


 

 2 September 2018 
 

1 FINANCIAL MATTERS 
1.1 Particulars of any Rates, Taxes, Charges or Other Similar Outgoings (and any interest on them) 

(a) Are contained in the attached certificate/s.  

 
 

1.2 Particulars of any Charge (whether registered or not) imposed by or under any Act to secure an amount due 
under that Act, including the amount owing under the charge 

      To       
 

Other particulars (including dates and times of payments): 

      

1.3 Terms Contract 

This section 1.3 only applies if this vendor statement is in respect of a terms contract where the purchaser is 
obliged to make 2 or more payments (other than a deposit or final payment) to the vendor after the execution of the 
contract and before the purchaser is entitled to a conveyance or transfer of the land. 

Not Applicable. 

1.4 Sale Subject to Mortgage 

This section 1.4 only applies if this vendor statement is in respect of a contract which provides that any mortgage 
(whether registered or unregistered), is NOT to be discharged before the purchaser becomes entitled to possession 
or receipts of rents and profits. 

Not Applicable. 

1.5 Commercial and Industrial Property Tax Reform Act 2024 (Vic) (CIPT Act) 

(a) The Australian Valuation Property Classification Code 
(within the meaning of the CIPT Act) most recently 
allocated to the land is set out in the attached Municipal 
rates notice or property clearance certificate or is as 
follows 
 

AVPCC No.  110 

(b) Is the land tax reform scheme land within the meaning  
of the CIPT Act? 

☐  Yes       ☒  No 

(c) If the land is tax reform scheme land within the meaning 
of the CIPT Act, the entry date within the meaning of  
the CIPT Act is set out in the attached Municipal rates 
notice of property clearance certificate or is as follows 

Date:       

OR 

☒  Not applicable 
 

2 INSURANCE 
2.1 Damage and Destruction 

This section 2.1 only applies if this vendor statement is in respect of a contract which does NOT provide for the land 
to remain at the risk of the vendor until the purchaser becomes entitled to possession or receipt of rents and profits.  

Not Applicable. 

2.2 Owner Builder 

This section 2.2 only applies where there is a residence on the land that was constructed by an owner-builder 
within the preceding 6 years and section 137B of the Building Act 1993 applies to the residence. 

Not Applicable. 

3 LAND USE 
3.1 Easements, Covenants or Other Similar Restrictions 

(a) A description of any easement, covenant or other similar restriction affecting the land (whether registered or 
unregistered): - 

Is in the attached copies of title documents. 
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(b) Particulars of any existing failure to comply with that easement, covenant or other similar restriction are: 

To the best of the Vendor's knowledge there is no failure to comply with the terms of any easement, covenant or 
restriction 

 

3.2. Road Access 

There is NO access to the property by road if the square box is marked with an ‘X’ ☐ 

3.3. Designated Bushfire Prone Area 

The land is in a designated bushfire prone area under section 192A of the Building Act 1993 if 
the square box is marked with an ‘X’ ☐ 

3.4. Planning Scheme 

Attached is a certificate with the required specified information. 

4 NOTICES 
4.1. Notice, Order, Declaration, Report or Recommendation 

Particulars of any notice, order, declaration, report or recommendation of a public authority or government 
department or approved proposal directly and currently affecting the land, being a notice, order, declaration, report, 
recommendation or approved proposal of which the vendor might reasonably be expected to have knowledge: 

Not Applicable. 

4.2. Agricultural Chemicals 

There are NO notices, property management plans, reports or orders in respect of the land issued by a government 
department or public authority in relation to livestock disease or contamination by agricultural chemicals affecting 
the ongoing use of the land for agricultural purposes. However, if this is not the case, the details of any such 
notices, property management plans, reports or orders, are as follows: 

Not Applicable. 

4.3. Compulsory Acquisition 

The particulars of any notices of intention to acquire that have been served under section 6 of the Land Acquisition 
and Compensation Act 1986 are as follows: 

Not Applicable. 

5 BUILDING PERMITS 
Particulars of any building permit issued under the Building Act 1993 in the preceding 7 years (required only where there 
is a residence on the land): 

Not Applicable. 

