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PROPERTY DETAILS

Approximate age of main dwelling
1996

Building type
Stand alone

Levels/storeys
2

Site exposure
Semi sheltered

Dwelling elevations

West elevation. South elevation. West elevation. North elevation.

Weathertightness Risk
Please note that all properties will incur some level of weather-tightness risk. So do not be alarmed if
the property registers a score. This is an informative score to help you quantify the weather-tightness
risk. This scale is from low risk - very high risk. The weather tightness risk score ranges from 0 to 18,
with 0 indicating the lowest risk and 18 indicating the highest risk.

Wind Zone

Number of Storeys
High Risk - Two Storeys

Roof/Wall Intersection Design
Medium Risk - Roof-to-wall intersection partly exposed (e.g. hip and gable roof with no eaves)

Eaves Width (Estimated if Out of Reach)
Very high - 0-100mm at first floor level, or 0-450mm at second floor level, or 0-600mm at third floor
level.

Envelope Complexity
Low Risk - Simple rectangular, L, T or boomerang shape, with single cladding type

Deck Designs
Low Risk - None, timber slat deck or porch at ground level.

Weathertightness Risk Score Out of 18
6



SUMMARY

Please read this report in its entirety. This summary is for information purposes and is not a 
substitute for the information provided in the body of this report. This summary will include aspects 
we consider most relevant. It is our professional opinion that this property is in generally sound 
condition for its age, type, and construction with some serviceable elements. Some areas of 
remediation and maintenance are commented on in this report.

Roof
The roof is in need of a clean to remove lichen and moss. Remediation is required to the noted 
flashings to improve weather tightness.

Exterior
The exterior has been well maintained. Some maintenance and minor cosmetic items have been 
mentioned in the exterior section of the report.

Structure
There were no elevated moisture readings indicated at the time of inspection. The floor levels comply 
with MBIE guidelines. Although there are deviations in the floor, these are within acceptable 
tolerances. All ceiling cavity batts should be pulled away from the lights to prevent a potential fire 
hazard. The bathroom extraction ducting in the ceiling cavity has come loose and requires 
reattachment.

Interior
Paint bubbling is visible on the west end bedroom ceiling. No elevated readings were taken at the 
time of inspection. It is unclear the cause. Further monitoring should be taken. General cosmetic 
damage and wear and tear is visible throughout. If this is of concern, consult with a suitably qualified 
decorator for assessment and remediation.

Plumbing
The plumbing all looks to be functioning as intended.

Electrical
Several lights were not operational at the time of inspection. Bulb replacement will likely fix this. 
However, this was not tested or confirmed.

HVAC
The noted electric wall heaters would not turn on at the time of inspection. Consult with a suitably 
qualified electrician for assessment and repair.



ROOF OVERVIEW

LIMITATION(S) in this section
To comply with health and safety at work regulations, the assessment of the roof and its elements is
limited to what can be visually assessed from a 3.8m ladder; any areas not reasonably accessible or
unable to be sighted from a ladder are excluded from this report.

ROOF(S), FLASHINGS, GUTTERS AND DOWN PIPES

ROOF(s)
Type
Sloped, Flat

Material(s)
Corrugated Iron, Metal profile

Comments
Sufficient slope for water run off. Maintained well. In need of being treated with herbicide to kill off 
lichen and moss as on going maintenance. The garage roof is fastened down with roofing nails; 
these are prone to popping over time. Replace any that have popped.



FLASHINGS
Type
Hips & Ridges, Penetration(s)

Material(s)
Metal



Comments
Sufficient overlap. Looks to be sealing and functioning as intended. Install a flashing to the noted 
area to improve weather tightness. The molding under the polystyrene has fallen out in several 
places. This molding helps prevent water absorption along the bottom of the polystyrene. The 
molding should be re fixed to improve weather tightness.





Popped nails along the ridge
flashing.

The plastic molding under the
polystyrene has fallen down
above the garage.

The plastic molding under the
polystyrene has fallen down
above the garage.

Missing flashing above the
garage.

The plastic molding under the
polystyrene has fallen down
above the south side flat roof.

The plastic molding under the
polystyrene has fallen down
above the south side flat roof.



