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- Matt Mason
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GREEN TRAFFIC LIGHT G

ORANGE TRAFFIC LIGHT O

RED TRAFFIC LIGHT R

Our
Traffic
Lights

Green illustrates that we have a low or no level of concern associated with the building element.

Low definition: The inspected element is functioning, or has been maintained, or in a condition expected for the property's
age and type. NB: For the avoidance of doubt this does not mean the property will not require maintenance in the future.

Orange illustrates that we have a moderate level of concern associated with the building element, prompting caution,
further investigation and/or repair be considered.

Moderate definition: The inspected element is not performing as it was designed, or intended by the manufacturer, or
there is maintenance required, or it is in a condition that is not expected for a property of its age and type. The inspected
element may appear to be functioning but needs attention. NB: For the avoidance of doubt further investigation and
information should be sought.

Red illustrates that we have a high level of concern associated with the building element. Caution and further investigation
is strongly recommended.

High definition: The inspected element is failing, or urgent attention is required, or it is no longer in a working condition.
NB: For the avoidance of doubt further research and investigation are strongly recommended.

The colour coding used is a visual aid to help clients identify areas of the report to focus on. Notes and photos
provide clarification and further detail on a particular element. It is important that these are read together not
individually.
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Your
Inspection
Details

Email: pete.n@bettagroup.co.nz Mobile: 021781240 Freephone: 0800 422 388

YOUR INSPECTOR
 

PETER NEILSON
on behalf of Neilson Construction Ltd trading as Betta Inspect It

 

ORDER NUMBER 159820

DATE OF INSPECTION FRIDAY, DECEMBER 05, 2025

INSPECTED PROPERTY
ADDRESS

93 FIELD WAY WAIKANAE BEACH 5036

INSTRUCTED BY VENDOR

CLIENT NAME ANDREW CROMIE

CLIENT PRESENT YES

OTHER PEOPLE PRESENT NONE

HOUSE OCCUPIED NO

WAS THE PROPERTY
FURNISHED?

PARTLY FURNISHED , CLIENT IN PROCESS OF MOVING
FURNITURE OUT.

BUILDING TYPE RESIDENTIAL DWELLING.

STATUS OF UTILITIES HOT WATER ON. POWER ON. WATER ON.

WEATHER DURING
INSPECTION
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DISCLOSURE OF DEFECTS BY REAL ESTATE SALESPERSON

We recommend discussing with the real estate agent any concerns with the property, especially weather tightness issues
from past or present. If the house has been rented previously, we recommend consulting the property manager to discuss
any past issues they are aware of.

None aware of 

GENERAL SUMMARY NOTES

The dwelling is well positioned to take advantage of all day sun. The layout of the property appears very functional.

CONFIDENTIALITY

This report is confidential to Andrew Cromie. The use by any unauthorized persons or third parties is strictly prohibited. 
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G green

2. ROOF SPACE

G green

7. WEATHER TIGHTNESS

G green

3. EXTERNAL WALL CLADDING

G green

8. SITE IMPROVEMENTS

G green

4. FOUNDATION & SUBFLOOR

G green

9. PEST & POTENTIAL HAZARDS

G green

5. PLUMBING SYSTEM

G green

10. INTERIOR ELEMENTS

G green

1. EXTERIOR ROOF

G green

6. ELECTRICAL SYSTEM

Your Report Summary
This report focuses on what we see as the nine main areas of concern for our clients when buying property. These areas
are: 1. Exterior roof, 2. Roof space, 3. External wall cladding, 4. Foundation & subfloor, 5. Plumbing system, 6.
Electrical system, 7. Weather tightness, 8. Site improvements, 9. Pest & potential hazards, 10. Interior elements

Below is a summary of the highest concern level for each focus area at 93 Field Way Waikanae Beach 5036. Please refer
to the focus area for further details.
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Your
Property
Report
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EXTERIOR ROOF
INSPECTION FOCUS NO.1
This focus section covers the exterior of the roof. If it was unsafe to walk on the roof due to the weather conditions, roof
pitch, or any other reason we deem unsafe, then we have undertaken our visual inspection using alternative methods
(these may include viewing from a ladder, from upstairs windows, from the ground and may include the use of binoculars).
Please note our visual inspection provides an overall level of concern, rather than a detailed account of every minor defect
which may not affect the overall structural integrity or function of the exterior of the roof

RESTRICTIONS
Safe access to parts of the roof from our industry standard ladder was not available. (Height) We inspected the
inaccessible section from the ground. Vision was therefore limited. We inspected the inaccessible section from the ladder.
Vision was therefore limited.