6 OWNERS CORPORATION 
This section 6 only applies if the land is affected by an owners corporation within the meaning of the Owners 
Corporations Act 2006. 

Not Applicable. 

7 GROWTH AREAS INFRASTRUCTURE CONTRIBUTION (“GAIC”) 
Not Applicable. 

8 SERVICES 
The services which are marked with an ‘X’ in the accompanying square box are NOT connected to the land: 
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Electricity supply ☐ Gas supply ☐ Water supply ☐ Sewerage ☐ Telephone services ☒ 

9 TITLE 
Attached are copies of the following documents: 

9.1 (a) Registered Title 
  A Register Search Statement and the document, or part of a document, referred to as the 'diagram location' in 
  that statement which identifies the land and its location. 
 

10 SUBDIVISION 
10.1. Unregistered Subdivision 

This section 10.1 only applies if the land is subject to a subdivision which is not registered. 

Not Applicable. 

10.2. Staged Subdivision 

This section 10.2 only applies if the land is part of a staged subdivision within the meaning of section 37 of the 
Subdivision Act 1988. 

Not Applicable. 

10.3. Further Plan of Subdivision 

This section 10.3 only applies if the land is subject to a subdivision in respect of which a further plan within the 
meaning of the Subdivision Act 1988 is proposed. 
Not Applicable. 

11 DISCLOSURE OF ENERGY INFORMATION 
(Disclosure of this information is not required under section 32 of the Sale of Land Act 1962 but may be included in this 
vendor statement for convenience.) 

Details of any energy efficiency information required to be disclosed regarding a disclosure affected building or 
disclosure area affected area of a building as defined by the Building Energy Efficiency Disclosure Act 2010 (Cth) 

(a) to be a building or part of a building used or capable of being used as an office for administrative, clerical, 
professional or similar based activities including any support facilities; and 

(b) which has a net lettable area of at least 1000m²; (but does not include a building under a strata title system or if an 
occupancy permit was issued less than 2 years before the relevant date): 

Not Applicable. 

12 DUE DILIGENCE CHECKLIST 
(The Sale of Land Act 1962 provides that the vendor or the vendor’s licensed estate agent must make a prescribed due 
diligence checklist available to purchasers before offering land for sale that is vacant residential land or land on which 
there is a residence. The due diligence checklist is NOT required to be provided with, or attached to, this vendor 
statement but the checklist may be attached as a matter of convenience.) 

☐ Vacant Residential Land or Land with a Residence 

☒ Attach Due Diligence Checklist (this will be attached if ticked) 

13 ATTACHMENTS 
(Any certificates, documents and other attachments may be annexed to this section 13) 

(Additional information may be added to this section 13 where there is insufficient space in any of the earlier sections) 

(Attached is an “Additional Vendor Statement” if section 1.3 (Terms Contract) or section 1.4 (Sale Subject to Mortgage) 
applies) 
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Department of Environment, Land, Water & 
Planning

Owners Corporation Search Report 
Copyright State of Victoria. No part of this publication may be reproduced except as permitted by the 
Copyright Act 1968 (Cth), to comply with a statutory requirement or pursuant to a written agreement.  The 
information is only valid at the time and in the form obtained from the LANDATA REGD TM System.  None of 
the State of Victoria, its agents or contractors, accepts responsibility for any subsequent publication or 
reproduction of the information. The Victorian Government acknowledges the Traditional Owners of Victoria 
and pays respects to their ongoing connection to their Country, History and Culture. The Victorian 
Government extends this respect to their Elders, past, present and emerging.

Produced: 14/07/2025 03:21:53 PM OWNERS CORPORATION 1

PLAN NO. PS706435D

The land in PS706435D is affected by 1 Owners Corporation(s)

Land Affected by Owners Corporation:
Common Property 1, Lots 2, 3.

Limitations on Owners Corporation:
Unlimited

Postal Address for Services of Notices:
9 PRYORS ROAD HORSHAM VIC 3400

OC018470L 11/06/2013

Owners Corporation Manager:
NIL

Rules:
Model Rules apply unless a matter is provided for in Owners Corporation Rules. See Section 139(3) Owners Corporation Act 2006 

Owners Corporation Rules:
NIL

Additional Owners Corporation Information:
OC018470L 11/06/2013

Notations:
NIL

Entitlement and Liability:
NOTE – Folio References are only provided in a Premium Report.

