint with provisions of suitable control joints to façade walls including the 

rooftop, Level 3 external common area and Unit 5 planterboxes as well as Level 2 south-eastern façade concrete 

slab edge; 

• Replacement of drip tray adjacent to car space 1 in basement;  

• Installation of a guard system to the gutter of the aluminium sheeting roof; and 

• Engagement of fire engineer to inspect the subject complex and provide fire defect report (by the Owners’ 

Corporation); 

 

Given the extent and nature of the proposed works, we strongly recommend that a remedial scope of works be prepared. 

This shall ensure the proper repair methodology, as well as allow for competitive tenders to be obtained for the proposed 

works.  

 

Our office would be pleased to assist in the ongoing services and provide the following fee structure for consideration. 
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6. ONGOING SERVICES  

Stage 1: Investigation works 

 

• Arrangement of suitable remedial builder to carry out invasive works outlined in this report; 

• Attendance of site to inspect localised invasive works via controlled spray/flood tests to all Enclosed Balcony and 
Bedroom windows (as a sample), Level 1 courtyard sliding doors, and bathroom shower recess of Unit 22; and 

• Allow for the findings from Stage 1 be integrated into the Remedial Specification (Stage 2). 
 

Our professional consultancy services fee for this item is $2,950.00 + GST plus Builders costs. 

 

Stage 2: Remedial Specification 

 

• Preparation of Remedial Building Specification to reflect the extent of the proposed remedial works in Building 
Report and requirements of the Owners Corporation; 

• The extent of the proposed works to include any legislative requirements to ensure compliance with current 
National Construction Code; and 

• Scope of Works to reference the appropriate materials, work methodology, OHS requirements, and applicable 
standards. 

 

Our professional consultancy services fee for this item is $4,950.00 + GST. 

 

Stage 3: Administering of tender process 

 

• Issue Remedial Building Scope of Works to four (4) selected qualified remedial builders suitable for the required 
building works. A tender period of four weeks will be allocated; 

• Conduct pre-tender site meeting with all tendering Contractors and allow access into a portion (5) units; 

• Review of tender submissions; and 

• Preparation and issue of detailed Tender Assessment Report to Owners Corporation. 
 

Our professional consultancy services fee for this item is $1,500.00 + GST. 

 
Following the above stages, our office can assist in contract preparation and supervision of the proposed remedial building 

works. Our fee for these items can be provided upon request.  
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7. SIGN OFF 

 

We trust this is satisfactory and meets the requirements of the Owners Corporation. 

 

Regards, 

 

For Landlay Consulting Group  

 

 
Judy Vu BE (Civil)(Hons) 

REMEDIAL ENGINEER 

judyv@landlay.com.au 

 
John Riad BE (Civil)(Hons), Dip Eng Prac. MIE Aust. NER 

SENIOR REMEDIAL ENGINEER 

johnr@landlay.com.au 

 

Enclosed:  Photographs 

  

mailto:judyv@landlay.com.au
mailto:johnr@landlay.com.au
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Photograph 1: Showing mould growth and water staining to smooth edge of carpet adjacent to courtyard sliding door of 

Bedroom 1 in Unit 4. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photograph 2: Showing water staining to the smooth edge of carpet adjacent to threshold of Ensuite of Unit 4. 
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Photograph 3: Showing unsightly gap at threshold of Ensuite in Unit 4. 

 

 

 
Photograph 4: Showing application of sealant to the threshold of Ensuite in Unit 4. 
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Photograph 5: Showing wet carpet and water staining adjacent to courtyard sliding door of Bedroom 2 in Unit 4. 

 

 
Photograph 6: Showing water staining to smooth edge of carpet adjacent to courtyard sliding door of Bedroom 1 in Unit 

5. 
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Photograph 6: Showing inadequate termination of waterproofing membrane system of courtyard planterboxes of Unit 5. 

 

 

 
Photograph 7: Showing consequential damages in form of water damage to timber floorboards of Living Room in Unit 5. 
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Photograph 8: Showing elevated moisture readings adjacent to courtyard sliding door in Living Room of Unit 5. 

 

 
Photograph 9: Showing blistering plasterboard wall and water damage adjacent to the Enclosed balcony windows in 

Unit 8. 
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Photograph 10: Showing blistering plasterboard and water staining to head of Enclosed balcony windows in Unit 8. 

 

 

 
Photograph 11: Showing blistering plasterboard to access hatch in the Kitchen of Unit 8. 
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Photograph 12: Showing water damage adjacent to Bedroom window in Unit 8.  

 

 

 
Photograph 13: Showing water damage and blistering plasterboard adjacent to Enclosed balcony window of Unit 9. 
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Photograph 14: Showing water damage adjacent to Enclosed balcony windows of Unit 10. 

 

 
Photograph 15: Showing water damage, staining and blistering plasterboard ceiling adjacent to head of Enclosed 

balcony windows of Unit 11.  
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Photograph 16: Showing cracking to glazing panel of Enclosed balcony windows of Unit 11.  

 

 

 
Photograph 17: Showing blistering plasterboard adjacent to Enclosed balcony windows of Unit 11. 
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Photograph 18: Showing delamination of plasterboard adjacent to Enclosed balcony window of Unit 13. 

 

 
Photograph 19: Showing water damage and staining to ceiling adjacent to head of Enclosed Balcony windows in Unit 

13.  
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Photograph 20: Showing blistering paint to access hatch in Kitchen of Unit 13. 

 

 

 
Photograph 21: Showing water damage to ceiling lining adjacent to head of Enclosed Balcony windows of Unit 15.  
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Photograph 22: Showing water damage adjacent to base of Enclosed Balcony windows of Unit 15. 

 

 

 
Photograph 23: Showing water staining to ceiling of Bathroom in Unit 15.  
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 Photograph 24: Showing water staining and damage adjacent to head of Enclosed Balcony windows of Unit 17. 

 

 

 
 Photograph 25: Showing water staining adjacent to head of Enclosed Balcony windows of Unit 17. 
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 Photograph 26: Showing water damage adjacent to Enclosed Balcony windows of Unit 18. 

 

 

 
 Photograph 27: Showing blistering plasterboard below Enclosed Balcony windows of Unit 18. 
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Photograph 28: Showing water damage adjacent to Enclosed Balcony windows of Unit 18. 

 

 

 
Photograph 29: Showing elevated moisture readings adjacent to Enclosed Balcony windows of Unit 18. 
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Photograph 30: Showing evidence of previous investigation works adjacent to Enclosed Balcony windows of Unit 18. 

