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The property is a split-level home consisting of five different
levels. The house contains four bedrooms, two bathrooms, and
open-plan kitchen, living, and dining areas. There is also a
detached sleepout and a two-car garage with internal access.
The lower level of the home is constructed from concrete block
walls with a plaster finish, while the upper levels are clad with
polystyrene direct-fix cladding finished with plaster. Windows are
aluminium single glazed, and the roof is corrugated Coloursteel
roofing.
The property features multiple timber decking areas, exterior
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Corrugated Coloursteel Roofing
The corrugated Coloursteel roof consists of three separate roof levels. The roofing was visually
inspected and is generally in good condition for its age. The roof cladding appeared intact with
no significant defects or areas of concern observed at the time of inspection. Some age-related
fading and loss of surface colour coating is evident in areas, which is typical over time and
should be monitored, with repainting likely required in the future for ongoing protection and
longevity.

Flashings & Penetrations
Chimney penetration flashing, hip flashings, and ridge flashings and apron flashings at roof to
cladding junctions were visually inspected and appeared secure and functioning as intended.

Guttering & Downpipes
The Coloursteel guttering system and downpipes appeared in generally good condition.
Downpipes are directed into the stormwater system as intended. Gully traps were observed
clear and appeared to be functioning properly.

Risk: Low

Solutions:
• Monitor roof coating deterioration over time.
• Consider repainting roof surfaces in the future to maintain protection and longevity.
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Concrete Block & Plaster Cladding
The lower level is constructed from concrete block walls finished with a Rockcote plaster
system. Upper-level areas appear to consist of polystyrene cladding with a direct-fix
Rockcote plaster finish. The exterior cladding was visually inspected and appeared in
generally good condition for its age. No significant cracking, visible deterioration, or
obvious signs of moisture ingress risk were observed at the time of inspection. The exterior
appears to have been maintained well, with replastering reportedly completed
approximately 10 years ago.

Windows & Joinery
The aluminium single-glazed windows were visually inspected and appeared in generally
good condition. Window joinery appeared secure, with silicon sealing around window
perimeters appearing intact and adequately maintained at the time of inspection.

Risk: Low

Solutions:
• Maintain paint coatings and silicon seals to help reduce future moisture ingress risk.



        

        

        



Timber Decking & Walkways
Timber decking areas, timber walkways, and exterior steps around the property were
visually inspected and generally appear stable and functioning as intended. Most areas
showed no significant defects at the time of inspection.

The elevated deck platform at the upper area of the property showed noticeable spring
and sagging movement under foot. This appears to be due to excessive joist span and
insufficient support beneath the structure. Additional piles and bearer support through the
centre section are recommended to improve stability and reduce movement. The deck
currently does not have a safety handrail installed, creating a significant fall hazard.
Access onto the deck is also inadequate, with proper steps required for safe access.

The glass balustrade surrounding the upper deck appears unstable in areas and is leaning
outward excessively. Further investigation and strengthening are recommended to ensure
the balustrade is safe and adequately secured.

Retaining Walls
Retaining walls around the property generally appear stable and performing as intended.
One retaining wall near the front door and side access deck area shows a noticeable lean
and should be monitored over time for further movement or deterioration.

Risk: High

Solutions:
• Install additional piles and bearer support beneath upper deck platform.
• Install compliant safety handrails around elevated deck area.
• Install safe compliant steps for deck access.
• Investigate and strengthen unstable glass balustrade system.
• Monitor leaning retaining wall for further movement or deterioration.
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The detached two-car garage is fitted with two single Coloursteel sectional garage
doors. Both doors were tested and operated smoothly at the time of inspection.

The garage interior was heavily cluttered with stored items, limiting full visibility of wall
and floor surfaces. Areas that were accessible and visible appeared to be in generally
good condition. No significant signs of current water intrusion, active leaking, or
dampness were observed at the time of inspection.

It should be noted that the concrete block retaining-style walls along the rear of the
garage are positioned substantially below exterior ground level. Although no current
moisture issues were visible, these areas may be more susceptible to moisture ingress
over time and should be monitored accordingly.

Risk: Low to Moderate

Solutions:
• Monitor lower rear garage walls for signs of future moisture ingress or dampness.
• Maintain exterior drainage and surrounding ground levels where possible.
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Foundations & Floor Levels

The house is supported by timber piles with concrete block ring foundation walls extending
from ground level to the first floor level areas. Accessible subfloor areas were visually
inspected, with timber piles and timber floor structure appearing in generally stable
condition at the time of inspection. No significant deterioration was observed to accessible
timber components. The concrete block foundation walls appeared visually stable, with no
significant cracking or visible movement noted during inspection.