GUTTERS AND DOWN PIPES
Material(s)
Metal downpipes, Metal gutters

Comments
Downpipes and gutters fixed well in place and not loose. Downpipes on the main dwelling discharge 
into ground risers. Isolated patches of debris is visible along the garage guttering. remove debris to 
improve drainage.





EXTERIOR OVERVIEW

LIMITATION(S) in this section
The inspection of the exterior foundation walls was limited due to the exterior finished ground levels;
therefore, an assessment of what can be seen above ground was carried out.

EXTERIOR MOISTURE TESTING

Test type
Non-invasive readings were taken using a GANN BL Compact B2 non-invasive moisture meter. 
Readings were taken externally at locations accessible and considered as most prone to potential 
underlying moisture issues. Generally speaking, moisture content readings between 0 and 60 are 
considered dry, 60 to 80 is considered damp, and 80+ is considered wet. However, readings will 
always show an element of moisture, some of which may exceed the tolerance due to their 
composition and not necessarily because of any moisture issues. Additionally, moisture content 
readings can get up to 3% higher than average during periods of high humidity and cooler air 
temperatures. Non-invasive moisture testing serves as a preliminary indicator rather than a definitive 
diagnosis, and occasional irregularities may occur. We will highlight any specific areas of concern if 
they are identified. Our ability to carry out non-invasive moisture testing externally and to specific 
elements is very dependent on current and recent weather conditions. Not every reading taken will 
be documented, including readings taken off a ladder where 3 points of contact are required on the 
ladder for safety reasons.

Comments
No elevated moisture readings were taken at the time of inspection.







SOFFIT & FASCIA

Material
Fibre cement soffit

Comments
The dwelling has no eaves; eaves are the pitched section of roof that overhangs the exterior walls. 
The main purpose of these is to decrease the weather tightness risk of the dwelling. Not having 
eaves can make the home more susceptible to weather tightness issues or leaks from exterior 
moisture ingress due to the lack of an overhang, which exposes the wall to roof junction to direct 
weather conditions. This is still an acceptable construction method, but additional care and 
maintenance are required to ensure these junctions remain weather tight.

EXTERIOR FOUNDATION (WALLS)

Type
Concrete slab



Comments
No concerns identified.

EXTERIOR DWELLING (WALLS)

Type
Direct fixed polystyrene with rendered plaster finish (EIFS) , Block masonry

Comments
Maintained well. Direct-fixed, plaster finish claddings are prone to weather tightness issues, 
especially if the exterior of the cladding system is not properly maintained; this is particularly evident 
in homes that have polystyrene (EIFS) or fibre cement substrate. Also included in this are older 
plaster finish claddings like rough-cast/stucco over original timber weatherboards or other substrates. 
If moisture ingress occurs, it is difficult for the internal frames to dry due to the lack of a cavity, which 
can cause premature deterioration of the internal frames, rot, mould growth and structural damage. 
Further to this, flashings and junctions on these systems can pose a risk if they have not been 
installed or finished well. Ensure regular maintenance and cleaning of the cladding system is carried 
out. Where cracks may appear for an extended period of time, invasive investigation will be required 
to ensure no moisture has penetrated the cladding. More recent minor cracks should be 
professionally fixed as they appear. These generally occur at joins, junctions, or corners of exterior 
joinery, re-plaster and paint using an elastomeric membrane; this ensures that if the plaster does 
crack, the flexible elastomeric membrane will bridge the crack, assisting with maintaining its weather 
tightness. This is a visual and non-invasive assessment of the exterior condition. If the home has 
previously had points of moisture ingress that have since been repaired, it can be difficult to identify 
moisture potentially trapped behind the cladding inside the framing through a non-invasive 
assessment. 

The ground to cladding clearance is insufficient in areas. The cladding must have a minimum 
clearance of 100mm to paved surfaces and 175mm to unpaved garden areas to prevent moisture 
ingress.



Minor cracking above the
garage.

Minor cracking at the bottom 
of the pergola post. 



Evidence of repairs. An example. Insufficient
ground clearance.

An example. Insufficient
ground clearance.

