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1.0 EXECUTIVE SUMMARY 

1.1 The claim relates to building movement and water damage at the Insured’s dwelling. 
The Insured is unaware of the cause of the damage but considers it may be a result of 
the claimed February 2020 storm event. 

1.2 In our opinion, the observed cracking to the render at the north-west corner of the 
Insured’s dwelling was consistent with damage caused primarily by normal and 
expected thermal expansion and contraction of building materials and the quality of 
the original construction. 

1.3 Cyclical changes in temperature will cause building materials to constantly expand 
and contract, which over time can cause cracks and separation gaps to occur, 
especially at the interface and joints between different building materials. 

1.4 The observed crack to the Insured’s dwelling was minor and of cosmetic consequence 
only. The structural integrity of the building has not been affected. 

1.5 Given the claimed event occurred in February 2020, we consider that there is a 
possibility (although considered small) that some movement may occur in the 
following months as soil moisture contents stabilise. Given this we refer to 
recommendation 7.1 and should any fresh movement be observed, reinspection 
should occur.  

1.6 The observed flaking ceiling paintwork and water damaged eaves lining to the eastern 
side of the dwelling was aged in appearance and has been occurring over a long period 
of time. It is not considered a result of the claimed February 2020 storm event. 

1.7 Several recommendations are made in Section 7.0.  

2.0 INSTRUCTIONS  

2.1 As requested by Neala Gilvray of Crawford & Company; the author has undertaken an 
inspection of the residential premises situated at 16 Aaran Close, Endeavour Hills, VIC, 
3802. 

2.2 In accordance with your instructions, the purpose of the inspection was to;  

2.2.1 Inspect the Insured’s property; 

2.2.2 Determine the cause of damage;  

3.0 INTRODUCTION 

3.1 The property is insured by Allianz Australia Insurance Ltd, reference number 
6210287371. 

3.2 The inspection was carried out by the author on the 15 April 2020 in the presence of 
the Insured.  

3.3 For the purpose of this report the street frontage of the dwelling onto Aaran Close is 
assumed to face north, with all other directional references relating to this. 
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3.4 The single-story residential dwelling is generally of timber framed, rendered brick 
veneer construction, supported on stumps and perimeter strip footings. The roof is 
clad in tiles. 

3.5 It is estimated that the dwelling was originally constructed sometime around the 
1970’s to 1980’s. 

3.6 The dwelling is situated on sloping ground which generally falls from the south 
downward to the north.  

4.0 CIRCUMSTANCES 

4.1 CRD Building Consultants & Engineers (CRD) has been appointed to confirm causation 
of the claimed building damage. The Insured is unaware of the cause of the damage 
but considers it may be a result of the claimed February 2020 storm event. 

5.0 OBSERVATIONS 

5.1 During our inspection, the Insured informed us of the following relevant assumed 
facts: 

5.1.1 They purchased the dwelling approximately 14 years ago and have lived there 
since.  

5.1.2 A February 2020 storm event occurred at the property. They estimate that 
during the storm event approximately 100-200 mm deep water flooded 
around the eastern side of the dwelling and then drained away beneath the 
dwelling.  

5.1.3 They have observed flaking paint to laundry and WC ceiling. 

5.1.4 They have observed water damage to eastern elevation eaves lining. 

5.1.5 They had a previous storm event claim in November 2019 where significant 
water entry occurred through the roof, with the ceiling subsequently 
collapsing in the vicinity of dining area. Damage associated with this claim was 
subsequently repaired.  

5.1.6 They had the northern and eastern elevations of the dwelling rendered in 
December 2019. Since then they have observed a slight crack to the north-
west corner of the dwelling. 

5.1.7 They have recently observed movement to the master bedroom built in robe.  

5.1.8 They had not noticed any previous building moment damage at the dwelling 
during their occupancy. 

5.2 Very slight cracking was observed to the external render at the north-west corner of 
the dwelling and also to the brickwork along the eastern elevation of the dwelling. 
Refer to Photos 6 and 10-12 in Appendix A.  

5.3 There was no significant building movement or cracking damage observed at the 
dwelling.  
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5.4 At the time of our inspection of the property, the cracking evident to the Insured’s 
walls ranged from Damage Category 0-1 (i.e. crack width limit ranging from hairline 
to less than 1 mm), according to AS 2870 Residential slabs and footings – Construction, 
Table C1: Classification of damage with reference to walls. Category 1 “very slight” 
cracking is considered “fine cracks that do not need repair”.  

5.5 An internal floor level survey was undertaken by the author. The following is to be 
noted: 

5.5.1 A datum was established adjacent the northern end of the hallway, which was 
approximately the centre of the dwelling.   

5.5.2 The floor levels within the dwelling were observed to be up to 9 mm and 10 
mm higher (north-western corner of lounge room and south-western corner 
of the dwelling (bedroom 2)), and up to 5 mm lower (south-eastern corner of 
dining area) than the datum point.  