Floor levels were checked using a DeWalt laser level across the four split-level floor areas
of the home. The bunk room concrete floor level was found to be within 5mm. The master
bedroom level was within 15 mm. The additional bedroom and bathroom level was within
15 mm. The kitchen, dining, and living level was within 20 mm.

All floor levels comply with MBIE floor level guidelines for Christchurch, which allow up to
50 mm variation and no slopes exceeding 10 mm over 2 m. No slopes exceeding 2 mm
over 2 m were recorded during testing.

Risk: Low

Solutions:
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The detached sleepout is clad with cedar weatherboards and fitted with Coloursteel tray
roofing. The exterior cladding and roofing appeared in generally good condition at the time
of inspection, with no significant deterioration observed.

The single-glazed aluminium ranch slider entry door and small aluminium window were
visually inspected and appeared to be operating as intended. Interior areas of the sleepout
appear tidy, well maintained, and in generally good condition. Power was operational at
the time of inspection. Floors felt stable under foot during the inspection, with no obvious
movement noted internally.

No sufficient access was available to inspect the foundation or subfloor structure beneath
the sleepout at the time of inspection, therefore the condition of supporting components
could not be confirmed.

Risk: Low
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The master bedroom is in generally fair to good condition for its age; however, the carpet is
heavily worn and replacement is recommended due to staining, carpet moth damage, and
general deterioration throughout the room.

Elevated moisture readings were detected around the front window frame, particularly to
the lower sill areas and corners, along with elevated moisture readings to the sill and
skirting areas beside the aluminium exterior door leading onto the deck. These areas
require further investigation to determine the source of moisture ingress and assess
whether remedial repairs are necessary. Refer to photos.

The entrance door has a damaged hole present requiring repair or replacement. Sliding
wardrobe doors were tested and appeared to be functioning as intended at the time of
inspection.

Moisture testing was carried out to relevant risk areas, with elevated readings detected as
noted above.

Risk: Moderate

Solutions:
• Investigate elevated moisture readings around front window and exterior door areas.
• Repair any identified moisture ingress defects and reseal as required.
• Replace damaged and heavily worn carpet.
• Repair or replace damaged entrance door surface.
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The ensuite is in generally good condition for its age. The bathroom consists of tiled flooring,
half-height tiled walls, and full-height tiled shower linings. The shower, shower screens,
vanity, and associated fixtures appeared in generally good condition at the time of
inspection. No leaks were observed beneath the vanity sink during the inspection.

Very high moisture readings were detected to the lower wall tile areas on both sides of the
toilet. The source of moisture could not be confirmed during this visual inspection and further
investigation is recommended to determine whether leakage or concealed moisture ingress
is present. Refer to photos.

A visible crack is present on the wall area above the door frame. Repair is recommended to
prevent further deterioration. Refer to photo.

Moisture testing was carried out to relevant bathroom risk areas, with elevated readings
detected as noted above.

Risk: Moderate

Solutions:
• Investigate high moisture readings around toilet wall areas.
• Carry out repairs to any leaking plumbing, failed waterproofing, or moisture ingress issues
identified.
• Repair cracking above door frame area.
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The additional three bedrooms are in generally fair to good condition for their age. Carpet
throughout these rooms is heavily worn and replacement is recommended due to age,
staining, and general deterioration. General cosmetic maintenance and repair to wall and
ceiling surfaces is also recommended in various areas.

Elevated moisture readings were detected within the bunk room and also within the upper-
level purple bedroom. The exact source of moisture could not be confirmed during this
visual inspection and further investigation is recommended to determine whether moisture
ingress or leaking is occurring. Refer to photos.

Windows and doors throughout the bedrooms were generally operating as intended at the
time of inspection.

Moisture testing was carried out to relevant risk areas, with elevated readings detected as
noted above.

Risk: Moderate

Solutions:
• Investigate elevated moisture readings in bunk room and upper-level purple bedroom.
• Repair any identified moisture ingress or leaking issues.
• Replace heavily worn carpet throughout bedrooms.
• Carry out general cosmetic wall and ceiling repairs and repainting as required.
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The main bathroom is generally in good condition for its age. The bathroom consists of tiled
flooring, half-height tiled walls, full-height tiled shower walls, and tiled shower flooring.
Painted wall and ceiling surfaces appeared generally tidy at the time of inspection. The
vanity, toilet, tapware, and plumbing fixtures appeared in generally good condition, with no
leaks observed beneath the vanity during inspection.

Elevated to very high moisture readings were detected around the lower shower wall tiles,
particularly on the right-hand side adjoining the hallway cupboard wall. Inside the hallway
cupboard, significant visible water damage is present to carpet and skirting areas; however,
only low elevated moisture readings were recorded from the cupboard side at the time of
inspection. Further investigation is required to determine the extent and source of moisture
ingress. Refer photos.