PREDOMINANT ROOF MATERIAL (INCLUDING SIGNIFICANT
MAINTENANCE)
TYPE

Decramastic pressed metal tiles with embedded stone chip roof. Copper 
Please find copies below for the warranties for the roofing material used on this property.
Please seek advice from vendor relating to this.
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LEVEL OF CONCERN

G

There was moss/mildew/lichen on the roof. This will decrease the lifespan of the roof. It is recommended 
that moss/mildew is removed. Due to the close proximity to the sea, this roof is going to deteriorate at an 
elevated rate.
Please see invoice below for the roof treatment which was completed on 12 December 2025. This 
treatment was a bio degradable solution that safely removes moss lichen and Algee without pressure 
washing. This process takes 6 to 12 months to take affect. This now changes our colour code system 
from orange to green.
Please see copies of the warranties for the materialused on the roof in this section of the report.

PREDOMINANT FLASHING MATERIAL (INCLUDING SIGNIFICANT
MAINTENANCE)
TYPE

Decramastic pressed metal with embedded stone chip.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required. 13



PREDOMINANT GUTTER & DOWNPIPE MATERIAL (INCLUDING
SIGNIFICANT MAINTENANCE)
TYPE

Downpipe - PVC. Gutter - PVC.
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LEVEL OF CONCERN

G

PVC gutters are prone to becoming brittle due to the high sunshine hours and UV in New Zealand's 
climate. The gutters have vegetation in areas. This will lead to the inadequate discharge of rainwater. 
We recommend these are cleaned.( the vendor has now had this work carried out and all gutters are 
now clean) 
Please see photo below showing clean guttering. All guttering has now been cleaned. This changes are 
coloured coded system from orange to green relating to this item.

15



PREDOMINANT FASCIA & SOFFIT MATERIAL (INCLUDING
SIGNIFICANT MAINTENANCE)
TYPE

Fascia - timber. Soffit - fibre cement sheeting.

LEVEL OF CONCERN

G

No visible issues were noted during the inspection. Allow to constantly monitor and maintain as required.
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G

INDICATIONS OF WATER PENETRATION
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OBVIOUS STRUCTURAL ALTERATIONS

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

FUNCTIONAL OPERATION OF ROOF, FLASHINGS, GUTTERS &
DOWNPIPES
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OVERALL SECTION RATING
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ROOF SPACE
INSPECTION FOCUS NO.2
This focus section covers the roof space. Please note our visual inspection provides an overall level of concern, rather than
a detailed account of every minor defect which may not affect the overall structural integrity or function of the roof space.
There is generally limited space in roof cavities, particularly to the lower and outer portions of the building. This does
restrict access and in most instances prevents an inspection of the outer or lower areas, including any roof to wall
connections. If insulation is in place this will also restrict the inspectors visibility. Defects or damage may be present and
not detected in areas where inspection was limited, obstructed or access was not gained.

RESTRICTIONS
The roof space inspection was limited. We could not complete a full inspection of the roof space. Our visual inspection
was made from the inspection hatch. Only areas visible from the inspection hatch were observed and comments included
in this report. We could not inspect the roof space. The roof is of skillion construction. This was due to insulation causing
access restrictions.

INDICATIONS OF WATER PENETRATION
LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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INTEGRITY OF ROOF STRUCTURE ELEMENTS
TYPE

Timber, Trussed roof.

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

OBVIOUS STRUCTURAL ALTERATIONS
TYPE

Building alterations. We recommend the Council files are inspected to confirm suitable consents and 
sign off were achieved for this alteration.

LEVEL OF CONCERN

G

There is evidence of building alterations in the roof space. Allow to constantly monitor and maintain as 
required.

19



INSULATION
TYPE

Fiberglass batts.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

FUNCTIONAL OPERATION OF ROOF STRUCTURE ELEMENTS
(INCLUDING SERVICES)
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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G
OVERALL SECTION RATING
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EXTERNAL WALL
CLADDING
INSPECTION FOCUS NO.3
The exterior wall cladding of the dwelling is visually inspected where accessible. Some limitations may occur due to the
height of the dwelling, foliage near the cladding, site slope etc. Please note our visual inspection provides an overall level
of concern, rather than a detailed account of every minor defect which may not affect the overall structural integrity or
function of the exterior cladding.