 

 

 
Photograph 31: Showing water staining to external facades of Enclosed Balcony windows of Unit 18. 
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Photograph 32: Showing elevated moisture readings adjacent to Enclosed Balcony windows of Unit 19. 

 

 

 
Photograph 33: Showing water damage adjacent to Enclosed Balcony windows of Unit 19. 
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Photograph 34: Showing water damage and staining to head of Bedroom windows of Unit 19. 

 

 

 
Photograph 35: Showing water damage and staining to head of Bedroom windows of Unit 19. 
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Photograph 36: Showing elevated moisture readings adjacent to Bedroom window of Unit 19. 

 

 

 
Photograph 37: Showing water damage and staining adjacent to Bedroom window of Unit 20. 
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Photograph 38: Showing water damage and staining adjacent to Bedroom window of Unit 20. 

 

 
Photograph 39: Showing waterproofing detailing where new flooring tiles are placed above original tiles of Bathroom of 

Unit 22. 
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Photograph 40: Showing water damage to entry door of Unit 22. 

 

 

 
Photograph 41: Showing water damage to entry door of Unit 23. 
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Photograph 42: Showing water damage and staining to timber floorboard adjacent to entry door of Unit 26. 

 

 

 
Photograph 43: Showing blockage to drainage outlet opposite Unit 26. 
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 Photograph 44: Showing delaminating plasterboard below Enclosed Balcony windows of Unit 28.  

 

 

 
 Photograph 45: Showing water damage below Enclosed Balcony windows of Unit 28.  



 

 

 

Building Report 

361-363 Military Road, Mosman 

 

Ref:18-148 RPT 190318 Page 39 

 
Photograph 46: Showing efflorescence leaching out of cracking to soffit of Level 2 internal common area between Units 

15 and 16. 

 
Photograph 47: Showing efflorescence staining to flooring tile of Level 2 internal common area. 
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Photograph 48: Showing water staining and blistering plasterboard ceiling opposite to Unit 14. 

 

 

 
Photograph 49: Showing further view of water damage to plasterboard ceiling opposite to Unit 14. 
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Photograph 50: Showing elevated moisture readings to plasterboard ceiling opposite to Unit 14. 

 

 

 
Photograph 51: Showing water staining to facades emanating from rooftop. 
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Photograph 52: Showing water staining to soffit of Level 3 southern fire stairs. 

 

 

 
Photograph 53: Showing further view of water staining to soffit of Level 3 southern fire stairs. 
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Photograph 54: Showing cracking and corrosion to Level 3 external common area planterboxes. 

 

 

 
Photograph 55: Showing cracking and delamination to paint system to Level 3 external common area planterboxes. 
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Photograph 56: Showing debris in gutter of aluminium sheeting roof. 

 

 

 
Photograph 57: Showing ponding of water opposite northern fire stairs entry of Level 3 basement. 
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Photograph 58: Showing further view of water ponding opposite northern fire stairs entry of Level 3 basement. 

 

 

 
Photograph 59: Showing water ponding and corrosion to entry doors of northern fire stairs on Level 3 basement. 
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Photograph 60: Showing further view of water ponding adjacent to northern fire stairs on Level 3 basement. 

 

 

 
Photograph 61: Showing overflow of water in perimeter hob in northern fire stairs on Level 3 basement. 
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Photograph 62: Showing corrosion to door jambs of Car Motor Lift Room on Level 3 basement. 

 

 

 
Photograph 63: Showing efflorescence emanating from cracking to soffit above car spaces 27 and 28. 
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Photograph 64: Showing further view of efflorescence emanating out of cracking of soffit. 

 

 

 
Photograph 65: Showing delamination to drip tray adjacent to car space 1. 
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Photograph 66: Showing stepped cracking to eastern rooftop wall. 

 

 

 
Photograph 67: Showing absence of movement joints to the façade on the eastern elevation. 
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Photograph 68: Showing ponding water to exposed area of rooftop. 

 

 

 
Photograph 69: Showing ponding water adjacent to ballast rooftop. 
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Photograph 70: Showing ponding water to exposed area of rooftop. 

 

 

 
Photograph 71: Showing application of sealant to rooftop perimeter capping. 
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Photograph 72: Showing evidence of previous patch repairs to rooftop façade wall. 

 

 

 
Photograph 73: Showing delamination of waterproofing membrane to perimeter edge. 
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Photograph 74: Showing further view of degradation of waterproofing membrane to perimeter edge. 

 

 

 
Photograph 75: Showing exposed perimeter edge of the rooftop. 
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Photograph 76: Showing craze cracking to rooftop façade wall.  

 

 

 
Photograph 77: Showing blistering membrane to perimeter edge of rooftop.  
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Photograph 78: Showing previous patch repairs to rooftop in form of timber board.  

 

 

 
Photograph 79: Showing ponding water to rooftop.  
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Executive Summary 
Defects are limited to finishes and omission only.  Defects related to structural, fire services, electrical services and mechanical services are not 
part of the inspection.  Contractor should refer to the consultants’ inspections and defects list. 
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Notable Items - Summary

Items observed that require attention are listed under the appropriate subheadings within the body of this
report.  For ease of reading, some of these items have also been listed here.  This list is in no way to be
considered complete or comprehensive.  Please note, if any prices have been given, these are opinions only
and are not quotes or even firm estimates.  Independent quotations for any notable item should be obtained
prior to purchase.  You must read the entire report and not rely solely on this Summary. The order that
the items may appear in this summary is not an indicator of their importance.

BALCONIES & CORRIDORS
Entry Lobby Condition Report Ground Floor South:
Electrical Enclosure: 
Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

Entry Lobby Condition Report Ground Floor North:
Electrical Enclosure: 
Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

Balcony/Corridor Condition Report Level One:
Ceiling Condition: 
Painting is of a poor standard and requires rectification.  Mould was noted to the ceilings.  The cause of
this should be investigated and rectified.  

The following action is recommended: 
The condition of the ceilings is generally fair. Evidence of current water penetration through ceiling. 
See notes in roofing section.  Repairs are required to ceiling linings.  Painting is of a poor standard and
requires rectification.  Mould was noted to the ceilings.  The cause of this should be investigated and
rectified.  

The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and
will require repair.   Some minor maintenance is required to internal wall surfaces.  Adjacent to Units 8,
10 and 13.

Internal Walls Condition: 
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and
will require repair.   Some minor maintenance is required to internal wall surfaces.  Adjacent to Units 8,
10 and 13.

Balcony/Corridor Condition Report Level Two:
Ceiling Condition: 
The condition of the ceilings is generally fair. Evidence of current water penetration through
ceiling/concrete soffit.  Recommend further investigation and rectification .