Minor cracking noted. This
does not look to be of
concerns as its outside the
building envelope.

Minor cracking. This does not
look to be of concerns as its
outside the building envelope.

EXTERIOR JOINERY (VISUAL ASSESSMENT)

Material
Aluminium, Timber

Comments
Exterior joinery comments are based on a visual assessment only; testing of the joinery function is
found in the interior section of this report. No general concerns.





EXTERIOR SERVICES

GULLY TRAP(S)

Material
Plastic/PVC, Concrete



Comments
Gully traps are sufficient height off finished ground level. Traps are configured properly and do not
have downpipes directing stormwater into them. Grate installed on traps to prevent debris getting into
the grey water system.

EXTERIOR SERVICES

Type
Tap(s), Fibre box, Earthing cable, Telecom box

Comments
Taps are operating fine. No general concerns.



HARDSCAPING, DECKS, VERANDAS, PATIOS, OTHER

Type and material
Concrete, Patio(s), Pathways

Comments
Maintained well. Expansion gaps cut to help prevent cracking to hardscaping. No general concerns.

DRIVEWAY

Material
Concrete

Comments
Maintained well. Proper expansion gaps have been cut to allow for movement and prevent cracking.
No general concerns.

FENCING

Material
Timber post, rail & paling, Metal

Comments
Maintained well. Gates working fine. Fix back any loose fence railings back to the post to improve 
functionality.



The north side fence railing is
loose.

STRUCTURE OVERVIEW

LIMITATION(S) in this section
This inspection report is based on a visual assessment of accessible areas of the dwelling at the time
of the inspection. While our thorough examination aims to identify visible signs of pests, it is
important to note that some pests may remain hidden or undetectable during the inspection. Pests,
such as birds, rodents, and borer, can often inhabit concealed spaces. This report serves as a
snapshot of the condition of the property at the time of the inspection and should be considered in
conjunction with other specialist evaluations to obtain a complete understanding of the pest status of
the property.

FLOOR LEVELS

Foundation type
Concrete slab

Inside MBIE Guidelines?
Floor levels of the main dwelling were checked randomly throughout and appear to be inside MBIE
guidelines. The slope of the floor between any two points checked <2m apart is <0.5 (1 in 200), and
the variation over the floor plan is <50mm. This check was done using a Technidea Zip Pro-2000.
Our conclusion takes into consideration differences in floor covering thicknesses and steps down.
Please note that this is not a floor-level survey.

Comments
The MBIE guidelines are used as an indicator of whether investigating into the presence of potential
issues if necessary. These are simply measurements and not a confirmation of any particular issue.
This is only relevant and applicable if there is outstanding earthquake-related structural damage to
the dwelling and to assess reasonable use and amenity of a reasonably level floor.



The datum was taken in the
living room.

14mm stepdown to the vinyl.



80mm stepdown to the
garage.

INTERIOR MOISTURE

Test type
Non-invasive readings were taken using a GANN BL Compact B2 non-invasive moisture meter.
Readings were taken internally at key locations most prone to moisture issues or ingress. Generally
speaking, moisture content readings between 0 and 60 are considered dry, 60 to 80 is considered



damp, and 80+ is considered wet; however, readings will always show an element of moisture
because timber framing will always retain some level of moisture, even after it has been dried.
Additionally, moisture content readings can be up to 3% higher than average during periods of high
humidity and cooler air temperatures. Non-invasive moisture testing is used as an indicator and is not
a confirmation of an issue. Some anomalies can occur; we will specify areas of concern if they arise.
Comments
No concerning or elevated readings taken.

Under the downstairs toilet
vanity.

Behind the downstairs toilet.









Under the upstairs toilet vanity.

Behind the upstairs toilet. Behind the bathroom vanity on
the opposite side of the wall.

Next to the shower stall. Next to the shower stall.



Behind the shower on the
opposite side of the wall.

Under the laundry tub. Under the west side flat roof
where the paint has bubbled.

Under the west side flat roof
where the paint has bubbled.

Under the west side flat roof
where the paint has bubbled.

CEILING CAVITY

Ceiling cavity structure
Pests
As ongoing maintenance, all homes should be periodically checked for pests, as they can cause
damage to the construction material, plumbing, and electrical.