RESTRICTIONS
Some cladding could not be inspected due to ground level. ( Height) There is a structure prohibiting inspection of some
cladding( deck) .

EXTERIOR CLADDING MATERIAL (INCLUDING SIGNIFICANT
MAINTENANCE)
TYPE

Fibre cement weatherboard (or similar material). Masonry block veneer (note we cannot identify any 
defects behind the veneer). Stone.
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LEVEL OF CONCERN

G

Plastered render over a backing substrate relies on a coating to resist the penetration of moisture. This 
system is therefore of high concern.  Systems such as the one on this dwelling have the potential to 
allow water entry and deterioration through poor application and installation, lack of maintenance, poor 
detailing and complexity. This tends to occur particularly on buildings built between 1990 and 2006. We 
suggest as a result a thorough examination is completed bi-annually (ideally at the end of winter and end 
of summer), and any sealant breakdown, sheet joints, penetrations and complex junctions or any signs 
of deterioration of the exterior envelope should be investigated by a specialist and remediated. The 
plaster cladding appears to have been repainted since its original construction. We are unable to 
confirm if the cladding has been painted following remedial work. Allow to constantly monitor and 
maintain as required.

JOINERY MATERIAL (INCLUDING SIGNIFICANT MAINTENANCE)
TYPE

Aluminium.
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LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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OBVIOUS CLADDING ALTERATIONS

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

FUNCTIONAL OPERATION OF WALL CLADDING (INCLUDING
WINDOW & DOOR FLASHINGS)
TYPE

Aluminium flashing. Exterior cladding provides the flashing over joinery.
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G

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OVERALL SECTION RATING
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FOUNDATION &
SUBFLOOR
INSPECTION FOCUS NO.4
This section includes both the foundation and its supporting subfloor structure (if applicable). The inspection is done by
entering the subfloor (any access restrictions will be identified). Please note concrete slab sub-floors are not inspected.
Where piles are present we conduct a visual inspection above ground level only. Please note our visual inspection
provides an overall level of concern, rather than a detailed account of every minor defect which may not affect the overall
structural integrity or function of the foundations.

RESTRICTIONS
We were unable to access the subfloor. Concrete slab We are unable to report on any defects which may be present in
the floor framing for the floor above ground level floors. This is due to the building elements being concealed in the building
envelope.

PREDOMINANT FOUNDATION MATERIAL (INCLUDING
SIGNIFICANT MAINTENANCE)
TYPE

Concrete slab.

LEVEL OF CONCERN

G

Due to the concrete slab there is no sub-floor space. We are unable to confirm the condition of the 
concrete slab or the soil beneath. For more detailed information and specification on the concrete floor 
slab we recommend that a search of the council building files be undertaken. No visible issues noted 
during the inspection. Allow to constantly monitor and maintain as required.
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OBVIOUS CRACKING OR FOUNDATION DETERIORATION
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

PILE TO BEARER CONNECTIONS (IF APPLICABLE)

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

SUBFLOOR VENTILATION

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

INSULATION

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

INDICATIONS OF WATER LEAKS - BELOW FINISHED FLOOR
LEVEL
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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G

OBVIOUS STRUCTURAL ALTERATIONS

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

FUNCTIONAL OPERATION OF FOUNDATION & SUBFLOOR
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OVERALL SECTION RATING
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PLUMBING SYSTEM
INSPECTION FOCUS NO.5
This section includes both the water supply and waste water drainage. None of our inspectors are qualified Plumbers. Due
to construction methods a large portion of the plumbing systems can be concealed within the building envelope. Our report
covers only those areas able to be viewed by the inspector. Please note our visual inspection provides an overall level of
concern, rather than a detailed account of every minor defect which may not affect the overall integrity or function of the
water and drainage systems.

RESTRICTIONS
The plumbing was not visible due to the pipes being concealed in the wall. There are services located under the ground
which could not be inspected and therefor do not form part of the report.

PREDOMINANT WASTE WATER MATERIAL (INCLUDING
SIGNIFICANT MAINTENANCE)
TYPE

PVC.