The following action is recommended: 
A qualified Leak Detection Expert should be engaged for further investigation and diagnosis. 

Internal Walls Condition: 
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and
will require repair.   Adjacent to Unit 15.
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Balcony/Corridor Condition Report Level Three:
Internal Walls Condition: 
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and
will require repair.  Adjacent to Unit 24.

Gas hotwater service reveal requires painting for an acceptable finish.

The following action is recommended: 
A licensed Plasterer should be called to make a further evaluation and repairs or rectification as
needed.  A licensed Painter should be called to make a further evaluation and repairs or rectification as
needed.  

Doors Condition: 
The condition of the doors is generally fair.  The condition of the door hardware is generally good. 
Water damage was noted to all unit entry doors and will require repair or replacement.  

Door weather seals appear to be inadequate, potential resultant water damage to internal flooring,
recommend rectification.

The following action is recommended: 
A licensed Building Contractor should be called to make a further evaluation and repairs or rectification
as needed.  

Balustrades & Handrailing: 
Paintwork to masonry balustrade is deteriorating, recommend rectification.

Fire Stairs North:
Stair Condition: 
Defective surface was noted to reinforced concrete stair and carriage slab exposing reinforcement
steel, recommend rectification. 

The following action is recommended: 
A licensed Building Contractor should be called to make a further evaluation and repairs or rectification
as needed.  

Internal Walls Condition: 
The condition of the walls is generally fair.  Defective or poor surfaces were noted to wall materials and
will require repair.   Efflorescence is noted to the face of masonry wall.  This is when a white powdery
deposit forms on the surface of bricks, masonry or concrete.  This is caused by crystallisation and
subsequent dehydration of soluble salts contained in the mortar or wall materials.  Recommend the
area be cleaned to remove efflorescence. 

Doors Condition: 
The condition of the doors is generally fair.  The condition of the door hardware is generally fair.  Some
repairs or maintenance will be required.  The door to level one binds and minor adjustments are
required to ensure correct operation.  

Fire Stairs South:
Doors Condition: 
The condition of the doors is generally fair.  The condition of the door hardware is generally fair.  Some
repairs or maintenance will be required.  Escutcheon plate to level one door should be fitted.
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BATHROOMS
Unisex Bathroom:
Ventilation: 
An exhaust fan is installed to this area but was not operational at the time of inspection.

The following action is recommended: 
A licensed Electrician should be called to make a further evaluation and repairs or rectification as
needed.  

EXTERIOR
External Walls:
General Condition: 
All masonry external walls have the potential to develop cracking which may be caused by:

1) Environmental conditions, differential forces within the wall's material (clay or concrete bricks) 
2) Horizontal movement caused by brick expansion on moisture uptake (equal in all directions)
3) Concrete or silicate brick shrinkage on moisture loss (equal in all directions)
4) The shrinkage in the elements supporting the masonry such as slabs beams or footings (horizontal
in the plane of the masonry).
5) Plane stresses induced by foundation movements.   

It is important to note that cracking to external masonry walls can appear at any time through expansion
and disappear through contraction of the wall. Having found no evidence of cracking at the time of the
inspection is no guarantee the that cracking will not become evident in the future. The condition of the
walls is generally fair.  

Evidence suggest water is penetrating the western wall to Unit 15.  Recommend further investigation
and rectification. 

Some of the external walls were not inspected as access was not gained to due to height restrictions. 
Defects may be present and not detected.  

ROOF SYSTEM EXTERNAL
External Roof:
Roof Covering Condition in Detail: 
There appears to be evidence suggesting that a current roof leak is present.  We recommend further
investigation by a qualified roofing expert and repairs be carried out to prevent further resultant
damage.

Flashings:
Roof Flashing - Type and Condition: 
The roof flashings are not visible and therefore no comment regarding roof flashings is made.  There
may be defects to the flashing materials that cannot be determined, and may only become evident
later.  Flashing material is of sheet metal.  Active water leak is noted to the following areas.  At the rear
of the structure although other areas may also be effected.  

The following action is recommended: 
A licensed Roofing Contractor should be called to make a further evaluation and repairs or rectification
as needed.  
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Gutters & Downpipes:
Gutters & Downpipes: 
Some downpipes appear to be missing.  These should be installed.   

BASEMENT GARAGING
Basement Two:
External Wall General Condition: 
The condition of the walls is generally fair.  Defective surface to reinforced concrete columns beam
soffit, recommend rectification. 

Internal Walls Condition: 
The condition of the walls is generally fair.  Cover plate to electrical box is required.

The following action is recommended: 
A licensed Electrician should be called to make a further evaluation and repairs or rectification as
needed.  

GENERALLY
Generally:
Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

A full builders final clean including, cleaning, removal of trade marks, removal of building waste and
debris, scuffs and touch up of paintwork is required to provide an acceptable finish to all areas.
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COMMON AREA INSPECTION DETAILS

Client & Site Information:

COMMISSIONED BY:
Executive Strata. 

YOUR CONTACT:
Paul Tran.

DATE OF INSPECTION:
20/4/2017.

TIME OF INSPECTION:
8.30AM.

CLIENT:
Executive Strata.

PERSONS PRESENT AT INSPECTION:
Property owner or Representative:

PROPERTY ADDRESS:
361 Military Rd, Mosman.

Important Information:  Any person who relies upon the contents of this report does so acknowledging that the following clauses both
below and at the end of this report.  These define the Scope and Limitations of the inspection and form an integral part of the report. 
Before you decide to act on this report you should read and understand all of the information contained herein.  It will help explain what
is involved in a Special Purpose Property Inspection, the difficulties faced by an inspector and why it is not possible to guarantee that a
property is free of defects, latent or otherwise.  This information forms an integral part of the report.  If there is anything contained
within this report that is not clear or you have difficulty understanding, please contact the inspector prior to acting on this report.

This Report complies with Australian Standard AS 4349.0 - 2007 Inspection of Buildings Part 0: General Requirements and Section 95
of the NSW Home Building Act 1989.

The purpose of the inspection is identify the major defects and safety hazards associated with the work to common areas defined by
the approved plans and specifications. The inspection and reporting is limited to AS4349.0 - 2007 and Appendix C of AS4349.1 - 2007.

The Report does not include an estimate of the cost for rectification of defects or safety hazards. The overall condition of this building
has been compared to similarly constructed and reasonably maintained buildings of approximately the same age.

Note: This report should not be relied upon more than 30 days after the date of the initial inspection. A re-inspection after this time is
essential.