Framing type
Timber, Trusses

Structure comments
Fixed well into place. No general concerns.



Roof underlay/sheathing
Roofing paper

Comments
No general concerns found.

Insulation type



Fibre glass

Comments
Insulation laid throughout. It is strongly recommended all down lights be checked and insulation
pulled away from them to prevent a potential fire hazard. Incandescent and halogen lights should not
have insulation touching them, a safety gap is required.

An example. The batts should
be pulled away from the lights.

Services types
Electrical, Ducting

Services comments
The bathroom ducting has come loose and requires reattachment.

Wiring comments
Please note that our view of the wiring is limited to what can be visually sighted, and we cannot
confirm anything beyond what is visible or enclosed behind wall linings, under insulation, etc.

Plumbing comments
Please note that our view of the plumbing elements is limited to what can be visually sighted, and we
cannot confirm anything beyond what is visible or enclosed behind wall linings, under insulation, etc.



The bathroom ducting has come loose.

INTERIOR OVERVIEW

LIMITATION(S) in this section
The assessment of the floors and walls is limited due to furniture and personal items, as we cannot
move around personal items and large furniture to fully assess these areas.

FINISHES

FLOORS

Type



Vinyl, Carpet

Comments
Moderate damage and wear and tear is visible throughout.

WALLS

Type
Drywall/plaster

Comments
Moderate cosmetic damage throughout, including marks, dents, etc., from general wear and tear.

CEILINGS

Type
Drywall/plaster

Comments
Paint bubbling has been noted. it is unclear the cause. 



Bubbling of paint noted on the west bedroom ceiling under the flat roof.

SAFETY SYSTEMS

Type
Smoke detectors, Security system

Comments
Smoke alarms are photoelectric and deemed to be in compliant locations and within 3m of each
bedroom. No testing was done during this inspection.

GARAGE

Internal access?
Yes



Comments
Garage door electric motorised working fine. Wall linings have minimal marks or damage; nothing 
more than you would reasonably expect for its age. Evidence of repairs have been noted. No 
general concerns.

Evidence of repairs. Evidence of repairs.

JOINERY

DOORS
Comments
Items in photos need attention. Otherwise all are working fine.



The southwest bedroom wardrobe door requires attention to
improve functionality.

The dining room slider requires attention to improve functionality.

WINDOWS
Material
Aluminium

Glazing
Single

Comments
Operating fine. Window hardware is getting loose on several windows.

CABINETRY AND COUNTER
Comments
No adjustments needed to cabinetry. Water damage to the joinery has been noted.



Water damaged cabinetry. Water damaged cabinetry.

STAIRS

Comments
Balustrade looks to be sound. No concerns.

PLUMBING OVERVIEW



LIMITATION(S) in this section
All plumbing assessments are based on what can be visually seen. We cannot confirm the condition
beyond the fittings, under the ground, behind wall linings, ceilings, etc. Furthermore, we are not
plumbing specialists; therefore, we cannot comment on the technical or legal compliance of the
plumbing and fixtures on the property. We will, however, comment on items that look to pose a
concern. If plumbing or drainage is of concern to you, we recommend engaging a suitably qualified
drainage or plumbing expert.

WATER SUPPLY

Water source
Public - Council supply

Cold water shower pressure
Moderate

Hot water shower pressure
Moderate

Comments
No concerns.

WATER HEATING

Type
Hot water cylinder

Comments
No leaks observed. Proper seismic restraints installed to hot water cylinder. Cylinders, particularly
older cylinders, can corrode inside and become compromised when harsh water is run through them;
this is particularly evident when the water is chlorinated. Often, this cannot be physically sighted off a
non-invasive check. Even if a leak is not picked up at the time of inspection, sudden leaks can occur
where corrosion to a fitting or the cylinder suddenly gives way. Ensure cylinders are periodically
inspected for their condition and any leaking.



WASTE PIPING & WATER SUPPLY (UNDER SINKS)

Comments
Taps were turned on, and no leaks were observed from the waste piping. No leaks observed from
water supply under sinks.