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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PREDOMINANT WATER SUPPLY PIPING (INCLUDING
SIGNIFICANT MAINTENANCE)
TYPE

Polybutylene.

LEVEL OF CONCERN

G

Copper crimps have been used on the installation of this plumbing system to join the pipes. This type of 
joining method has proved problematic in some installations as small fractures in the copper appear and 
cause leaking. Crimps of this type are very common. There was no leaking sighted during the 
inspection. We recommend monitoring bi-annually. No visible issues were noted during the inspection. 
Allow to constantly monitor and maintain as required.

INDICATIONS OF WATER LEAKS - ABOVE FINISHED FLOOR
LEVEL
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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HOT WATER CYLINDER FUNCTION
TYPE

Mains-pressure system.

LEVEL OF CONCERN

G

The average life span of this type of hotwater system is 10-12 years. This system is estimated to be 
older than this time frame. We suggest that a thorough examination is completed bi-annually (ideally at 
the end of winter and end of summer), and any pipe or cylinder breakdown, water pooling or any signs of 
deterioration should be investigated by a qualified plumber. No visible issues noted during the 
inspection. Allow to constantly monitor and maintain as required.

SOURCE OF WATER SUPPLY
TYPE

Council.

LEVEL OF CONCERN

G

The function or integrity of the water toby (valve) was not assessed. Allow to constantly monitor and 
maintain as required.

METHOD OF WASTE WATER DISPOSAL
TYPE

Council.
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LEVEL OF CONCERN

G

The floor waste was not tested during this visual inspection. Allow to constantly monitor and maintain as 
required.

FUNCTIONAL OPERATION OF PLUMBING SYSTEM
LEVEL OF CONCERN

G

The laundry tub is functioning as intended. We recommend this is checked annually as it is a high use 
plumbing fixture. No visible issues noted during the inspection. Allow to constantly monitor and maintain 
as required.
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LEVEL OF CONCERN

G

The vanity is functioning as intended. We recommend this is checked annually as it is a high use 
plumbing fixture. No visible issues noted during the inspection. Allow to constantly monitor and maintain 
as required.
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LEVEL OF CONCERN

G

The toilet bowl and cistern are functioning as intended. We recommend this is checked annually as it is 
a high use plumbing fixture. No visible issues noted during the inspection. Allow to constantly monitor 
and maintain as required.
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LEVEL OF CONCERN

G

Wet floor showers are high maintenance showers and are prone to leaking, with their water tightness 
relying on the floor covering and a waterproof membrane under the floor covering. We are not able to 
comment on the condition or function of this membrane during our visual inspection. Moisture testing 
cannot be undertaken around the base or internal shower linings due to inconsistencies in the readings. 
We recommend inspection annually and all areas kept sealed. The shower was tested. There was no 
visible indications of water penetration to surrounding areas. IMPORTANT NOTE: The test may not 
reveal water leaks until the system has been tested under normal or constant use. No visible issues 
noted during the inspection. Allow to constantly monitor and maintain as required.
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LEVEL OF CONCERN

G

The kitchen sink is functioning as intended. We recommend this is checked annually as it is a high use 
plumbing fixture. No visible issues noted during the inspection. Allow to constantly monitor and maintain 
as required.

LEVEL OF CONCERN

G

Wet floor showers are high maintenance showers and are prone to leaking, with their water tightness 
relying on the floor covering and a waterproof membrane under the floor covering. We are not able to 
comment on the condition or function of this membrane during our visual inspection. Moisture testing 
cannot be undertaken around the base or internal shower linings due to inconsistencies in the readings. 
We recommend inspection annually and all areas kept sealed.  The shower was tested. There was no 
visible indications of water penetration to surrounding areas. IMPORTANT NOTE: The test may not 
reveal water leaks until the system has been tested under normal or constant use. Allow to constantly 
monitor and maintain as required.
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LEVEL OF CONCERN

G

Inbuilt baths can be prone to maintenance issues, failing and leaking. Depending on the quality of the 
bath, the installation workmanship and how the bath has been maintained depends on how water tight it 
remains and how much future maintenance it will require. Moisture testing cannot be undertaken around 
the base or internal bath linings due to inconsistencies in the readings. Typical failure points are where 
the bath meets the wall and around the tap units. It is recommended you constantly monitor these 
junctions to ensure damage is not occurring to the adjacent walls. The bath was tested. There was no 
visible indications of water penetration to surrounding areas. IMPORTANT NOTE: The test may not 
reveal water leaks until the system has been tested under normal or constant use. No visible issues 
noted during the inspection. Allow to constantly monitor and maintain as required.