Land Parcel Entitlement Liability

Common Property 1 0 0

Lot 2 50 50

Lot 3 50 50

Total 100.00 100.00

From 31 December 2007 every Body Corporate is deemed to be an Owners Corporation. Any reference to a Body Corporate in any Plan,
Instrument or Folio is to be read as a reference to an Owners Corporation. 

Secure Electronic Registries Victoria (SERV), Level 13, 697 Collins Street Docklands 3008
Locked bag 20005, Melbourne 3001, DX 210189
ABN 86 627 986 396
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Our ref: 0360925DPJ(1) 

29 September 2025 

Professional Building Group Pty Ltd 

PO Box 838  

WARRAGUL VIC  3820 

Attention: Mr Jordan Giumelli  

Dear Mr Giumelli, 

Site: 1, 9 Pryors Road HORSHAM VIC  3400 

Insured: Peter Horton 

Order No: 23704 

Subject: Damages to the building’s subfloor 

In accordance with your instructions, our Daniel Jones attended the above site in company 

with the property’s real estate agent, Joe Richardson, on 18 September 2025. You requested 

we provide a report on the cause and extent of damages to the subfloor of the building. 

References in this report in square brackets ("[X]") are to photo numbers. A general view of the 

buildings front and some of the surrounding environment is shown in [1] below. 

Photo 1 – Front (southern) elevation of the subject building 
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Order No: 23704 
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Our ref: 0360925DPJ(1) 

SALIENT HISTORY 

Upon our arrival to site, we discussed the circumstances surrounding the building and damage 

history with the real estate agent. Our understanding of these matters from this discussion is 

outlined in the following dot points. 

• The house was recently sold, and a builder was engaged to complete an inspection of 

the house. The builder noted that there was an issue with the subfloor, however there 

was no specific damage that was noted. 

• The wall framing can also be seen through the plasterboard lining in the kitchen and 

dining room areas (this is understood to have been confirmed by the builder and is not 

required to be discussed in this report). 

OBSERVATIONS 

The following observations were recorded and/or photographed at the time of our site 

attendance. Please refer to photographs in Appendix A of this report. We note the photos 

included are not a complete inventory of damage to the building: 

• The external cladding on the building is a mix between brick veneer, cement sheeting 

and corrugated steel sheeting [3-6]. 

• The perimeter of the building is surrounded by a mix of concrete pavement (north and 

south perimeter) and crushed rock / gravel (east and west perimeter). There appears 

to be minimal subfloor ventilation provided (4 x No. 100mm x 200mm subfloor vents in 

total were observed on the west and east perimeter) [3, 5, 7 – 8]. 

• A gap between the subfloor and the underside of the particleboard sheeting (below 

the building) was measured to be 150mm on the eastern perimeter and 195mm on the 

western perimeter [9-10]. 

• The particleboard below the buildings flooring was measured to be 20mm thick. No 

major damage was observed (i.e. no water staining or mould growth) however due to 

access restrictions, only a small section of the particleboard was available for the 

inspection. 

• Vinyl flooring (floorboards) was observed throughout the kitchen, dining and lounge 

areas. No damage (i.e. delamination or bubbling) was observed to the flooring [14-15]. 

• No cracking damage was observed to the internal plasterboard lining in the house; 

however, the wall framing and bracing could be seen through the plasterboard lining 

on the eastern wall of the lounge and the western wall of the kitchen [14-15]. 

SOIL CONDITIONS  

 

In our opinion, foundation soils in the vicinity of this site are likely to include reactive clay  

horizons, which will expand if their moisture content increases, and shrink if their moisture  

content reduces.  These volumetric heaving and shrinkage movements will lead to vertically  

upward heaving and downward settlement movements, respectively, at the soil surface.   

