BUILDING DEFECT INVESTIGATION REPORT

External Timber Landscape / Planter Elements

Report No: QSEMS-BDI-001
Revision: Rev 1
Inspection Date: 7 August 2026
Report Date: 8 August 2026

Client Sample Management Group

Attention John Smith

Property Sample Gardens

Property Address 15 Sample Street, Sample QL

Inspector Michael Arvanitagis - QSE

Inspection Type Visual, non-destructj ing t investigation

General view of the external landscaped courtyard and timber planter/seat elements inspected.
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1. Executive Summary

QSEMS was engaged to investigate visible timber deterioration to external landscape and planter elements at
Sample Gardens. The inspection was undertaken on 7 August 2026 and was visual and non-destructive,
limited to reasonably accessible areas and conditions observable at the time of inspection.

Overall finding Localised significant timber deterioration and decay
is present to multiple exposed timber elegents.

Primary defect mechanism Repeated environmental wetting a

Moisture testing
13.8% M the time of
poigdfin-time

Recommended response i deteriorated timber components

Key Findings
o Visible cracking, checking, splitting and lo
exposed timber members.

landscape/retaining app owever, preservative treatment does not prevent indefinite deterioration
i elated weathering, checking and localised breakdown.

ding active termite activity by this report. The present investigation is
concerned i building defect, moisture exposure and resulting timber deterioration.

Risk Cl
AMB ect / Further Deterioration Risk. Rectification is recommended to prevent continued
loss of timher igfegrity and further deterioration of adjoining components.
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2. Inspection Details

Inspection Date 7 August 2026

Approx. Inspection Time 3:40 pm - 3:49 pm

Weather / Conditions Dry at the time of the photographed inspection.
Inspection Method Visual inspection and moisture testing of accessible exte er
elements.

Moisture Meter Lutron MS-7002 Concrete/\WWood Moisture Meter, §
(Wood) as shown in the photographic record

Access External landscaped courtyard and access planter / seat
elements.

3. Scope of Investigation

e Inspect affected timber elements.

¢ Investigate the likely cause of timber deterioration.
e Assess moisture ingress, drainage, sealing and o
Undertake moisture testing at accessible timber su

yributing’tactors where reasonably accessible.

ce/point readings taken at the time of inspection. They do not establish the
e timber or exclude previous prolonged wetting that may have contributed to
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5. Moisture Testing Results

The moisture meter was photographed in Wood mode (Function 1). The following readings are clearly legible
in the photographic record and are recorded as point-in-time observations only.

Photo Ref. Reading Observation

PO1 8.5% Accessible external timber surface

P02 8.6% Cracked top surf timber
post/block

P03 12.3% Deteriora imber

P10 12.8%
P11 12.8%
P08 13.8% Timber junction / top surface

P01 - Moisture reading of 8.5% to accessible external timber. P02 - Moisture reading of 8.6% adjacent to visibly cracked timber.
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P03 - Moisture reading of 12.3% adjacent to deteriorated timber. - Moisture reading of 13.8% at an external timber junction.

N
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6. Defect Records
DEFECT RECORD 1 - Timber Decay and Loss of Material

Risk Rating AMBER - Major Defect
Defect Category D - Material Deterioration / C - Moisture Exposure
Inspector Description Localised timber decay and physical breakdown were observed posed

timber elements, including areas where the surface and edge ffbres e
deteriorated and timber section has been lost.

Potential Continued exposure may result in progressive decay, re ity,
Consequence loosening of connected elements and increasing r cement
required.

materially reduced
ic filling where the underlying

Recommended Remove and replace timber components
Action the sound timber section. Do not rely o
timber is soft, friable or materially raded

P12 - Close-up showing breakdown and loss of timber fibres at the P05 - Cracked and deteriorated exposed top of timber post/block.
edge of a horizontal member.
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DEFECT RECORD 2 - Extensive Checking and Splitting
Risk Rating AMBER - Major Defect / Maintenance Concern
Defect Category A - Damage / D - Material Deterioration

Inspector Description Extensive longitudinal checking and splitting were observed to multiple posts,
blocks and horizontal members. Cracking is particularly evident at
end grain and top surfaces.