FUNCTIONAL OPERATION OF FIXTURE & FITTINGS
LEVEL OF CONCERN

G

No visible issues were noted during the inspection. Allow to constantly monitor and maintain as required.
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G

OTHER
LEVEL OF CONCERN

G

OVERALL SECTION RATING
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ELECTRICAL SYSTEM
INSPECTION FOCUS NO.6
This section includes the electrical system. None of our inspectors are qualified Electricians. Due to construction methods
a large portion of the electrical systems can be concealed within the building envelope. Our report covers only those areas
able to be viewed by the inspector. No testing or commenting on the function, defects and concern level of appliances
(ovens, hobs & range hoods etc) is undertaken. Please note a sampling of outlets will be tested for function, not every
outlet. Please note our visual inspection provides an overall level of concern, rather than a detailed account of every minor
defect which may not affect the overall integrity or function of the electrical system.

RESTRICTIONS
The wiring was not visible in the subfloor. The wiring was not visible due to the wires being concealed in the wall.

VISIBLE SIGNS OF CONDUIT, VIR OR TRS WIRING
TYPE

TPS.

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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CIRCUIT BREAKER ESTIMATED ERA
TYPE

Modern.

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

ELECTRICITY SOURCE
TYPE

Underground.

LEVEL OF CONCERN

G

We cannot assess or comment on the condition of buried cables. We note that the power supply is 
functional. Allow to constantly monitor and maintain as required.
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SIGNIFICANT MAINTENANCE REQUIRED
LEVEL OF CONCERN

G

Please see comments below relating to areas where maintenance is required.
Please see copy of electrical safety certificate for work carried out to this property. Please seek advice 
from vendor relating to this work. The items that were initially picked up on the first inspection have now 
been rectified. Please see pictures and comments below.
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SUPPLY OF ELECTRICITY FUNCTIONAL OPERATION (BASED
ON SAMPLING OF OUTLETS & LIGHTS)
LEVEL OF CONCERN

G

A sampling of outlets were tested. Not all outlets were tested. A sampling of lights were tested. Not all 
lights were tested.  No visible issues were noted during the inspection. Allow to constantly monitor and 
maintain as required. All tested outlets functioned as intended. All tested lights & switches functioned as 
intended.
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G
OVERALL SECTION RATING
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WEATHER TIGHTNESS
INSPECTION FOCUS NO.7
Assessing the weather tightness of a building non-invasively is an art. There is a range of factors that need to be taken into
account when concluding the overall state of weather tightness (see below). A moisture meter is one tool we utilise to
identify moisture. We also consider the building design and structure. Refer to text on following page for further detail.

UNDERSTANDING YOUR MOISTURE READINGS
1. The only accurate way to measure moisture is intrusively; this is NOT practiced during our visual property inspection.
Therefore this report cannot give any weather tightness guarantee. Any clear signs of moisture ingress are noted and spot
checks are carried out primarily around windows, doors and high risk areas with a moisture meter. All inspectors use
either a Protimeter Survey Master or Trotec T660 moisture meter, calibrated to the manufacturer’s specifications. This
device is used in its Non-invasive mode and while this mode is deemed non-conclusive, it is a good indicator of the
potential presence of moisture.

2. The moisture meter in the non-invasive mode is not an accurate moisture reading. Readings are determined by what is
known as a ‘Relative moisture level’. Firstly a “Base” moisture level for the property is ascertained (by undertaking a
selection of tests in low risk areas such as a central hallway where low moisture levels are expected). Then a selection of
potential high risk areas are taken in areas which the inspector believes are high risk.

3. All “betta inspect it” Inspectors are trained in the correct use of the moisture meters, with a good understanding of their
abilities and limitations.

4. The lack of moisture indicators does not confirm that the property does not have moisture issues. Water accumulates
and travels immediately behind the external cladding; the external cladding is ideally what should be tested. However, this
is not practical, nor possible with some claddings and weather conditions, therefore the meters are predominately used for
the interior of the building. As visual inspections are non-invasive testing may provide no initial evidence of leaking,
knowledge of known weather tight risk details and/or signs to look for become more critical. Further investigation will be
recommended where there is sufficient evidence and concern that it may reveal signs of severe moisture penetration.
Moisture levels can change significantly with the seasons and can often be much lower in advanced decay. The same can
incur with leaks in plumbing where plumbing has not been used for a period of time in a manner causing the moisture and
as a result allowing the area to dry out.

