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INTRODUCTION 
 

 

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

I. This report is not an all-encompassing report dealing with the building from every 
aspect.   This report is not a Certificate of Compliance with the requirements of any 
Act, Regulation, Ordinance or by-law. It is not a structural report. Should you require 
any advice of a structural nature you should contact a structural engineer. 
 

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

III. This report does not and cannot make comment upon defects that may have been 
concealed during the assessment or detection of defects (including - rising damp and 
leaks) which may be subject to the prevailing weather conditions; the presence or 
absence of timber pests, gas-fittings, common property areas, environmental 
concerns; the proximity of the property to flight paths, railways, or busy traffic; noise 
levels; health and safety issues; heritage concerns; security concerns; fire 
protections; site drainage (apart from surface water drainage);  swimming pools and 
spas  (non-structural); detection and identification of illegal building work; detection 
and identification of illegal plumbing work; durability of exposed finishes; 
neighbourhood problems; and document analysis; electrical installations; any 
matters that are solely regulated by statute;  any area(s) or item(s) that could not be 
inspected by the consultant. Accordingly, this report is not a guarantee that defects 
and/ or damage do not exist in any inaccessible or partly inaccessible areas or 
sections of the property. (NB: such matters may upon request be covered under the 
terms of a special purpose property report.) 
 

IV. In the event of any controversy or claim arising out of, or relating to this report, it will 
be settled by arbitration, in accordance with the rules of the Institute of Arbitrators 
Australia. Any judgments from such arbitration shall be binding upon both parties. 
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EXECUTIVE SUMMARY 
  

The building on 3-4 Llanfoyst St, Randwick will be demolished as part of a residential 
development. The site inspection was conducted on 04-12-2023.  
 

Smart Structure Australia (SSA) has been engaged by Orosi to conduct a Dilapidation Report of 
3-4 Llanfoyst St, Randwick will be demolished as part of a residential development. The site 
inspection was conducted to satisfy condition(s) of the DA Consent.  

 

Inspections areas are limited to:. 
 
 

• 5 Llanfoyst St, Randwick, Exterior and interior walls, exterior and interior flooring, 

and fence adjacent to the proposed construction site.  

• 3 Albert St, Randwick, Exterior and interior walls, exterior and interior flooring, and 

fence adjacent to the proposed construction site.  

• 5 Albert St, Randwick, Exterior and interior walls, exterior and interior flooring, and 

fence adjacent to the proposed construction site.  

• 12 Milford St, Randwick, Exterior and interior walls, exterior and interior flooring, 

and fence adjacent to the proposed construction site.  

• Areas highlighted on the image on the following page.  

• Facades adjacent to the work site. 

• Trees, shrubs and grasses. 

• All existing street furniture, lighting poles, traffic poles, signs, and the like. 

• All existing footpaths and kerbstones. 

• All existing pit covers. 

Only a visual inspection was carried out, which was used to create this report, no core drilling, 
testing or structural sampling has been carried out. The report will also comment on any obvious 
signs of damage to finishes in these areas but will exclude the following:  
 

• Areas surrounding 3-4 Llanfoyst St, Randwick not listed above. 

• Fit-outs which are not parts of the finishes such as light, kitchen and theatre fixtures 

and the like. 

• Building interior existing services such as electrical, air conditioning, lift, water, 

telecom, fire and the like. 

• Doors and windows. 

• The interior room surfaces. 
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INSPECTED AREAS 

 
The Area*(s) inspected were: 

 

The internal, external spaces of the property as accessible and visible.  

 

The Area*(s) NOT Accessible for any Inspection and the Reason(s) why were: 

 

No inspection was made of concealed frame timbers or any areas concealed by wall 

linings/sidings, soil, landscaping, rubbish, floor coverings, furniture, pictures, 

appliances, stored items, insulation, hollow blocks/pots or any other obstructions to 

visual inspection. 

 

Further than 20m from the said site unless otherwise stated. 