TAPS

Comments
The noted tap is loose and requires tightening.



Loose bathroom tap.

SHOWER(S)

How many showers?
1

Leaks from shower stall?
No

Leaks from shower fittings?
No

Comments
Minor fracturing noted. The door is loose and could be adjusted to improve functionality.



Minor fracturing noted. The door is loose.

TOILET(S)

How many toilets?
2

Leaks from toilet?
No

Cistern closing off water supply properly?
Yes

Comments
No general concerns.



BATH(S)

How many baths
1

Leaks from tub?
No

Leaks from fittings?
No

Comments
No general concerns.



EXTRACTION FAN(S)

Type
Rangehood, Extractor fan(s)

Comments
Powered on and appears to be operating fine.

ELECTRICAL OVERVIEW

LIMITATION(S) in this section
The overall electrical assessment is based on a visual inspection only and will only comment on
electrical elements that are visible and reasonably accessible. We are not an electrical specialist; we
cannot comment on the technical or legal compliance of electrical elements, nor can we warrant or
confirm their safety. No specialist or thorough testing of electrical elements is undertaken; however,
we will comment on signs of excess heat build-up or anything that visually poses a potential hazard.
If electrical is a concern of yours, then it is strongly recommended that you engage a suitably
qualified electrician.

MAINS DELIVERY AND ANCILLARY POWER SOURCES

Type
Subterranean/underground mains connection



Comments
No general concerns.

SWITCHBOARD & METER BOX

Breakers
Modern

Comments
Modern meter box. Modern switchboard. No signs of excess heat build up.

LIGHTS

All interior lights work at the time of inspection?
No

Comments



Several fittings were missing bulbs at the time of inspection.

POWER SOCKETS

Comments
Please note that only sockets that were readily visible and accessible and had nothing plugged into 
them at the time of inspection were tested; any others are excluded from this report. Sockets that 
were tested returned no fault.

HEATING/COOLING/VENTILATION OVERVIEW

LIMITATION(S) in this section
No thorough or electrical testing of the heating or its elements is undertaken during this inspection; 
we are not heating or electrical specialists. If you are concerned about these elements, it is 
recommended that you seek advice and further testing from a suitably qualified specialist.

HEATING/COOLING/VENTILATION

Type
Heat pump(s), Electric wall heater(s)

Comments
The heat pump(s) powered on fine and appeared to operate. The noted electric wall heaters would 
not turn on.



redundant.

Not operational in the dining
room.

Not operational in the
downstairs study.



CERTIFICATE OF INSPECTION

Client Name
Peter Mitchell

Site address
3 Lexington Place, Shirley

Inspector Details
Inspected Residential Limited. Property Inspected by Damien Guest 022 103 1198
damien.guest@inspectedresidential.co.nz, Qualified builder and Licensed Building Practitioner,
National Certificate in Carpentry. I certify that this inspection was carried out in accordance with
NZS4306:2005 and I am competent to undertake this inspection.

Date/Time
15/12/2025
The following Areas of the property have been inspected
Site Yes✓ No NA

Subfloor Yes No NA✓

Exterior Yes✓ No NA

Roof Exterior Yes✓ No NA

Roof Space Yes✓ No NA

Interior Yes✓ No NA

Services Yes✓ No NA

Accessory units, ancillary spaces and buildings Yes No NA✓

Inspector signature

Signed date
15/12/2025



Areas inspected

SITE
Orientation of living
spaces

Yes✓ No NA

Site exposure, contour
& vegetation

Yes✓ No NA

Retaining walls
Yes No NA✓

Paths, steps, handrails
& driveways

Yes✓ No NA

Fencing
Yes✓ No NA

Surface water control
Yes✓ No NA

Location of access
point

Yes No✓ NA

Accessibility
Yes No NA✓

Foundation type &
condition

Yes No NA✓

Foundation walls
Yes No NA✓

Ground condition
Yes No NA✓

Ground vapour barrier
Yes No NA✓

Drainage
Yes No NA✓

Ventilation adequacy
Yes No NA✓

Pile type, instability &
condition

Yes No NA✓

Pile to bearer
connections

Yes No NA✓

Obvious structural
alteration

Yes No NA✓

Ground clearance of
timber framing

Yes No NA✓

Floor Type (timber or
suspended concrete)