MOISTURE METER USED

 

As part of our standard inspection, our inspectors use a protimeter Surveymaster or Trotec T660 moisture meter in it’s non
invasive search mode.
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UNDERSTANDING THE READINGS
Red = Very High
Relative moisture reading is 81 points or more above the benchmark on a relative scale. This indicates very high levels of
moisture behind the wall. Further investigation is required prior to purchasing the house. Invasive testing is recommended. 

Orange = Higher
Relative moisture readings 41 - 80 points above the benchmark on a relative scale. This indicates moisture in the wall.
Possible causes could be the wall faces south, vegetation could be in close proximity to the buildings envelope or water
ingress. There is the potential for timber in this area to harbour toxic mould growth and potential timber decay. We
recommend further investigation by a thermographer or weath​er tightness specialist prior to purchasing the property. 

Green = Normal
Relative moisture reading is within 40 points of the benchmark on a relative scale.

RESTRICTIONS
The condition of the wall framing could not be visually inspected as it is enclosed between the interior and exterior linings.
It is therefore impossible for the inspection to accurately determine if decay to the timber has occurred. We recommend
thermal imaging if there are signs of moisture, including but not limited to high moisture readings, water stains and mould.

FRAMING & ATTACHMENT TO CLADDING
TYPE

Cavity.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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METHOD OF DISCHARGING ROOF COLLECTED RAIN WATER
TYPE

Exterior mounted gutters.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

HIGH RISK JUNCTIONS
TYPE

Wall to roof.
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LEVEL OF CONCERN

G

There is a high risk junction installed that has raised concern to the inspector. These junctions are 
where the roofline and exterior wall meet. The high risk junction such as the one on this dwelling has the 
potential to allow water entry through poor application and installation, lack of maintenance, poor 
detailing and complexity. This tends to occur particularly on buildings built between 1990 and 2006. We 
suggest that a thorough examination is completed bi-annually (ideally at the end of winter and end of 
summer), and any sealant breakdown, water pooling or any signs of deterioration of the junction should 
be investigated by a weather tightness specialist. Allow to constantly monitor and maintain as required.

DECKS & BALCONIES
TYPE

External deck. Internal deck.
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LEVEL OF CONCERN

G

Internal membrane decking systems relies solely on the membrane and application to resist the 
penetration of moisture. This system is therefore of high concern.  Systems such as the one on this 
dwelling have the potential to allow water entry and deterioration through poor application and 
installation, lack of maintenance, poor detailing and complexity. This tends to occur particularly on 
buildings built between 1990 and 2006. We suggest that a thorough examination is completed bi-
annually (ideally at the end of winter and end of summer), and any raising sheets, lap joint deterioration,  
sealant breakdown, water pooling or any signs of deterioration of the membrane should be investigated 
by a weather tightness specialist. Allow to constantly monitor and maintain as required.

SOFFIT DEPTH

LEVEL OF CONCERN

G

Conventional pitched roof shapes extend beyond external wall lines. This traditional design feature 
effectively shelters the top of the wall cladding and window heads that are close to the soffit. This 
reduces the risk external moisture ingress. No visible issues noted during the inspection. Allow to 
constantly monitor and maintain as required.
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ESTIMATED ERA OF BUILDING CONSTRUCTION
TYPE

1970's

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

COMPLEXITY OF BUILDING DESIGN
TYPE

Non Complex

LEVEL OF CONCERN

G

Non-complex Allow to constantly monitor and maintain as required.
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OTHER RISK FACTORS (INCLUDING WIND ZONE & NUMBER OF
STOREYS)
TYPE

High wind zone. Two storey.

LEVEL OF CONCERN

G

Houses built in a higher wind zone are most at risk of water penetration.  This dwelling is located in a 
higher wind zone.  We suggest that a thorough examination is completed bi-annually (ideally at the end 
of winter and end of summer), and any sealant breakdown, cracking, flashing lifting or any signs of 
deterioration of the exterior envelope should be investigated by a specialist. Allow to constantly monitor 
and maintain as required.