Limitations

This report is limited to a visual inspection of areas where safe and reasonable access is available and access permitted on the date
and at the time of inspection.  The Inspection will be carried out in accordance with AS4349.1-2007. The purpose of the inspection is to
report the condition of the building works in accordance with approved plans and specifications at the date and time of inspection. 
Areas for Inspection shall cover all safe and accessible areas.  It does not purport to be geological as to foundation integrity or soil
conditions, engineering as to structural, nor does it cover the condition of electrical, plumbing, gas or motorised appliances.  It is
strongly recommended that an appropriately qualified contractor check these services 

As a matter of course, and in the interests of safety, home owners should have an electrical report carried out by a suitably qualified
contractor.  

Safe and Reasonable Access
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Only areas to which safe and reasonable access is available were inspected.  The Australian Standard 4349.1 defines reasonable
access as "areas where safe, unobstructed access is provided and the minimum clearances specified below are available, or where
these clearances are not available, areas within the inspector's unobstructed line of sight and within arm's length.  Reasonable access
does not include removing screws and bolts to access covers." Reasonable access does not include the use of destructive or invasive
inspection methods nor does it include cutting or making access traps or moving heavy furniture, floor coverings or stored goods.
Roof Interior -  Access opening = 400 x 500 mm - Crawl Space = 600 x 600mm - Height accessible from a 3.6m ladder.
Roof Exterior -  Must be accessible from a 3.6m ladder placed on the ground.
Subfloor - Access opening = 400 x 500mm - Vertical clearance: Timber floor 400mm to bearer, joist or other obstruction. Concrete
floor: 500mm

Property Description:

Building type:
Apartment Building. 

External walls constructed from:
Texture coated fibre cement sheets.  Concrete blocks:  Metal frame and cladding.  Concrete:  

Roof Construction:
The roof is of skillion construction.  The roof is of flat concrete construction.  

Roof Covering:
Metal decking: Concrete: 

Internal walls covered with:
Plasterboard:  Cement render:  

Internal ceilings covered with:
Plasterboard:  

Windows are constructed from:
Aluminum:  

Footings:
The building is constructed on concrete pier and beam footings.  

Estimate Building Age:
The building is new or of recent construction.  As a general rule, If the building was completed after 1st July 2002, the Home
Warranty Insurance is for six (6) years for structural problems and two (2) years for non structural items.  These periods are from
the date of completion.  We strongly advise that you make independent enquiries to accurately determine the exact age of the
building and the provision of any warranties that may be applicable.  Nothing contained in this report should be taken as an
indicator that the property is covered under a builders warranty.

The following information should be requested from the building contractor if applicable:

• Construction Final Certificate/Occupation Certificate
• Engineering Certificate for any detention tanks, structural work and any non standard timber beams
• Council stamped and approved plans, development approval and specifications
• Home Owner's Building Warranty Insurance including specific reference to the Building Contractor and this project
• Manufacture's certification for roof trusses if applicable
• Survey Certificate verifying correct set out of the building(s) including height of building(s) where necessary
• Final certificates of compliance for gas, electrical and plumbing installations
• Certification of termite protection used in the structure and surrounds
• Waterproofing guarantees for all wet areas

Summary of Areas Inspected:

Details:
Common Areas: Internal area:  External area:  Basement:  
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Note:  The areas listed above are a broad indication of the areas inspected.  Within these areas, some further restrictions may have
been present restricting or preventing our inspection.  If any recommendation has been made within this report to gain access to
areas, gain further access to areas, or any area has been noted as being at "High Risk" due to limited access, then further access
must be gained.  We strongly recommend that such access be gained to enable a more complete report to be submitted.

Should there be any areas or elements listed below which were not fully inspected due to access limitations or impairment at
the time of inspection, or where recommendations for further access to be gained was made, these areas or elements should
be accessed and inspected.  

Weather Conditions & Orientation:

Weather Conditions:
The weather condition on the day of the inspection was generally fine.

Recent Weather Conditions:
Dry.

Orientation:
For the purpose of identification west is assumed to be approximately at the main street frontage of the property.

Other Inspections and Reports Required:
Mechanical Services: Gas Fitting Inspection: Alarm/Intercom/Data Systems: Fire Sprinkler System Inspection: Hydraulic Engineer
Inspection: Intercom & Communications Inspection: Elevator/Lift Inspection:
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BALCONIES & CORRIDORS

Entry Lobby Condition Report Ground Floor South:

Room Location:
Ground floor: 

Ceiling Condition:
The condition of the ceilings is generally good.

Internal Walls Condition:
The condition of the walls is generally good.

Doors Condition:
The condition of the doors is generally good.  The condition of the door hardware is generally good.  

Floors General Condition:
The condition of the floors is generally good.  

Electrical Enclosure:

Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

Entry Lobby Condition Report Ground Floor North:

Room Location:
Ground floor: 
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Ceiling Condition:
The condition of the ceilings is generally good.

Internal Walls Condition:
The condition of the walls is generally good.

Windows Condition:
The condition of the windows is generally good.  

Doors Condition:
The condition of the doors is generally good.  The condition of the door hardware is generally good.  

Floors General Condition:
The condition of the floors is generally good.  

Electrical Enclosure:
Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

Balcony/Corridor Condition Report Level One:

Room Location:
Level one: 

Ceiling Condition:
Painting is of a poor standard and requires rectification.  Mould was noted to the ceilings.  The cause of this should be investigated
and rectified.  

The following action is recommended:

The condition of the ceilings is generally fair. Evidence of current water penetration through ceiling.  See notes in roofing section. 
Repairs are required to ceiling linings.  Painting is of a poor standard and requires rectification.  Mould was noted to the ceilings. 
The cause of this should be investigated and rectified.  
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The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and will require repair.   Some
minor maintenance is required to internal wall surfaces.  Adjacent to Units 8, 10 and 13.

Internal Walls Condition:
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and will require repair.   Some
minor maintenance is required to internal wall surfaces.  Adjacent to Units 8, 10 and 13.

Windows Condition:
The condition of the windows is generally good.  The condition of the window hardware is generally good.

Doors Condition:
The condition of the doors is generally good.  The condition of the door hardware is generally good.  

Floors General Condition:
The condition of the floors is generally good.  

Balustrades & Handrailing:
Metal balustrade condition good.

Balcony/Corridor Condition Report Level Two:

Room Location:
Level two: 

Ceiling Condition:

The condition of the ceilings is generally fair. Evidence of current water penetration through ceiling/concrete soffit.  Recommend
further investigation and rectification .

