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1 INTRODUCTION

JSBC Consulting has been commissioned by Dasco Australia Pty Ltd fo undertake a
dilapidation survey of the structures surrounding the proposed development at 242-244
Beecroft Road Epping. The proposed development consists of five residential towers and four
levels of a shared basement below ground.

It is surrounded by 6 Ray Road (three story dwelling) and the Sydney Water channel to the
northwest side, 240 Beecroft Road to the north side, Beecroft Road to the east side, Ray Road
to the west side and 246 Beecroft Road (a car park and petrol station) to the south side.

The site inspection was carried out by Sergio Trejos on Wednesday 28™ August 2024. The
weather was generally clear throughout the inspection.

2 SCOPE OF WORK

The report is based on a visual inspection of accessible areas to the properties surrounding the
proposed development. The aim of the report is to represent the condition and state of the
structures surrounding the site and land to be developed.

In general, the following structures and properties have been visually inspected:

Council Assets at Beecroft Road, pavement closest to boundary

Council Assets at Ray Road, pavement closest to boundary

Sydney Water Channel (as captured from 6 Ray Road)

6 Ray Road (External facade only, main stfructure is outside the excavation zone of

influence)

e 240 Beecroft Road (External accessible extents adjacent to boundary, main sfructures are
outfside the excavation zone of influence. Photos taken from Beecroft Road as access was
not granted onto the property)

e 246 Beecroft Road (External extents closest to boundary, main structures are outside

excavation zone of influence)

3 LIMITATIONS OF REPORT

This report has been prepared by JSBC Consulting to record any major defects of the adjacent
premises surveyed at the time of the inspection, prior to the appointed contractor
commencing the construction works. This report is not to be used for any other purpose, and is
for the exclusive use of Dasco Australia Pty Ltd. No responsibility or liability is accepted as the
result of the use of this report by any other party. This report is not a structural report, or minor
defects report but is a visible/photographic recording at the tfime of the survey.

The inspection is a visual inspection only of areas where they are not obstructed by vegetation,
building finishes, fixtures, furnishings, building materials and the like. We have not moved any
objects that could be covering the structure. No testing has been carried out. Pit lids have not
been liffed to inspect pit interiors. The report does not cover issues such as building services,
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hazardous materials, fire safety, drainage, plant, machinery, illegal building works, nor does it
consider requirements of the Building Code of Australia. Certification of any building or road
works is excluded from this report. The existence of asbestos products or other hazardous
material has not been reported on.

This report does not contain an inspection or opinion regarding the following:

L

Any non-structural element, e.g. roof plumbing and roof covering, general gas, water
and sanitary plumbing, electrical wiring, partition walls, cabinetry, trims, fencing, minor
structures, non-structural damp issues, ceiling linings, floor coverings, decorative
finishes such as plastering, painting, tiling, etfc.

An assessment of any aspect or component of the property that cannot be seen or that
requires festing and/or measurement to determine soundness.

Any area or item that was not, or could not be, observed by JSBC Consulting, including
the residence roof cavity, pavement areas where cars were parked and interior and
exterior structures that could not be accessed.

General maintenance other than that which is deemed to be directly related to the
ongoing structural performance of the property.

Serviceability damp defects such as condensation, rising damp, lateral damp, falling
damp should only be assessed and reported on where structural damage has occurred,
is occurring, or may occur (e.g. Fungal rot) significant spalling of masonry or concrete
structural elements, significant frefting of mortar, rusting of primary structural elements.
Stormwater drainage and surface water defects commonly cause or exacerbate
foundation.

4 PROPERTY DESCRIPTION

At the time of the inspection, the existing site was unoccupied and featured no structures, with
no excavation works having commenced.

5 PHOTOS

The photos are classified into six sections as shown below. Figure 1 shows a detailed location
of each category as follows:

Section 5.1 - 6 Ray Road: Photos 1 to 379

Section 5.2 - 240 Beecroft Road - External Only: Photos 380 to 388
Section 5.3 - 246 Beecroft Road: Photos 389 to 428

Section 5.4 - Council Assets - Beecroft Road: Photos 429 to 569
Section 5.5 - Council Assets - Ray Road: Photos 570 to 798

Section 5.6 - Sydney Water Channel: Photos 799 to 839
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Figure 1 - Location Plan and Dilapidation Survey Extents
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5.1 6 RAY ROAD
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Photo 1 - 6 Ray Road - Overview of external wall
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Photo 2 - 6 Ray Road - Overview of external wall

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 7/845
Epping


mailto:info@jsbcconsulting.com.au

NSW 2040

75 Justin St Lilyfield

JSBC ‘ CONSULTING

P: 02 9743 0220

E: info@jsbcconsulting.com.au

]