OTHER
LEVEL OF CONCERN

G

PREVALENT WEATHER CONDITIONS
WEATHER ONE MONTH PRIOR

The weather has been mainly windy and dry in the one month prior to this inspection. This can affect the 
readings of the non-invasive moisture meters due to the timber building elements (such as any timber 
framing) drying out prior to inspection. Readings should not be solely relied on to confirm any concerns 
you may have in regards to weather tightness or water ingress.
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BENCH MARK READING
READING LOCATION

Hall

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #1
READING LOCATION

Bedroom two

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

MOISTURE READING #2
READING LOCATION

Bedroom three

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #3
READING LOCATION

Bedroom four

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #4
READING LOCATION

Ground floor ensuite

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #5
READING LOCATION

Master bedroom

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #6
READING LOCATION

Upstairs ensuite

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #7
READING LOCATION

Lounge

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #8
READING LOCATION

Dining room

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #9
READING LOCATION

Kitchen

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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MOISTURE READING #10
READING LOCATION

Top landing

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

OVERALL SECTION RATING
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SITE IMPROVEMENTS
INSPECTION FOCUS NO.8
This section includes the site and site improvements. Our inspectors are NOT qualified Geotech engineers and therefore
the report cannot include geotechnical issues (current or historic). Liquefaction zones and flood plains are not commented
on along with the site boundaries. We do not comment on any soil, site strength or stability. Only the main outbuilding will
be included in our assessment, unless specifically requested. Please note our visual inspection provides an overall level of
concern, rather than a detailed account of every minor defect which may affect the overall integrity or function of the site
and site improvements.

SITE IMPROVEMENTS (INCLUDING VISUAL SITE DRAINAGE)
LEVEL OF CONCERN

G

Retaining walls are not inspected for structural integrity as it is beyond the scope and expertise of the 
building inspector undertaking a visual inspection. It is recommended that a geotechnical engineer be 
engaged to investigate these retaining walls further before the unconditional date. As the site was dry 
during the inspection, we recommend this is monitored during heavy rain to determine whether the 
existing drains are sufficient. There is a channel drain installed, it will need to be inspected during heavy 
rainfall to confirm that it functions correctly.
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OUTBUILDINGS & OTHER STRUCTURES
TYPE

Garage.
Please see last picture below relating to the rubber window seal to the garage window which has now 
been reinstalled correctly. This now takes a colour-coded system from orange to green.
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G

LEVEL OF CONCERN

G

Please see previous comments made in this section of the report relating to the garage.

OVERALL SECTION RATING
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PEST & POTENTIAL
HAZARDS
INSPECTION FOCUS NO.9
This section includes both signs of pest infiltration and potential hazards. Please note our visual inspection provides an
overall level of concern, rather than a detailed account of every minor aspect relating to pests and hazards.

RESTRICTIONS
Refer to subfloor section. Refer to roof space section.

IDENTIFIED ASBESTOS

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

IDENTIFIED SIGNIFICANT SAFETY ISSUES
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OBSERVED OCCURRENCES OF MOULD AND MILDEW

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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IDENTIFIED PEST INFILTRATION
TYPE

Ants.

LEVEL OF CONCERN

G

There are ants in the house and around the deck area. We recommend further investigation by a 
qualified pest controller.
Please see invoice below for work which was carried out on 18 December 2025. This was for the 
removal of the ants. This now changes our colour-coded system from orange to green.

OVERALL SECTION RATING

70



INTERIOR ELEMENTS
INSPECTION FOCUS NO.10
This section includes other significant points of interest that we believe are important to know prior to settling on your
desired property. Evidence of scrim wall lining can often be hard to determine as it is often covered with other lining. Floors
are often slightly un-level; only significant unevenness will be commented on. The function of the heating and ventilation
systems will not be tested, only being visually inspected. Please note our visual inspection provides an overall level of
concern, rather than a detailed account of every minor defect which may affect the overall integrity or function of the
property.