The following action is recommended:
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A qualified Leak Detection Expert should be engaged for further investigation and diagnosis. 

Internal Walls Condition:
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and will require repair.  
Adjacent to Unit 15.

Windows Condition:
The condition of the windows is generally good.  

Doors Condition:
The condition of the doors is generally good.  

Floors General Condition:
The condition of the floors is generally good.  

Balustrades & Handrailing:
Metal balustrade condition good.

Balcony/Corridor Condition Report Level Three:

Room Location:
Level three: 

Ceiling Condition:
The condition of the ceilings is generally good.

Internal Walls Condition:
The condition of the walls is generally fair. Defective or poor surfaces were noted to wall materials and will require repair.  Adjacent
to Unit 24.

Gas hotwater service reveal requires painting for an acceptable finish.

 

The following action is recommended:
A licensed Plasterer should be called to make a further evaluation and repairs or rectification as needed.  A licensed Painter
should be called to make a further evaluation and repairs or rectification as needed.  

Doors Condition:
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The condition of the doors is generally fair.  The condition of the door hardware is generally good.  Water damage was noted to all
unit entry doors and will require repair or replacement.  

Door weather seals appear to be inadequate, potential resultant water damage to internal flooring, recommend rectification.

 

The following action is recommended:
A licensed Building Contractor should be called to make a further evaluation and repairs or rectification as needed.  

Balustrades & Handrailing:
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Paintwork to masonry balustrade is deteriorating, recommend rectification.

 

Fire Stairs North:

Type & Condition:
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The stairs are constructed primarily from concrete.  

Stair Condition:

Defective surface was noted to reinforced concrete stair and carriage slab exposing reinforcement steel, recommend rectification. 



Page 17 of 35                                   

 

 

The following action is recommended:
A licensed Building Contractor should be called to make a further evaluation and repairs or rectification as needed.  

Internal Walls Condition:
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The condition of the walls is generally fair.  Defective or poor surfaces were noted to wall materials and will require repair.  
Efflorescence is noted to the face of masonry wall.  This is when a white powdery deposit forms on the surface of bricks, masonry
or concrete.  This is caused by crystallisation and subsequent dehydration of soluble salts contained in the mortar or wall
materials.  Recommend the area be cleaned to remove efflorescence. 

Doors Condition:
The condition of the doors is generally fair.  The condition of the door hardware is generally fair.  Some repairs or maintenance will
be required.  The door to level one binds and minor adjustments are required to ensure correct operation.  

Fire Stairs South:

Type & Condition:
The stairs are constructed primarily from concrete.  

Internal Walls Condition:
The condition of the walls is generally good.

Doors Condition:

The condition of the doors is generally fair.  The condition of the door hardware is generally fair.  Some repairs or maintenance will
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be required.  Escutcheon plate to level one door should be fitted.
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BATHROOMS

Important Notes: Shower areas (where present) are visually checked for leakage, but leaks often do not show except when the
shower is in actual long term use.  It is very important to maintain adequate sealing in the bath areas.  Very minor imperfections can
allow water to get into the wall or floor areas and cause damage.  Adequate and proper ongoing maintenance will be required in the
future.  

In regard to plumbing or electrical, it should be noted that we are not plumbers or electricians and any comment made is not that of a
qualified plumber or electrician.  We recommend that a qualified contractor be engaged to make comment on any matter dealing with
plumbing or electrical issues.  

Unisex Bathroom:

Room Location:
Ground floor: 

Ceiling Condition:
The condition of the ceilings is generally good.

Internal Walls Condition:
The condition of the walls is generally good.

Doors Condition:
The condition of the doors is generally good.  The condition of the door hardware is generally good.  

Floors General Condition:
The condition of the floors is generally good.  

Tiles:
The condition of the tiles is generally good.  

Basin & Taps:
The basin & taps appear serviceable.  Drain appears serviceable.   

Toilet Condition:
The toilet appears to be in working order.  

Floor/Floor Waste:
The floor waste point was not able to be tested during this visual inspection.  Defects or blockages may be present and not
detected.  

Ventilation:
An exhaust fan is installed to this area but was not operational at the time of inspection.

The following action is recommended:
A licensed Electrician should be called to make a further evaluation and repairs or rectification as needed.  
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EXTERIOR

External Walls:

General Condition:
All masonry external walls have the potential to develop cracking which may be caused by:

1) Environmental conditions, differential forces within the wall's material (clay or concrete bricks) 
2) Horizontal movement caused by brick expansion on moisture uptake (equal in all directions)
3) Concrete or silicate brick shrinkage on moisture loss (equal in all directions)
4) The shrinkage in the elements supporting the masonry such as slabs beams or footings (horizontal in the plane of the
masonry).
5) Plane stresses induced by foundation movements.   

It is important to note that cracking to external masonry walls can appear at any time through expansion and disappear through
contraction of the wall. Having found no evidence of cracking at the time of the inspection is no guarantee the that cracking will not
become evident in the future. The condition of the walls is generally fair.  

Evidence suggest water is penetrating the western wall to Unit 15.  Recommend further investigation and rectification. 

Some of the external walls were not inspected as access was not gained to due to height restrictions.  Defects may be present and
not detected.  
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ROOF SYSTEM EXTERNAL

The following  is an opinion of the general quality and condition of the roofing material.  The inspector cannot and does not offer an
opinion or warranty as to whether the roof leaks or may be subject to future leakage. The only way to determine whether a roof is
absolutely water tight is to make observations during prolonged rainfall.  If any sections of the roof were inaccessible due to the
method of construction or other factor, further investigations should be carried out.

External Roof:

Roof Style:
The roof is of skillion construction.  

Roof Access Limitations:
No physical access was possible to the external roof area due to the roof not being accessible from a 3.6 metre ladder placed on
the ground.  

Roof Covering Condition in Detail:

There appears to be evidence suggesting that a current roof leak is present.  We recommend further investigation by a qualified
roofing expert and repairs be carried out to prevent further resultant damage.

The following action is recommended:
A licensed Roofing Contractor should be called to make a further evaluation and repairs or rectification as needed.  

Flashings:

Roof Flashing - Type and Condition:
The roof flashings are not visible and therefore no comment regarding roof flashings is made.  There may be defects to the
flashing materials that cannot be determined, and may only become evident later.  Flashing material is of sheet metal.  Active
water leak is noted to the following areas.  At the rear of the structure although other areas may also be effected.  

The following action is recommended:
A licensed Roofing Contractor should be called to make a further evaluation and repairs or rectification as needed.  