 

The Area*(s) in which Visual Inspection was Obstructed and the reason(s) why 

were: 

 

Floor coverings and furnishings 

 

Vegetation growth 

 

Stored boxes etc… 

 

* No comment is made on these concealed areas. 
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APPENDIX (A) 
“Council Assets ” 

 
This section considers the existing condition of footpaths, kerbs and gutter, road surface and all 
existing street furniture, lighting poles, traffic poles, signs prior to the commencement of any 
works proposed at: 3-4 Llanfoyst St, Randwick. 
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Summary: 
 

The above highlighted section of Llanfoyst St associated with the subject site was inspected and 
photographic evidence was compiled to depict the existing condition of the council assets along this 
particular stretch of the road prior to the commencement of any work at the subject site. 
 
The road surface of Llanfoyst St at the time of the inspection was in a poor condition with evidence 
of cracking, and sinking adjacent to the proposed site as noted in the table below, with photos 
attached in Appendix A.   
 
At the same time, the kerb, gutter and footpath that accompany the roadway were also inspected. 
At the time of this inspection, Kerb and gutter were found to be in reasonable condition. There was 
not a proper footpath pavement at the time of the inspection as shown on the photos.  
 
The condition of the telegraph poles, street signs, and service pits was also inspected and 
determined to be in good condition. 
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Summary of photos attached in Appendix A: 
 

Appendix A Council Assets  

Figure 
Number 

Description 

1~103 General condition of Llanfoyst St council assets  

1 ~ 65 General condition of kerb and gutter  

18-29-31-44-
53-62- 

Crack propagation through kerb and gutter  

67~102   

69-70-73-74-
75-76-77-78-
79-80-81-82-
83-88-91-92-

95-96- 

Crack propagation and damages evidence through  road surface  

103 General condition of street telegraph pole  

28-37-68 General condition of service pit  

    
"This table provides an overview of the cracks observed in the photos from the Appendix.  
It is important to note that not all cracks are mentioned in this table. For a more comprehensive view and additional 
evidence, please refer to the photos in the Appendix. 
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APPENDIX (B) 
“5 Llanfoys Street, Randwick, NSW ”  

 
 

This section considers the existing condition of internal floors, walls, ceiling of all the units, garage 
of the building, as accessible and visible prior to the commencement of any proposed works on 
the 3-4 Llanfoys Street, Randwick, NSW. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
 
 
 
 
 
 
 

 

mailto:info@smartstructs.com.au


 

 
ABN: 91 621 842 466 

 

 

 

A: Suite 2.04 Building 3, 35-41 Waterloo Rd, Macquarie NSW 2113 

E: info@smartstructs.com.au,                    

T: +612 9052 6467   Page 10 of 20 

Summary: 
 

The above highlighted property at 5  Llanfoys Street, Randwick, NSW.which is associated with the 
subject site was inspected and photographic evidence compiled in order to depict the existing 
condition of the building prior to the commencement of any work at the subject site. 
 
This section considers the existing condition of the walls, ceiling, flooring, of the internals of all units 
at 5  Llanfoys Street, Randwick, NSW. The building on 5  Llanfoys Street, Randwick, NSW has 3 levels, 
and 7 units. Every unit has a living room, kitchen, bathroom, master bedroom, bedroom, and a 
balcony. The property also has one level garage and storages  
 
At the time of inspection, the internal walls, ceiling, flooring of all the units were found to be in good 
condition with no evidence of cracks as noted in the table below, with photos attached in                           
Appendix B-2. 
 
At the time of inspection, external of the building and common areas were found to be in good 
condition with no evidence of cracks propagating through the garage floor as noted in the table 
below, with photos attached in Appendix B-1.  
 

Summary of photos attached in Appendix B-1 & B-2 
 

Appendix B-1 external and common areas of 5 Llanfoyst St  

Figure 
Number 

Description 

1~91 General condition of common areas  

  
 

Appendix B-1 Internal of units of 5 Llanfoyst St   

Figure 
Number 

Description  

1~233 General condition of internal of units   

1~45 General condition of internal walls, ceiling and floor of unit 3   

46~102 General condition of internal walls, ceiling and floor of unit 4   

103~129 General condition of internal walls, ceiling and floor of unit 6   

130~164 General condition of internal walls, ceiling and floor of unit 2   

165~200 General condition of internal walls, ceiling and floor of unit 7   

201~233 General condition of internal walls, ceiling and floor of unit 1   

  No Access to Unit 5  

"This table provides an overview of the cracks observed in the photos from the Appendix.  
It is important to note that not all cracks are mentioned in this table. For a more comprehensive view and additional 
evidence, please refer to the photos in the Appendix. 