Furthermore, the presence of abnormal soil moisture conditions (i.e. caused by, for instance,  

an absence of impervious paving, poor surface water drainage conditions, trees etc.)  can  

significantly exacerbate the seasonal changes in moisture content.  The actual foundation 

soil conditions at the site can be determined by recovering soil samples, which we can 

arrange should you consider it warranted.  
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SPOT LEVEL SURVEY OF THE BUILDING’S INTERNAL FLOOR    

 

To allow an assessment of the degree and direction of movement that might have affected  

the building superstructure, a survey of spot levels was taken on the top surface of the 

building’s floor structure (on top of carpet, floorboard and tiled coverings). This was 

undertaken using a Nivcomp Digital Liquid Level.    

 

The results of the level survey are set out below in the form of the measured spot levels on a  

sketch of the building’s floor plan. The measured levels vary in elevation from the datum 

(zero) point on the southern perimeter (entry to the building) to a maximum of +29mm in the 

front (eastern) section of the entry hallway. Allowances have been made where necessary to 

take account of the thickness of floor coverings, floor tiling, and floor slopes in wet areas.  

 

 
Figure 1 – Floor plan / spot level survey of the building 
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PLUMBING TEST RESULTS  

National Leak detection was engaged by Professional Building Group to complete a leak 

detection investigation of the pipework at the subject property. This included a CCTV 

inspection of the sewer and stormwater lines, and a pressure test of the water supply lines at 

the property. 

The site investigation was completed on 25 August 2025 (National Leak Detection reference: 

4138). The water supply pressure tests passed, indicating there are no leaks in the water supply 

pipework at the property. CCTV inspection of the sewer line found that the sewer pipework 

was clean and in good condition. CCTV inspection of the stormwater line on the north, east 

and south side of the house was found to be clean and in good condition, however, the west 

side was found to be pooling some water (this was noted to still be in good condition). 

 
Figure 2 – Mudmap of the sewer and stormwater lines provided by National Leak Detection 
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DISCUSSION – CAUSE OF THE DAMAGE 

Based on discussions with the realestate agent, we understand that the owner is concerned 

about damage to the subfloor area. 

 

However, based on observations made during the site investigation, we are unsure as to the 

exact damages that have been reported (noting that there has been no specific damage 

identified to the subfloor area in the investigation / assessment reports provided). 

 

While is it possible that the particleboard (fixed to the base of the house) has moisture damage 

due to the inadequate subfloor ventilation and perimeter drainage provided to the subject 

building, we did not observe any major water staining or mould growth in the subfloor area 

(noting that the access to the subfloor area was limited at the time of the inspection). 

 

Results from the National Leak Detection plumbing investigation (discussed above) further 

found no leaks in the water supply lines or damage to the sewer and stormwater lines at the 

subject property.  

 

In line with the national construction code (NCC) 2022, subfloor ventilation (part 6.2) must be  

provided with openings in a building’s external walls. As the building is located in climatic zone  

C, with no subfloor membrane, the minimum aggregate subfloor ventilation openings must be  

6000 mm2 / m of wall. As per observations made on site, there appears to be no subfloor 

ventilation provided on the north and south perimeter of the building and only minimal 

ventilation provided on the east and west perimeter of the building (2 x No. 100mm x 200mm 

vents with approximately 50% openings on each side). That is a total of 40000mm2 of openings 

around the building. With a building perimeter of approximately 44m, total openings around 

the building perimeter is required to be 264,000mm2, therefore indicating that the subfloor 

ventilation is not compliant with the current standards. 

 

While the clearance between the ground surface and the underside of the lowest horizontal 

member in the subfloor appears to meet the minimum 150mm requirement (NCC Part 6.2.1), 

the ground beneath the suspended floor must be graded so that the area beneath the 

building is above the adjacent external finished level and surface water is prevented from 

ponding under the building (refer figure 3 below – NCC part 3.3.3). Rather than sloping away 

from the building, the crushed rock build up on the east and west perimeter of the building is 

graded towards the subfloor area, allowing rainwater to enter and pond below the building 

[8-9]. 

 

 
Figure 3 – Subfloor grading diagram (NCC Part 3.3.3) 
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Therefore, based on the lack of subfloor ventilation and inadequate drainage / grading 

around the perimeter of the building, the subfloor area is expected to remain damp / moist, 

creating an environment where long term moisture damage would be expected.  