Gutters & Downpipes:

Gutters & Downpipes:
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Some downpipes appear to be missing.  These should be installed.   

The following action is recommended:
A licensed Roof Plumber should be called to make a further evaluation and repairs or rectification as needed.  
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SITE COMMON AREAS

Driveway:

Type & Condition:
The concrete driveway stands in good condition.  

Fences & Gates:

Fences Type & Condition:
The fences are constructed from a combination of timber, brick and metal.  The fences are generally in good condition.  

Retaining Walls:

Type & General Condition:
The timber retaining walls appear in good order.  The masonry retaining walls appear in good order.  

Paths/Paved Areas:

Type:
The paths and hard surface areas are constructed of reinforced concrete suspended slab.  The paved paths/paved areas are in
good condition.

Drainage - Surface Water:

Description:
Site drainage appears to be acceptable.  However, the site should be monitored during heavy rain to determine whether the
existing drains can cope.  If they cannot cope, then additional drains may be required.  

The general adequacy of site drainage is not included in this Special Purpose Building Inspection Report.  Comments on surface water
drainage are limited as where there has been either little or no rainfall for a period of time, surface water drainage may appear to be
adequate but then during periods of heavy rain, may be found to be inadequate.  Any comments made in this section are relevant only
in light of the conditions present at the time of inspection.  It is recommended that a Smoke Test be obtained to determine any illegal
connections, blocked or broken drains.  The capacity, function and adequacy of the site stormwater retention system, stormwater silt
arrestor pits and associated works should be referred to a qualified Hydraulics Engineer for further comment.
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SERVICES COMMON AREAS

Services:

Details:
Gas is connected to the premises but has not been inspected.  The cold water was operational but the adequacy was not tested
and is not commented on.  Smoke detectors are fitted however, the positioning, operation or adequacy was not tested and is not
commented on.  Fire Protection Audit should be carried out annually by authorised and qualified practitioner. The intercom system
is not operating correctly, recommend rectification. Elevator/Lift has been installed. The elevator should be commissioned and
certified by an authorised certifier and regularly maintained by qualified technicians. Electrical services should be commissioned
and certified by an authorised electrical certifier. Mechanical ventilation is installed and should be commissioned the installing
contractor.

Hotwater Service:

Hot water is provided by the following: Mains electric hot water system: Located in Garbage Enclosure: The hot water system
appears to be in working condition.  No specific tests other than running the hot water from a tap was carried out.  No
determination has been made as to the suitability or adequacy of the hot water system in relation to capacity or otherwise.  
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PERGOLAS COMMONS AREAS

Pergola A:

Position/Location:
Eastern elevation.

Construction & Condition:
Constructed from timber.  Constructed from concrete or masonry.  The general condition of this structure is good.  
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BASEMENT GARAGING

Basement One:

Garage Location:

 

Restrictions to inspection

Stored items restricted inspection to the interior.  Stored items should be removed to enable a more complete report to be
submitted.  Vehicles were parked in basemen which restricted visual inspection, defects may be present but not detected.

General Overall Condition:
The overall condition of the garage is good.  

External walls constructed from:
Concrete:  Concrete blocks:  
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External Wall General Condition:
The condition of the walls is generally good.  

Front Doors - Type & Condition
The main garage door is a panel lift style door and is in good condition.  

Ceiling Condition:
The condition of the ceilings is generally good.

Internal Walls Condition:
The condition of the walls is generally good.

Floor - Type & General Condition
The concrete floor is generally in good condition.  The concrete floor inspection was restricted by stored goods at the time of
inspection.

Basement Two:

Garage Location:
Basement garaging under the main buildings.

Restrictions to inspection
Stored items restricted inspection to the interior.  Stored items should be removed to enable a more complete report to be
submitted.  Vehicles were parked in basemen which restricted visual inspection, defects may be present but not detected.

General Overall Condition:
The overall condition of the garage is fair.  

External walls constructed from:
Concrete:  Concrete blocks:  

External Wall General Condition:

The condition of the walls is generally fair.  Defective surface to reinforced concrete columns beam soffit, recommend rectification. 
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Ceiling Condition:
The condition of the ceilings is generally fair.

Internal Walls Condition:

The condition of the walls is generally fair.  Cover plate to electrical box is required.

The following action is recommended:
A licensed Electrician should be called to make a further evaluation and repairs or rectification as needed.  
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GENERALLY

Generally:
Fire stop collars or approved fire sealant should be installed to wall/floor penetrations.

A full builders final clean including, cleaning, removal of trade marks, removal of building waste and debris, scuffs and touch up of
paintwork is required to provide an acceptable finish to all areas.
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CONCLUSION

Overall Condition of the Property:

Major Defects in this Building:
The incidence of major defects in this building in comparison to the average condition of similar buildings of approximately the
same age and construction and that have been reasonably maintained is considered to be:
Typical:   The frequency and/or magnitude of major defects are consistent with the inspector's expectations when compared to
similar buildings of approximately the same age, construction and have been reasonably well maintained.

Minor Defect in this Building:
The incidence of minor defects in this building in comparison to the average condition of similar buildings of approximately the
same age and construction and that have been reasonably maintained is considered to be:
Typical:   The frequency and/or magnitude of minor defects are consistent with the inspector's expectations when compared to
similar buildings of approximately the same age, construction that have been reasonably well maintained. 

Overall Condition:
A comparison of this and other dwellings of similar age, construction and level of maintenance would rate this building as average.
There may be areas/elements requiring minor repairs or maintenance.

Important Note:   The building rating noted above is only a generalisation taking into account numerous factors and should be
read in conjunction with the notable items and main report.
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Important Information Common Areas

Important Information:
The following forms an integral part of the report and MUST be read in conjunction with the entire report.

General Definitions used in this report:
Terminology

The Definitions below apply to the TYPES OF DEFECTS associated with individual items/parts or Inspection areas.

Damage: The building material or item has deteriorated or is not fit for its designed purpose.

Distortion, Warping, Twisting: The Item has moved out of shape or moved from its position.

Water Penetration, Dampness: Moisture has gained access to unplanned and/or unacceptable areas.

Material Deterioration: The item is subject to one or more of the following defects; rusting, rotting, corrosion, decay.

Operational: The item or part does not function as expected.

Installation: The installation of an item is unacceptable, has failed or is absent.

The Definitions of the Terms (Good), (Fair), & (Poor) below apply to defects associated with individual items or specific areas:  

Good - The item or area inspected appears to be in Serviceable and/or Sound Condition without any significant visible defects at the
time of inspection.