Yes No NA✓

Timber Framing &
bracing

Yes No NA✓

Insulation type,
approximate thickness,
coverage & condition

Yes No NA✓

Plumbing - Material
types, leakage &
support

Yes No NA✓

Electrical - wiring type
& support

Yes No NA✓

Insect and pest
infestation

Yes No NA✓

Rotting timbers
Yes No NA✓

Debris
Yes No NA✓

Construction type
Yes✓ No NA

Cladding
Yes✓ No NA

Chimneys
Yes✓ No NA

Exterior Stairs
Yes No NA✓

Balconies, verandahs,
patios, etc

Yes✓ No NA

Roof material
Yes✓ No NA

Roof condition
Yes✓ No NA

Roof water collection
Yes✓ No NA

Downpipes
Yes✓ No NA

Eaves, Fascia & soffits
Yes✓ No NA

ROOF SPACE
Accessibility

Yes✓ No NA

Roof cladding
Yes✓ No NA

Thermal insulation
type, clearances,
approximate thickness
& coverage

Yes✓ No NA

Sarking
Yes✓ No NA

Party walls fire
proofing

Yes No NA✓

Roofing underlay &
support

Yes✓ No NA

Roof frame
construction &
connections

Yes✓ No NA

Ceiling construction
Yes✓ No NA

Obvious structural
alterations

Yes✓ No NA

Insect and pest
infestation

Yes✓ No NA

Rotting timbers
Yes✓ No NA

Discharges into roof
space

Yes✓ No NA

Plumbing - Material
types, leakages &
support

Yes✓ No NA

Electrical - wiring type
& support

Yes✓ No NA

Tile fixings
Yes No NA✓

INTERIOR
Ceilings

Yes✓ No NA

Walls
Yes✓ No NA

Timber floors
Yes No NA✓

Concrete floors
Yes✓ No NA

Doors & frames
Yes✓ No NA

Electrical operation of
switches

Yes✓ No NA

Heating systems
Yes✓ No NA

Kitchen
Yes✓ No NA

Kitchen benchtop
Yes✓ No NA

Kitchen cabinetry
Yes✓ No NA

Kitchen sink
Yes✓ No NA

kitchen tiles
Yes✓ No NA

Kitchen air extraction
system

Yes✓ No NA

Bathroom, WC &
ensuites

Yes✓ No NA

Bathroom Floors
Yes✓ No NA

Cistern, pan & Bidit
Yes✓ No NA

Bathroom tiles
Yes✓ No NA

Bath
Yes✓ No NA

Shower
Yes✓ No NA

Bathroom
vanity/washbasin

Yes✓ No NA

Bathroom ventilation
Yes✓ No NA

Bathroom special
features

Yes No NA✓

Laundry
Yes✓ No NA

Laundry location
Yes No✓ NA

Laundry floors
Yes✓ No NA

Laundry tubs/cabinets
Yes✓ No NA

Laundry tiles
Yes No NA✓

Laundry ventilation
Yes No NA✓

Storage
Yes✓ No NA

Stairs
Yes✓ No NA

Exterior windows &
doors

Yes✓ No NA

Services
Fire warning & control
systems

Yes✓ No NA

Heating systems
Yes✓ No NA

Central vacuum
systems

Yes No NA✓

Ventilation systems
Yes✓ No NA

Security systems
Yes✓ No NA

Electrical services
Yes✓ No NA

Gas services
Yes No NA✓

Water Services
Yes✓ No NA

Hot water services
Yes✓ No NA

Foul water disposal
Yes No NA✓

Grey water recycling
system

Yes No NA✓

Rainwater collection
systems

Yes No NA✓

Solar heating
Yes No NA✓

Aerials & antennae
Yes✓ No NA

Shading systems
Yes No NA✓

Telecommunications
Yes✓ No NA

Lifts
Yes No NA✓

ANCILLARY
SPACES
Exterior claddings

Yes No NA✓

Floors
Yes No NA✓

Roofs
Yes No NA✓

Subfloor
Yes No NA✓
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