 
 
 

mailto:info@smartstructs.com.au


 

 
ABN: 91 621 842 466 

 

 

 

A: Suite 2.04 Building 3, 35-41 Waterloo Rd, Macquarie NSW 2113 

E: info@smartstructs.com.au,                    

T: +612 9052 6467   Page 11 of 20 

APPENDIX (C) 
“3 Albert Street, Randwick ”  

 
 

This section considers the existing condition of external of the building . SSA tried to get access by 
sending registered mail to all units without any respond.  
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Summary: 
 

SSA tried to get access by sending 2 registered mail to all 10 units  without any respond. The 
registered mail evidence are as below: 
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APPENDIX (D) 
“5 Albert Street, Randwick ”  

 
 

This section considers the existing condition of internal floors, walls, ceiling of all the units, garage 
of the building, as accessible and visible prior to the commencement of any proposed works 3-4 
Llanfoys Street, Randwick, NSW. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
 
 
 
 
 
 
 

Summary: 
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The above highlighted property at 5 Albert Street, Randwick.which is associated with the subject 
site was inspected and photographic evidence compiled in order to depict the existing condition 
of the building prior to the commencement of any work at the subject site. 

 
This section considers the existing condition of the walls, ceiling, flooring, of the internals of all units 
at 5 Albert Street, Randwick. The building has 3 levels, and 4 units. Every unit has a living room, 
kitchen, bathroom, master bedroom, bedroom, and a balcony. The property also has 4 garages.  
 
At the time of inspection, the internal walls, ceiling, and flooring of all the units were found to be in 
good condition with few minor cracks as noted in the table below, with photos attached in                     
Appendix D-2. 
 
The property has 4 garage spaces. At the time of inspection, these were found to be in reasonable 
condition with evidence of cracks propagating through the garage floor as noted in the table below, 
with photos attached in Appendix B.  
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Summary of photos attached in Appendix D-1 “& D-2 

 
Appendix D-1 external and common areas of 5 Albert Street  

Figure Number Description 

1~312 General condition of common areas  

21-24-26-151-240-241-246-247-253-254-263-268-274-
275-278-294-295-296-270- 

Damages evidence through external 
wall 

28-29-30-31-32-33-41-42-43-44-57-58-59-127-128-
239- 

Crack propagation or damages 
evidence through footpath or 

carpark slab   

38-39-47-48-49-64-65-66-67-68-103-104-113-114-115-
116-217- 

Crack propagation or damages 
evidence through carpark internal 

wall 

    

Appendix D-2 Internal units of 5 Albert Street  

Figure Number Description 

1~270 
General condition of internal walls, 
ceiling and floor surface of all units  

1~46 General condition of unit 2 

47~136 General condition of unit 4 

65-111 
Slight separation between cornice 

and ceiling  

92-93-94-95-100-106- 
Crack propagation through internal 

wall  

121-122-123-124 
Damages evidence through internal 

wall or ceiling paint  

137~215 General condition of unit 3 

150 
Damages evidence through internal 

wall or ceiling paint  

220-270 General condition of unit 1 

270 
Crack propagation through floor 

surface at the entry  

    
"This table provides an overview of the cracks observed in the photos from the Appendix.  
It is important to note that not all cracks are mentioned in this table. For a more comprehensive view and additional 
evidence, please refer to the photos in the Appendix. 
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APPENDIX (E) 
“12 Milford Street, Randwick”  

 
 

This section considers the existing condition of internal floors, walls, ceiling of all the units, garage 
of the building, as accessible and visible prior to the commencement of any proposed works 3-4 
Llanfoys Street, Randwick, NSW. 
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Summary: 
 

The above highlighted property at 12 Milford Street, Randwick which is associated with the 
subject site was inspected and photographic evidence compiled in order to depict the existing 
condition of the building prior to the commencement of any work at the subject site. 
 
This section considers the existing condition of the walls, ceiling, flooring, of the internals of all units 
at 12 Milford Street, Randwick. The building  has 7 levels, and 30 units. Every unit has a living 
room, kitchen, bathroom, master bedroom, bedroom, and a balcony.  
 
At the time of inspection, the internal walls, ceiling, flooring of all the units were found to be in good 
condition with few minor cracks as noted in the table below, with photos attached in Appendix E-2.  
 