Very high moisture readings were also detected to tiled wall areas above the shower along
the exterior wall.

Moisture testing was carried out to relevant bathroom risk areas, with elevated readings
detected as noted above.

Risk: High

Solutions:
• Investigate moisture ingress around shower wall and adjoining hallway cupboard areas.
• Repair any leaking plumbing, failed waterproofing, or exterior moisture ingress defects
identified.
• Repair damaged carpet, skirting, and wall materials within hallway cupboard.
• Reseal and repair shower and tiled wall areas as required following investigation.
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Stairwell, Hallways, Dining & Living Areas

The stairwell from the lower to upper level was visually inspected and appeared stable at the
time of inspection. Handrails were secure, and wall and ceiling surfaces throughout the
stairwell areas were generally in good condition. No elevated moisture readings were
detected around stairwell window areas.

Hallway areas leading to the bedrooms are generally in fair to good condition, with only
minor cosmetic wear and marking noted to wall and ceiling surfaces. Carpet throughout
these areas is heavily worn and replacement is recommended.

The upper-level dining area is generally in good condition, with no elevated moisture
readings detected around surrounding walls or windows. A damaged section of torn wall
surface paper and cracking is present above the opening through to the living room and
requires cosmetic repair.

The living room is also generally in good condition. Cracking is present above the exterior
door beside the fireplace. Elevated moisture readings were detected to the left-hand lower
corner of the rear window area, requiring further investigation. Doors and windows
throughout these areas were tested and appeared to be operating as intended.

Moisture testing was carried out to relevant risk areas, with elevated readings detected as
noted above.

Risk: Moderate

Solutions:
• Investigate elevated moisture readings around living room rear window area.
• Repair cracking above living room exterior door.
• Repair damaged wall surface paper and cracking above dining room opening.
• Replace worn carpet throughout stairwell, hallway, dining, and living areas.
• Carry out general cosmetic wall and ceiling maintenance as required.
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The kitchen is in generally good condition for its age. Cabinetry, benchtops, sink,
tapware, and plumbing fixtures appeared serviceable and functioning as intended at the
time of inspection. No leaks were observed beneath the sink area during the visual
inspection.

Wall and ceiling surfaces appeared generally tidy, with no significant defects noted within
the kitchen area. Moisture testing was carried out to relevant accessible risk areas, with
no elevated moisture readings detected at the time of inspection.

Kitchen appliances are present (visual inspection only).

Risk: Low
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The laundry is serviceable and generally functional; however, the tiled surfaces show
significant deterioration to mortar joints and grout lines in areas. Maintenance and
regrouting are recommended to help prevent future moisture penetration and further
deterioration.

The laundry tub shows significant surface wear and deterioration consistent with age and
use; however, it remains functional at the time of inspection. No leaks were observed
beneath the tub during the visual inspection.

The rear exterior door was tested and appeared to be opening and closing adequately at
the time of inspection. Moisture testing was carried out to relevant accessible risk areas,
with no elevated moisture readings detected.

Risk: Low to Moderate

Solutions:
• Repair and regrout deteriorated tile mortar joints.
• Consider replacement or resurfacing of deteriorated laundry tub over time.
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Underfloor Insulation
Foil insulation was observed installed beneath the timber floor structure, stapled to the
underside of the floor joists. This older style of insulation provides limited thermal
performance compared to modern insulation systems. Although still present, improved
thermal efficiency would be achieved by installing modern insulation blanket or batt systems
beneath the floor structure.

Ceiling Insulation
No accessible ceiling space is present due to the design of the home, with ceiling linings
following the roof pitch. As a result, ceiling insulation could not be visually confirmed during
the inspection.

Risk: Low

Solutions:
• Consider upgrading underfloor insulation to modern insulation batt systems for improved
thermal performance and energy efficiency.
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The switchboard was visually inspected and appears in generally good condition at the
time of inspection. Visible switches, power sockets, and light fittings throughout the house
generally appeared sound and functioning as intended.

A small number of switches and power points were noted to be slightly loose and may
require minor repair or tightening by a qualified electrician.

This assessment is based on a visual inspection only, and no internal wiring was accessed.
A qualified electrician should carry out a more thorough electrical inspection of the
property.

Risk: Low

Solutions:
• Repair or secure loose switches



    

  



The hot water cylinder was visually inspected and appears in generally good condition at the
time of inspection. The cylinder and associated visible pipework appeared secure, with no
significant deterioration or leakage observed during the inspection.

This assessment is based on a visual inspection only. A qualified plumber should carry out a
more thorough inspection of the hot water cylinder and plumbing systems throughout the
house.

Risk: Low
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