RESTRICTIONS
The quantity of furniture within the house meant we had limited ability to inspect the house. The floor coverings within the
house meant we had limited ability to inspect the house. The interior side of the window joinery was covered by curtains
we had limited ability to inspect these windows.
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SIGNIFICANT INTERIOR CEILING DAMAGE OR DEFECTS
LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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SIGNIFICANT INTERIOR WALL DAMAGE OR DEFECTS
LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

SIGNIFICANT INTERIOR FLOOR DAMAGE OR DEFECTS
LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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SIGNIFICANT INTERIOR FIXTURE & FITTINGS DAMAGE OR
DEFECTS
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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EVIDENCE OF UN-LEVEL FLOORING
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

HOME HEATING (INCLUDING CHIMNEYS)
TYPE

Panel wall heater. Under floor heating. Wood burner  Chimney - metal flue.
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LEVEL OF CONCERN

G

The operation, efficiency and integrity of any heat source was not tested. This was not tested as it is 
beyond our scope and expertise. It is recommended that all heating and ventilation systems are tested 
by the purchaser, or a suitably qualified professional or confirmation that they are all functional before 
the unconditional date is received. No visible issues noted during the inspection. Allow to constantly 
monitor and maintain as required.

BATHROOM VENTILATION
TYPE

Passive ventilation (window) to upstairs ensuite bathroom.
Mechanical fans fitted to downstairs areas.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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LAUNDRY VENTILATION
TYPE

Mechanical fan.

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OBVIOUS INTERNAL STRUCTURAL ALTERATIONS

LEVEL OF CONCERN

G

PRESENCE OF SMOKE ALARM
TYPE

Battery. Testing smoke alarms does not form part of our inspection as it is outside the scope of a visual 
inspection and our expertise.
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LEVEL OF CONCERN

G

The number and location of smoke alarms is vital to ensure occupants have the maximum time to 
escape in the event of a fire. We strongly recommend seeking professional advice on the location, 
number and type of smoke alarms. If the property is required to meet the Healthy Homes Standard, we 
would then recommend further investigation by our Betta Property Compliance team to ensure the 
property meets the compliance Standard. We recommend these are tested or replaced before moving 
into the property. As noted above.

SIGNIFICANT SECURITY CONCERNS (INCLUDING ALARM
SYSTEM)
TYPE

There is an alarm system installed. The operation and efficiency of these were not tested. This was not 
tested as it is beyond our scope and expertise. We recommend this is tested by a suitably qualified 
professional

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.
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TYPE OF ENERGY SOURCE SERVICING APPLIANCES
TYPE

Electric. Electrical appliances such as the range hood, oven, hob, dishwasher and waste disposal 
system are not tested as part of the visual inspection. It is recommended that all appliances are tested by 
the purchaser or confirmation that they are all functional before the unconditional date.

LEVEL OF CONCERN

G

No visible issues noted during the inspection. Allow to constantly monitor and maintain as required.

DWELLING SYSTEMS (INCLUDING CENTRAL VACUUM &
VENTILATION)

LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.

OBSERVATIONS OF EXTERNAL JOINERY FROM INTERIOR
LEVEL OF CONCERN

G

Allow to constantly monitor and maintain as required.
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OVERALL SECTION RATING
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ADDITIONAL NOTES
We recommend that you follow up on any advice given and check out the council Lim report.
Thank you for the opportunity to carry out this inspection for you. If you have any questions relating to 
this report please feel free to contact me. Pete 021781240
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HEALTH AND SAFETY
SITE HAZARD CHECKLIST FOR ONSITE INSPECTOR
Peter Neilson has completed an assessment of 93 Field Way Waikanae Beach 5036 on the 5/12/2025 and recorded any
potential site hazards. Any Hazards marked as RED are of potential concern and may have resulted in the incompletion of
the report due to Health & Safety Concerns. Additional details relating to the Hazard can be found in the link next to the
Hazard. It is our recommendation these Hazards are addressed where applicable.

Item Compliance Question Link

G

G

G

G

G

G

G

Hazard Compliance Question Link

G

G

G

G

G

G

G

G

G

G

G

G

G

G
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Our
Terms & 
Conditions
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SCOPE OF INSPECTION
Particulars

Contractor

Client

The Contractor and the Client agree that the Contractor will supply the Works
subject to the following terms and conditions: 

1. Definitions

2. Price & Payment

3. Time of Supply

4. Consumer Guarantees Act

5. Intellectual Property and Confidentiality

6. Default

7. Cancellation

8. Privacy Act 2020

9. Inspectors have no personal interest

10. Scope of Works - Building Inspection and Report
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11. Scope of Work - Methamphetamine Sampling

12. Reasonable Access

13. Limitation of Liability

14. General

87


	