Fair - The item or area inspected exhibits some minor defects, minor damage or wear and tear may require some repairs of
maintenance.  

Poor - The item or area inspected requires significant repairs or replacement and may be in a badly neglected state due to age or lack
of maintenance or deterioration or not finished to an acceptable standard of workmanship.  

The Definitions (Above Average), (Average), (Below Average) relate to the inspectors opinion of the Overall Condition of the Building:

Above Average - The overall condition is above that consistent with dwellings of approximately the same age and construction.  Most
items and areas are well maintained and show a high standard of workmanship when compared with building of similar age and
construction.

Average - The overall condition is consistent with dwellings of approximately the same age and construction.  There will be areas or
items requiring some repair or maintenance.  

Below Average - The Building and its parts show some significant defects and/or very poor non- tradesman like workmanship and/or
long term neglect and/or defects requiring major repairs or reconstruction of major building elements.

Appearance Defect - Where in the inspectors opinion the appearance of the building element has blemished at the time of the
inspection and the expected consequence of this cracking is unknown until further information is obtained.  

Serviceability Defect - Where in the inspectors opinion the function of the building element is impaired at the time of the inspection
and the expected consequence of this cracking is unknown until further information is obtained.

Structural Defect - Where in the inspector's opinion the structural performance of the building element is impaired at the time of the
inspection and the expected consequence of this cracking is unknown until further information is obtained.

Accessible Area -  An area on the site where sufficient, safe and reasonable access is available to allow inspection within the scope
of the inspection.  
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General and Important Information:

Note: Some elements of the Common Areas have not been inspected or have been inspected from a distance which is due to access
restrictions include but not limited to: External walls: Roof surfaces:

Halogen Recessed Lighting:  Where Halogen Recessed Lighting is installed, there is a potential fire hazard. This type a lighting
fixture may create a potential fire hazard if installed in the vicinity of inflammable materials. The Australian Standard states that a
minimum clearance of 200mm surrounding a Halogen Recessed Lighting Fixture.  We strongly recommend that proprietary patented
Halogen Recessed Lighting covers be installed in all cases (where practicle).      

Rooms below ground level: If there are any rooms under the house or below ground level (whether they be habitable or
non-habitable rooms), these may be subject to dampness and water penetration.  Drains are not always installed correctly or could be
blocked.  It is common to have damp problems and water entry into these types of rooms, especially during periods of heavy rainfall
and this may not be evident upon initial inspection.  These rooms may not have council approval.  The purchaser should make their
own enquiries with the Council to ascertain if approval was given.  

Retention Stormwater Systems: If a Retention Stormwater System is installed, we recommend that a qualified Hydraulic Engineer
be engaged to advise.    

 
Surface Water Drainage: The retention of water from surface run off could have an effect on the foundation material which in turn
could affect the footings to the house. Best practice is to monitor the flow of surface water and stormwater run off and have the water
directed away from the house or to storm water pipes by a licensed plumber/drainer.  

Important Information Regarding the Scope and Limitations of the Inspection and this Report

Any person who relies upon the contents of this report does so acknowledging that the following clauses, which define the Scope and
Limitations of the inspection, form an integral part of the report. 

1)     This report is not an all encompassing report dealing with the building from every aspect. It is a reasonable attempt to identify
any obvious or significant defects apparent at the time of the inspection. Whether or not a defect is considered significant or not,
depends, to a large extent, upon the age and type of the building inspected. This report is not a Certificate of Compliance with the
requirements of any Act, Regulation, Ordinance or By-law. It is not a structural report. Should you require any advice of a
structural nature you should contact a structural engineer.

2)     THIS IS A VISUAL INSPECTION ONLY limited to those areas and sections of the property fully accessible and visible to the
Inspector on the date of Inspection. The inspection DID NOT include breaking apart, dismantling, removing or moving objects
including, but not limited to, foliage, mouldings, roof insulation/ sisalation, floor or wall coverings, sidings, ceilings, floors,
furnishings, appliances or personal possessions. The inspector CANNOT see inside walls, between floors, inside skillion roofing,
behind stored goods in cupboards and other areas that are concealed or obstructed. The inspector DID NOT dig, gouge, force or
perform any other invasive procedures. Visible timbers CANNOT be destructively probed or hit without the written permission of
the property owner. 

3)     This Report does not and cannot make comment upon: defects that may have been concealed; the assessment or detection
of defects (including rising damp and leaks) which may be subject to the prevailing weather conditions; whether or not services
have been used for some time prior to the inspection and whether this will affect the detection of leaks or other defects (eg. In the
case of shower enclosures the absence of any dampness at the time of the inspection does not necessarily mean that the
enclosure will not leak); the presence or absence of timber pests; gas-fittings; common property areas; environmental concerns;
the proximity of the property to flight paths, railways, or busy traffic; noise levels; health and safety issues; heritage concerns;
security concerns; fire protection; site drainage (apart from surface water drainage); swimming pools and spas (non-structural);
detection and identification of illegal building work; detection and identification of illegal plumbing work; durability of exposed
finishes; neighbourhood problems; document analysis; electrical installation; any matters that are solely regulated by statute; any
area(s) or item(s) that could not be inspected by the consultant. Accordingly this Report is not a guarantee that defects and/or
damage does not exist in any inaccessible or partly inaccessible areas or sections of the property. 

4)a     CONSUMER COMPLAINTS PROCEDURE.In the event of any dispute or claim arising out of, or relating to the Inspection
or the Report, or any alleged negligent act or omission on our part or on the part of the individual conducting the Inspection, either
party may give written Notice of the dispute or claim to the other party. If the dispute is not resolved within twenty one (21) days
from the service of the written Notice then either party may refer the dispute or claim to a mediator nominated by us. The cost
shall be met equally by both parties or as agreed as part of the mediated settlement. Should the dispute or claim not be resolved
by mediation, one or other of the parties may refer the dispute or claim to the Institute of Arbitrators and Mediators of Australia
who will appoint an Arbitrator that will resolve the dispute by Arbitration. The Arbitrator will also determine what costs each of the
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parties are to pay.

4)b  COMPLAINT INVESTIGATION: In the event any litigation is started as a result of the inspection and/or report, you
indemnify us against any legal fees and expenses incurred where you have not first allowed Us the opportunity to visit the property
to investigate the complaint and provide you with a written response within 28 days.