At the time of inspection, common areas were found to be in reasonable condition with cracks 
propagating through the garage floor as noted in the table below, with photos attached in Appendix 
E-1.  
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Summary of photos attached in Appendix E-1 “& E-2 

 
Appendix E-1 external and common areas of 12 Milford Street 

Figure Number Description 

1~417 General condition of common areas  

3-4-140-141-142-143-
150-151-161-162-205-
211-212-213-214-215-
216-217-221-222-227-
228-229-230-233-234-
235-236-239-240-241-
250-251-252-253-288-
289-290-291-301-302-
303-308-309-310-311-
312-313-317-318-327-
343-344-345-346-347-

348-349-351- 

Crack propagation through driveway or carpark floor surface  

40-41-42-74-75-76-77-
78-88-189-190- 

Crack propagation through internal walls , ceiling or floors 

44-45-46-112-113-114-
115-116-121-122-123-
124-125-172-225-244-

245-246-247- 

Paint damages evidence  

293-294-297-298-299-
300 

Crack propagation through external wall  

  
 

"This table provides an overview of the cracks observed in the photos from the Appendix.  
It is important to note that not all cracks are mentioned in this table. For a more comprehensive view and additional 
evidence, please refer to the photos in the Appendix. 
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Appendix B-1 internal of units of 12 Milford Street 

Figure Number Description 

1~59 General condition of units 1D 

43- Paint damages evidence  

60~106 & 218~225 General condition of units 1A 

107~147 General condition of units 1C 

133-134-135- Crack propagation through internal wall  

146-147 Separation between cornice and ceilng  

148~217 General condition of units 1B 

226~281 General condition of units 2A 

259 Paint damages evidence  

282~330 General condition of units 2B 

326 Crack propagation through internal wall  

331~380 General condition of units 3D 

357-360 Paint damages evidence  

3881~445 General condition of units 3A 

446~499 General condition of units 3C 

500~554 General condition of units 4B 

555~578 General condition of units 4C 

579~620 General condition of units 4A 

621~650 General condition of units 5C 

651~687 General condition of units 5D 

688~750 General condition of units 5C 

722-723-724-725-726-727-728-729-730 Crack propagation through internal wall  

751~788 General condition of units 6C 

789~839 General condition of units 6B 

840~903 General condition of units 6A 

904~946 General condition of units 6D 

947~994 General condition of units 3B 

995~1034 General condition of units 7A 

1027-1028 Paint damages evidence  

1035~1065 General condition of units 7C 

1054-1055-1056 crack propagation through internal ceiling   

1054 Paint damages evidence  

1066~1107 General condition of units 7D 

1106 Crack propagation through internal wall  

1108~1162 General condition of units 7B 

1156-1157- Crack propagation through internal wall  

1163~1192 General condition of units 6C 

1189-1190 Crack propagation through internal wall  

1193~1224 General condition of units 4D 

1225~1267 General condition of units 5A 

1268~1295 General condition of units 2C 

  No access to unit 2D & 5B 
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DISCLAIMER 

 
 

DISCLAIMER OF LIABILITY: - No liability shall be accepted on account of failure of 
the within Report to notify any problems in any area(s) or section(s) of the subject 
property physically Inaccessible for inspection or to which access for Inspection is 
denied by or to the Consultant (including but not limited to any area(s) or section(s) 
so specified by the within Report). 
 
DISCLAIMER OF LIABILITY TO THIRD PARTIES: - This Report is made solely for 
the use and benefit of Client named on the front of this Report and no liability or 
responsibility whatsoever is accepted to any third party who may rely on the Report 
wholly or in part. Any third party acting or relying on this Report whether in whole 
or in part does so at their own risk. 
 
Please do not hesitate to contact us, should you have any further queries regarding 
this report. 
 
 
 
 

 

Shahab Rad 
Managing Director | Principal Engineer 
B.E. (Civil) | M.E(STR)| M.I.E (AUST) | CPEng | NER 3262751 | RPEQ 

  
 
 

mailto:info@smartstructs.com.au


 

 

 

 

Appendix A 

 

General Condition of 

Llanfoyst St Council Assets 
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Appendix B-1 

External and Common Areas 

5 Llanfoyst St, Randwick 
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