5.5.3 There were no concerning trends, or signs of significant building movement, 
in the floor levels observed. 

5.6 Movement to the master bedroom built in robe was observed, as highlighted by the 
Insured. Refer to Photos 14 and 15 in Appendix A. 

5.7 The flaking paint to the laundry and WC ceilings was observed. This was aged in 
appearance. Refer to Photos 8 and 9 in Appendix A.  

5.8 Water damage was observed to the eaves lining along the eastern elevation. This was 
aged in appearance. Refer to Photo 5 in Appendix A.  

5.9 Water staining to gutters along the eastern elevation suggest past overflow.  

5.10 The area immediately adjacent to the southern elevation of the dwelling was 
observed to be very wet, with poor drainage. Refer to Photo 3 in Appendix A.  

5.11 Rotting of external timbers was observed in several locations. Refer to Photo 4 in 
Appendix A.  

5.12 The sub-floor area was generally observed via the eastern elevation access opening. 
Signs of previous high moisture within the sub-floor was observed to the ground 
surface. The stumps and timber floor members appeared in a serviceable condition. 
Refer to Photo 7 in Appendix A. 

5.13 The external finished surface level immediately alongside the Insured’s dwelling 
consists of pavers, grass and concrete. The grass (and areas of other paving which 
does not fall way from the dwelling) would allow surface water run-off to seep 
towards the founding soils of the dwelling. Refer to Photos 1 and 3 in Appendix A.  

5.14 The external finished surface level immediately adjacent to the dwelling is generally 
at or above the sub-floor surface level.  

Note: Current building codes reference Section 3.1.2.3 of the Building Code of 
Australia (BCA) which states the following: 
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(c) The ground beneath suspended floors must be graded so that the area beneath the 
building is above the adjacent external finished ground level and surface water is 
prevented from ponding under the building. 

5.15 Although not formally tested at the time of our inspection of the property, on the 
basis of the author’s local knowledge, experience, and on-site observations, the soil 
profile at the subject site is likely to comprise reactive clay founding soils with an 
inferred site classification in accordance with AS2870 – 2011 – Residential Slabs and 
Footings – Construction of Class M – H, moderately to highly reactive. If confirmation 
of this was needed a Geotechnical Engineer would be required. 

5.16 Note: Reactive clays tend to experience differential movement as a consequence of 
any change in the moisture condition of the founding soils across the building 
envelope.  Reactive clays tend to volumetrically decrease (i.e. shrink) with drying, 
which can cause settlement of the affected footings.  Conversely, reactive clays tend 
to volumetrically increase (i.e. swell) with wetting, which may cause heave of the 
affected footings. Further to the above, footings founded on reactive clays can 
experience differential settlement as a consequence of intermittent wetting and 
drying over a prolonged period of time. 

5.17 The author observed two significant trees adjacent to the Insured’s dwelling. Refer 
Figure 1 below and Photos 1, 2 and 13 in Appendix A. 

5.18  General Note: Section B2.3 – Class M, H and E sites of Appendix B in AS 2870 – 2011 
– Residential Slabs and Footings – Construction, states that:  

Planting of trees should be avoided near the foundation of a house or neighbouring 
house on reactive sites as they can cause damage due to drying of the clay at 
substantial distances. To reduce, but not eliminate, the possibility of damage, tree 
planting should be restricted to a distance from the house of:  

i) 1.50 x mature height for Class E sites,  

ii) 1.00 x mature height for Class H sites,  

iii) 0.75 x mature height for Class M sites. 
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Figure 1 – Nearmap aerial imagery of the Insured’s dwelling, dated 28 January 2020. 

6.0 CONCLUSIONS 

6.1 In our opinion, the observed cracking to the render at the north-west corner of the 
Insured’s dwelling was consistent with damage caused primarily by normal and 
expected thermal expansion and contraction of building materials and the quality of 
the original construction. 

6.2 Cyclical changes in temperature will cause building materials to constantly expand 
and contract, which over time can cause cracks and separation gaps to occur, 
especially at the interface and joints between different building materials. 

6.3 The observed crack to the Insured’s dwelling was minor and of cosmetic consequence 
only.  The structural integrity of the building has not been affected. 

N 
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6.4 Given the claimed event occurred in February 2020, we consider that there is a 
possibility (although considered small) that some movement may occur in the 
following months as soil moisture contents stabilise. Given this we refer to 
recommendation 7.1 and should any fresh movement be observed, reinspection 
should occur.  

6.5 The observed movement to the master bedroom built in robe was not consistent with 
differential ground movement and is considered related to the quality of the original 
construction and ongoing usage. No significant floor level variations were observed in 
this region, or damage to wall linings, which would occur if differential ground 
movement related to the claimed event had occurred.  

6.6 The observed flaking ceiling paintwork and water damaged eaves lining to the eastern 
side of the dwelling was aged in appearance and has been occurring over a long period 
of time. It is not considered a result of the claimed February 2020 storm event. 