Potential Open checks and splits provide pathways for water entry 2
Consequence moisture retention within the timber, accelerating weat
Recommended Replace severely split or structurally compromiseg

Action timber should be cleaned, allowed to dry, repairgl

fully recoated with a compatible exterior ti
exposed end grain.

P06 — General area of affected decay occuring . P09 - General close-up of cracked timber and open joint at the
planter edge.

Observed Pattern

The observed deterioration is not confined to one isolated impact point. Similar cracking and weathering
occurs at several exposed junctions around the landscape timber construction, indicating an environmental
and detailing component rather than a single localised mechanical damage event.
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DEFECT RECORD 3 - Moisture-Susceptible Detailing at Timber Junctions

Risk Rating AMBER - Rectification Recommended
Defect Category C - Water Penetration / Dampness Risk / F - Detailing

Inspector Description Several junctions comprise exposed horizontal top surfaces, exposed end

Potential
Consequence
Recommended
Action
installation, maintain drainage/air gaps whe,
exterior coating system to all exposed f
P04 - Moisture testing adjacent to a cracked exposed timber P10 - Moisture reading of 12.8% with exposed horizontal and
Junction. vertical timber interfaces visible.
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DEFECT RECORD 4 - Landscape Interface and Restricted Drying

Risk Rating
Defect Category

Inspector Description

Potential
Consequence

Recommended
Action

GREEN / AMBER - Contributing Condition
C - Moisture Exposure / Maintenance

The timber planter/seat and sleeper construction is located directly adjacent

incorporates joints and gaps between individual membe
incidental water passage and drying; however, the

ing directly onto timber and keep available
Wif dismantling exposes evidence of retained
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P11 - Moisture testing at a planter corner with garden bed

immediately adjacent. @Jr

- General view showing timber planter/seat elements in close
jity to landscaped areas.
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7. Probable Cause and Contributing Factors

Based on the visible pattern of deterioration, the location of the affected components and the condition of
exposed timber surfaces, the deterioration is considered most consistent with long-term external exposure,
repeated wetting and drying cycles, age-related weathering and localised moisture retention at exposed end
grain, horizontal top surfaces and member junctions. No single identifiable drainage defect was established
during the visual inspection.

The sleeper members appear consistent with treated timber intended for external landscape/

unusually high at all tested locations; however, these are point-in-time measurementg
previous prolonged wetting or historical moisture exposure as contributing factors.

8. Recommended Rectification Methodology

e Carefully dismantle affected sections as required to expose concea
of deterioration.

o Replace timber posts, blocks, boards or trim where decay, splfi
affected the soundness or durability of the member.

redirect direct water discharge aw
altered if opening-up identifj
¢ Following opening-up, ins
discovered should be
¢ Implement a routine ins

ining Concealed timber and fixings. Any additional deterioration
m&&ed and included in the repair scope before closing up.
coating maintenance regime after rectification.

9. Priority

ammed within a reasonable maintenance period rather than deferred until visible
omponent found to be soft, loose, unstable or materially weakened during opening-up
romptly.

Rectification sh
failure o LA
shouldfbe r e

Commercial in Confidence | QSEMS-BDI-001 | Building Defect Investigation Report | Rev 1 | Page | 11



10. Inspector Conclusion

The inspection identified localised but significant deterioration to a number of external timber landscape and
seating/planter elements. Observed defects include extensive checking and splitting, localised decay and loss
of timber integrity, with the most pronounced deterioration generally occurring at exposed top surfaces, end
grain and member junctions.

sections is recommended together with appropriate treated replaceme
water-shedding detailing and ongoing landscape maintenance. The
only be confirmed during dismantling and rectification.

11. Reliance and Limitations

e This report is prepared solely for Sample Managem;
e The inspection was visual and non-destructive an€
¢ No engineering calculation, destructive testing, timbe

e This report is not a timber pest ingpection a
termite activity.

o Concealed deterioration m
repair works.

¢ Recommendations are g conditions observed on 7 August 2026 and the photographic/moisture
testing record avajlable

12. Inspectqr Ce

Inspector Michael Arvanitagis
Coflip QSEMS

Positi Director

Report Date 8 August 2026
Signature

END OF REPORT
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