B |

1

_
_

l

[

,

il

_

1

Photo 3 - 6 Ray Road - General condition of external wall
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Photo 4 - 6 Ray Road - General condition of external wall
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Photo 5 - 6 Ray Road - General condition of external wall
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Photo 6 - 6 Ray Road - General condition of external wall
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Photo 7 - 6 Ray Road - Overview of facade
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Photo 8 - 6 Ray Road - Overview of external wall
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Photo 9 - 6 Ray Road - General condition of external wall

242-244 Beecroft Road Revision: 01 Page: 14/845

Project No.: 21074

Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 10 - 6 Ray Road - General condition of external wall
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Photo 11 - 6 Ray Road - General condition of external wall
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Photo 12 - 6 Ray Road - General condition of external wall
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Photo 13 - 6 Ray Road - General condition of external wall

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 18/845
Epping


mailto:info@jsbcconsulting.com.au

JSBC ‘ CONSULTING

75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

T,

Photo 14 - 6 Ray Road - General condition of external wall

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 19/845
Epping


mailto:info@jsbcconsulting.com.au

JSBC ‘ CONSULTING

75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

== e —————

Rl
Ak

Iy

|
3

JIlli

RS
—_———
—_—
—ee
—_—
PEN—
P
e
—
B
————
P
—
e
——
—es
—
e
.
————
s ———

Photo 15 - 6 Ray Road - General condition of external wall
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Photo 16 - 6 Ray Road - General condition of external wall
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Photo 17 - 6 Ray Road - General condition of external wall
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Photo 18 - 6 Ray Road - General condition of external wall
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Photo 19 - 6 Ray Road - General condition of external wall
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Photo 20 - 6 Ray Road - General condition of balustrade
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Photo 21 - 6 Ray Road - General condition of ceiling
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Photo 23 - 6 Ray Road - General condition of ceiling
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Photo 24 - 6 Ray Road - General condition of ceiling
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Photo 25 - 6 Ray Road - General condition of balustrade
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Photo 27 - 6 Ray Road - Cracking of tile step
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Photo 28 - 6 Ray Road - Loss of material from ftile step
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Photo 29 - 6 Ray Road - General condition of external wall
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Photo 30 - 6 Ray Road - General condition of external wall and ceiling
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Photo 31 - 6 Ray Road - General condition of external wall and ceiling
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Photo 32 - 6 Ray Road - General condition of external wall
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Photo 33 - 6 Ray Road - General condition of external wall and ceiling
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Photo 34 - 6 Ray Road - General condition of external wall and ceiling
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Photo 35 - 6 Ray Road - Cracking of balustrade
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Photo 36 - 6 Ray Road - Cracking of step from balustrade
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Photo 37 - 6 Ray Road - Cracking of tile step
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Photo 38 - 6 Ray Road - General condition of footpath pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 43/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 39 - 6 Ray Road - General condition of footpath pavement
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Photo 40 - 6 Ray Road - General condition of footpath pavement
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Photo 41 - 6 Ray Road - Overview of footpath pavement
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Photo 42 - 6 Ray Road - Loss of material from footpath pavement
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Photo 43 - 6 Ray Road - Loss of material from footpath pavement and differential
settlement
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Photo 45 - 6 Ray Road - General condition of fence

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 50/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

‘N
5

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 51/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield

NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Il

|

[T
"W’l'lf{i’

Photo 47 - 6 Ray Road - General condition of external wall
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Photo 48 - 6 Ray Road - General condition of external wall

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 53/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 49 - 6 Ray Road - General condition of terrace external wall
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Photo 50 - 6 Ray Road - General condition of terrace external wall
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Photo 51 - 6 Ray Road - General condition of external wall
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Photo 52 - 6 Ray Road - General condition of terrace external wall
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Photo 53 - 6 Ray Road - Cracking of concrete top of terrace external wall
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Photo 57 - 6 Ray Road - General condition of fence
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Photo 62 - 6 Ray Road - Cracking and differential settlement of pavement
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Photo 63 - 6 Ray Road - Cracking and differential settlement of pavement
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Photo 66 - 6 Ray Road - Patching of brick wall fence
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Photo 67 - 6 Ray Road - General condition of fence
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Photo 77 - 6 Ray Road - Cracking of pavement
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Photo 81 - 6 Ray Road - Differential settflement and cracking of brick wall fence
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Photo 86 - 6 Ray Road - Evidence of past repair of brick wall fence

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 91/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