6.7 We also note the following known contributors to differential ground movement (and 
subsequent building movement damage) observed present at the Insured’s dwelling:  

6.7.1 Poor surface drainage to the perimeter of the dwelling which directs surface 
water towards the dwelling and founding soils. 

6.7.2 Adjacent tree effects (long term drying of assumed reactive clay founding soils 
and subsequent differential ground movement).  

6.7.3 The sub-floor surface being lower than or approximately the same as the 
external finished surface. 

7.0 RECOMMENDATIONS 

7.1 The Insured continue to monitor the dwelling for any signs of building movement 
damage. 

7.2 The Insured, as part of routine building maintenance, ensure the plumbing at the 
dwelling is in a serviceable condition, this is to include roof gutters, downpipes and 
general roof weatherproofing.   

7.3 The Insured consider undertaking suitable maintenance to the observed dilapidated 
(rotten) external timbers. 

7.4 The Insured be provided with a copy of the CSIRO guide to Foundation Maintenance 
and Footing Performance: A Homeowner’s Guide, provided as Appendix B. 

7.5 The Insured consider undertaking works in order to improve adherence to the 
abovementioned guide.  

7.6 General note: We note that minor damage from seasonal differential movement is 
considered normal in residential buildings, and this should be considered by the 
Insured when upgrading drainage, removing trees or installing root barriers. These 
improvements will mitigate but may not prevent future damage.  AS2870 - Australian 
Standard Residential slabs and footings, Section B3 states: 
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Minor foundation movements occur on nearly all sites and that it is impossible to 
design a footing system that will protect the house from movement under all 
circumstances.   

8.0 LIMITATIONS TO REPORT 

8.1 Our inspection was carried out on 15 April 2020 and was limited to a visual and 
walkover examination of the site only. This report has been prepared within the 
limitations imposed by visual access and walkover around 16 Aaran Close, Endeavour 
Hills, VIC, 3802, and the findings are relevant to the dates of inspection.  

8.2 Unless otherwise stated, the following matters are specifically excluded from 
assessment: 

8.2.1 insect attack on timbers; 

8.2.2 safety and condition of electrical wiring; 

8.2.3 plumbing work, including water services, sewers, roof gutter and gas 
plumbing;  

8.2.4 any subsurface or otherwise hidden aspects  and; 

8.2.5 fire & health regulations and requirements. 

8.3 Interpretations of this report beyond the above-mentioned limits should not be made. 

8.4 It should be noted that this report does not reflect the full extent of our investigations 

nor does it include the complete record of digital images of the damage, but seeks 
only to define the principal data relating to this matter. Detailed engineering 
assessment and supporting evidence in relation to our conclusions has been retained 
on our files. 

8.5 This report represents our findings in relation to the specific matters defined in this 
report only and is not to be construed to represent a comment on the structural 
integrity or otherwise of any other area(s) of the property that is/are not directly 
commented on in respect to adequacy of condition. 

9.0 INDEMNITY 

9.1 This assessment has been undertaken by CRD Building Consultants and Engineers at 
the request of Crawford & Company.  No responsibility to third parties under the law 
of contract, tort or otherwise for any loss or damage is accepted. 
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Should you have any further enquiries regarding this matter, please do not hesitate to contact me. 

 

Yours faithfully, 

 
 

Vincent Butler 
Forensic Engineer 
BE MIEAust CPEng NER 
CRD Building Consultants & Engineers 
Level 3, 324 St Kilda Road, Southbank, VIC 3006  
Tel: +61 3 8646 9607 |  
Fax: +61 3 9685 0066 | Mob: +61 429 660 715 
Email: Vincent.Butler@crdbce.com.au 
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Photograph 1.  Northern elevation of dwelling viewed from Aaran Close. 

 

 

 
Photograph 2. Southern elevation of dwelling. Note tree immediately adjacent to eastern elevation.  
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Photograph 3. Wet area observed along the southern elevation of the dwelling.  

 

 

  
Photograph 4. Example of rot to external timber. 
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Photograph 5.  Example of water damage to the eastern elevation ceiling lining.  

  

 

 
Photograph 6. Example of very slight cracking to eastern elevation brickwork.  
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Photograph 7.  Looking north from within sub-floor area. 

 

  

 
Photograph 8. Example of flaking paintwork to laundry/WC ceiling.  
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Photograph 9. Example of flaking paintwork to laundry/WC ceiling. 

  

  

 
Photograph 10.  Very slight crack to north-west corner of dwelling. 
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Photograph 11.  Very slight crack to north-west corner of dwelling. 

 

 

 
Photograph 12.  Very slight crack to north-west corner of dwelling. 
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Photograph 13.  Tree adjacent to eastern elevation of dwelling. 

 

 

 
Photograph 14.  Gap observed between master bedroom built in robe and adjacent wall. 
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Photograph 15. Movement between master bedroom built in robe and adjacent wall. 
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