5)     ASBESTOS DISCLAIMER: "No inspection for asbestos was carried out at the property and no report on the
presence or absence of asbestos is provided. If during the course of the Inspection asbestos or materials containing asbestos
happened to be noticed then this may be noted in the Additional Comments section of the report.  Buildings built prior to 1982
may have wall and/or ceiling sheeting and other products including roof sheeting that contains Asbestos.  Even building built after
this date up until the early 1990's may contain some Asbestos. Sheeting should be fully sealed. If concerned or if the building was
built prior to 1990 or if asbestos is noted as present within the property then you should seek advice from a qualified asbestos
removal expert as to the amount and importance of the asbestos present and the cost of sealing or removal. Drilling, cutting or
removing sheeting or products containing Asbestos is a high risk to peoples health. You should seek advice from a qualified
asbestos removal expert."

6)     Mould (Mildew and Non-Wood Decay Fungi) Disclaimer: Mildew and non wood decay fungi is commonly known as
Mould. However, Mould and their spores may cause health problems or allergic reactions such as asthma and dermatitis in some
people. No inspection for Mould was carried out at the property and no report on the presence or absence of Mould is
provided. If in the course of the Inspection, mould happened to be noticed it may be noted in the report. If Mould is noted as
present within the property or if you notice Mould and you are concerned as to the possible health risk resulting from its presence
then you should seek advice from your local Council, State or Commonwealth Government Health Department or a qualified
expert such as an Industry Hygienist. 

7)     Magnesite Flooring Disclaimer: No inspection for Magnesite Flooring was carried out at the property and no report on the
presence or absence of Magnesite Flooring is provided. You should ask the owner whether Magnesite  Flooring is present and/or
seek advice from a Structural Engineer.

8)    Estimating Disclaimer: Any estimates provided in this report are merely opinions of possible costs that could be
encountered, based on the knowledge and experience of the inspector, and are not estimates in the sense of being a calculation
of the likely costs to be incurred. The estimates are NOT a guarantee or quotation for work to be carried out. The actual cost is
ultimately dependent upon the materials used, standard of work carried out, and what a contractor is prepared to do the work for.
It is recommended in ALL instances that multiple independent quotes are sourced prior to any work being carried out. The
inspector accepts no liability for any estimates provided throughout this report.  

9)    Cracking of Building Elements:  The use of cracking of building elements as an indicator of structural performance can be
problematic.  Where any cracking is present in a building element, that cracking may be the result of one or more of a range of
factors and that the significance of cracking may vary.

Cracking can be generally categorized into:

Appearance Defect:  Where in the inspectors opinion the appearance of the building element has blemished at the time of the
inspection and the expected consequence of this cracking is unknown until further information is obtained.  

Serviceability Defect:  Where in the inspectors opinion the function of the building element is impaired at the time of the
inspection and the expected consequence of this cracking is unknown until further information is obtained.

Structural Defect:  Where in the inspector's opinion the structural performance of the building element is impaired at the time of
the inspection and the expected consequence of this cracking is unknown until further information is obtained.

The criteria for determining whether cracking is a structural defect are not solely related to crack width.  Cracks 0.1mm wide may
be a structural defect while cracks 5.00mm wide may not be structural defects.  Cracking in a structural element does not
necessarily indicate a structural defect.

10)   CONDITIONS :- This Special Purpose Property Report is conditional upon or conditional in relation to -
· the assessment of any apparent defect including rising damp and leaks, the detection of which may be subject to prevailing
weather conditions;
· information provided by the person, the employees or agents of the person requesting the report;
· the specific areas of expertise of the consultant specified in the report;
· apparent concealment of possible defects; or
· any other factor limiting the preparation of the report. 
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11)    If the property to be inspected is occupied then You must be aware that furnishings or household items may be concealing
evidence of problems, which may only be revealed when the items are moved or removed. Whether the Report says the property
is occupied or unoccupied You agree to:
a) Obtain a statement from the owner as to

i. any Timber Pest activity or damage;
ii. timber repairs or other repairs
iii. alterations or other problems to the property known to them
iv. any other work carried out to the property including Timber Pest treatments
v. obtain copies of any paperwork and documents issued and the details of all work carried out

b) Indemnify the Inspector from any loss incurred by You relating to the items listed in clause a) above where no such statement
is obtained.

12)    The Inspection Will not cover or report the items listed in Appendix D to AS4349.1-2007

13) You agree that We cannot accept any liability for Our failure to report a defect that was concealed by the owner of the
building being inspected and You agree to indemnify Us for any failure to find such concealed defects

14) Where Our report recommends another type of inspection including an invasive inspection and report then You should have
such an inspection carried out prior to the exchange of contracts or end of cooling-off period. If You fail to follow Our
recommendations then You agree and accept that You may suffer a financial loss and indemnify Us against all losses that You
incur resulting from Your failure to act on Our advice.

15)    The Report may not be sold or provided to any other Person without Our express written permission, unless the Client is
authorised to do so by Legislation.  If We give our permission it may be subject to conditions such as payment of a further fee by
the other Person and agreement from the other Person to comply with this clause.
However, We may sell the Report to any other Person although there is no obligation for Us to do so.

16)   You indemnify Us in respect of any and all liability, including all claims, actions, proceedings, judgments, damages, losses,
interest, costs and expenses of any nature, which may be incurred by, brought, made or recovered against Us arising directly or
indirectly from the unauthorised provision or sale of the Report by You to a Person without Our express written permission.

IMPORTANT DISCLAIMER

DISCLAIMER OF LIABILITY: -No Liability shall be accepted on an account of failure of the Report to notify any problems in the
area(s) or section(s) of the subject property physically inaccessible for inspection, or to which access for Inspection is denied by or to
the Inspector (including but not limited to or any area(s) or section(s) so specified by the Report).

DISCLAIMER OF LIABILITY TO THIRD PARTIES: - We will not be liable for any loss, damage, cost or expense, whatsoever,
suffered or incurred by any Person other than You in connection with the use of the Inspection Report provided pursuant to
this agreement by that Person for any purpose or in any way, including the use of this report for any purpose connected with
the sale, purchase, or use of the Property or the giving of security over the Property, to the extent permissible by law.  The
only Person to whom We may be liable and to whom losses arising in contract or tort sustained may be payable by Us is the
Client named on the face page of this Agreement.  

CONTACT THE INSPECTOR 
Please feel free to contact the inspector who carried out this inspection. Often it is very difficult to fully explain situations, problems,
access difficulties, building faults or their importance in a manner that is readily understandable by the reader. Should you have any
difficulty in understanding anything contained within this report then you should immediately contact the inspector Brendan T Sykes on
0447 234 400 during business hours and have the matter explained to you. If you have any questions at all or require any clarification
then contact the inspector prior to acting on this report.

.......... End Of Report ..........