45 4 . \ i
LAY L 2 \ S sl

Photo 87 - 6 Ray Road - Overview of brick wall fence for rubbish bins
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Photo 90 - 6 Ray Road - General condition of light post
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Photo 96 - 6 Ray Road - Overview of driveway pavement
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Photo 98 - 6 Ray Road - General condition of pavement
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Photo 101 - 6 Ray Road - General condition of pavement
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Photo 105 - 6 Ray Road - Loss of material from pavement
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Photo 106 - 6 Ray Road - General condition of pavement
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Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 115/845
Epping


mailto:info@jsbcconsulting.com.au

SB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Y,

J '\‘.}
o

Photo 111 - 6 Ray Road - Overview of tree
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Photo 112 - 6 Ray Road - Overview of tree

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 117/845
Epping


mailto:info@jsbcconsulting.com.au

LTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 113 - 6 Ray Road - Differential settlement of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01
Epping



mailto:info@jsbcconsulting.com.au

5 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 114 - 6 Ray Road - General condition of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01
Epping



mailto:info@jsbcconsulting.com.au

75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 115 - 6 Ray Road - Differential settlement and cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01
Epping



mailto:info@jsbcconsulting.com.au

SB ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 116 - 6 Ray Road - Cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 121/845
Epping



mailto:info@jsbcconsulting.com.au

SB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 117 - 6 Ray Road - Cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 122/845
Epping


mailto:info@jsbcconsulting.com.au

" ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 118 - 6 Ray Road - Cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 123/845
Epping



mailto:info@jsbcconsulting.com.au

SB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

B ; AR X

v -~ Vo P NPT ¥ N

Photo 119 - 6 Ray Road - General condition of vegetation and pavement
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Photo 120 - 6 Ray Road - General condition of vegetation
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Photo 130 - 6 Ray Road - Cracking of concrete wall
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Photo 181 - 6 Ray Road - Loss of material from external wall
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Photo 199 - 6 Ray Road - General condition of vegetation and barrier

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 204/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 200 - 6 Ray Road - General condition of vegetation and barrier

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 205/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 201 - 6 Ray Road - Differential settlement and cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 206/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 202 - 6 Ray Road - Differential settlement and cracking of pavement

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 207/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

Photo 203 - 6 Ray Road - General condition of concrete ceiling

Project No.: 21074 242-244 Beecroft Road Revision: 01 Page: 208/845
Epping


mailto:info@jsbcconsulting.com.au

JSB‘ ‘ CONSULTING 75 Justin St Lilyfield
NSW 2040

P: 02 9743 0220
E: info@jsbcconsulting.com.au

’/ & Fdv 1 :v,:'v».’ &
W . = i ot TR
& T
o

——

Photo 204 - 6 Ray Road - General condition of wall and concrete ceiling
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Photo 268 - 6 Ray Road - General condition of ceiling and patching of pipe through
the ceiling
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Photo 276 - 6 Ray Road - Overview of facade
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Photo 335 - 6 Ray Road - Overview of pavement
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Photo 346 - 6 Ray Road - Overview of facade

Page: 351/845

Project No.: 21074 242-244 Beecroft Road Revision: 01

Epping


mailto:info@jsbcconsulting.com.au

75 Justin St Lilyfield

JSBC ‘ CONSULTING

NSW 2040
P: 02 9743 0220

E: info@jsbcconsulting.com.au

r -
'... By

OLTET
P-L v " -‘
S LY r
TR
2 v PU_ '-‘ " ]

————

—

W -
La LM

N ra ey oY

S e
) N O]
Va/ o " "

Vo
L O

S orey ra
-

NS
s |
TR

Page: 352/845

Revision: 01

Epping

U L Ly L |

BEO—DE

|

Pyl

-

242-244 Beecroft Road

el
H
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Photo 351 - 6 Ray Road - General condition of pavement
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Photo 352 - 6 Ray Road - General condition of pavement
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Photo 358 - 6 Ray Road - Overview of facade
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Photo 360 - 6 Ray Road - General condition of pavement
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Photo 362 - 6 Ray Road - General condition of external wall
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Photo 368 - 6 Ray Road - Differential settlement of and cracking of pavement
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Photo 370 - 6 Ray Road - General condition of external wall
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Photo 372 - 6 Ray Road - General condition of external wall
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Photo 373 - 6 Ray Road - General condition of vegetation and barrier
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Photo 386 - 240 Beecroft Road - External Only - General condition of boundary
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Photo 391 - 246 Beecroft Road - General condition of pavement and boundary
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Photo 393 - 246 Beecroft Road - General condition of boundary fence
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Photo 398 - 246 Beecroft Road - General condition of pavement and boundary
fence
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Photo 809 - Sydney Water Channel - Overview of stormwater channel and
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