  

While the underside of the floor could not be investigated in full during the site investigation 

(due to restricted access), we inspected the internal areas of the house (above the subfloor 

area). We observed no major signs of movement damage (i.e. wall cracking) with only minor 

changes in floor levels measured in the spot level survey (refer to the spot level survey results 

above). If the subfloor area had been structurally compromised, we would have expected to 

see significant movement damage and damage to the wall framing that is supported by the 

ground / footings below the building, however, this damage was not observed. 

 

 

CONCLUSIONS: 

 

As a result of our investigation, we provide the following conclusions: 

1. No major damage was observed to the subfloor area below the building. 

2. Inadequate subfloor ventilation and inadequate grading / drainage were observed 

around the perimeter of the building. 

We trust this report is sufficient for your present requirements.  If you have any further queries 

regarding this matter, please do not hesitate to contact the undersigned.  

Yours faithfully,  

 

 

 

 

 

Daniel Jones 

BE(Hons), BBUS(Mgmt), CPEng, NER, RPEQ, RPE(Vic) 

 

Imparta Engineers 

Direct line: (03) 8351 4944 

danieljones@impartaengineers.com.au  

 

 

 

 

The conclusions reached in this report have been based on opinions derived from site observations and our experience 

in understanding the causes of building damage.  If you consider that the circumstances in this matter justify any 

additional testing or measurement, please contact the undersigned so that we can discuss whether any appropriate 

testing or procedure may be available at this time. 

 

This report is copyright, and may not necessarily apply to circumstances other than those provided to us in the 

addressee's original instructions.  It shall not be used for or by other than the original addressee or their authorised 

agent.  
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APPENDIX A  

 Photographs 

 

________________________________________ 
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Photo 3 – South-west corner of the building (cement sheet cladding) 

 
Photo 4 – South-east corner of the building (Brick veneer and corrugated steel cladding) 
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Photo 5 – Subfloor ventilation opening on the eastern perimeter (southern end) 

 

 
Photo 6 – View of the outdoor entertaining area (rear concrete slab) 
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Photo 7 – Subfloor ventilation and opening on the eastern perimeter (northern end) 

 
Photo 8 - Subfloor ventilation and opening on the western perimeter (northern end) 
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Photo 9 – Eastern perimeter slopes down to the subfloor (150mm gap measured to the base) 

 
Photo 10 - Western perimeter slopes down to the subfloor (195mm gap measured to the base) 
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Photo 11 – View of the subfloor along the western perimeter  (steel plated connection to the base) 

 
Photo 12 – Particleboard above the subfloor (western perimeter facing east) 
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Photo 13 – The particleboard is measured to be 20mm thick 

 
Photo 14 – Kitchen area (facing west). Wall framing observed through the plasterboard lining 
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Photo 15 – View of the Dining and living area (facing east) 
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Due diligence checklist 
What you need to know before buying a residential property 
Before you buy a home, you should be aware of a range of issues that may affect that property and impose restrictions 
or obligations on you, if you buy it. This checklist aims to help you identify whether any of these issues will affect you. 
The questions are a starting point only and you may need to seek professional advice to answer some of them. You 
can find links to organisations and web pages that can help you learn more, by visiting the Due diligence checklist 
page on the Consumer Affairs Victoria website (consumer.vic.gov.au/duediligencechecklist). 

Urban living 

Moving to the inner city?  
High density areas are attractive for their entertainment and service areas, but these activities create increased traffic 
as well as noise and odours from businesses and people. Familiarising yourself with the character of the area will give 
you a balanced understanding of what to expect. 
 
Is the property subject to an owners corporation?  
If the property is part of a subdivision with common property such as driveways or grounds, it may be subject to an 
owners corporation. You may be required to pay fees and follow rules that restrict what you can do on your property, 
such as a ban on pet ownership. 
 
Growth areas 
Are you moving to a growth area? 
You should investigate whether you will be required to pay a growth areas infrastructure contribution. 
 
Flood and fire risk 
Does this property experience flooding or bushfire? 
Properties are sometimes subject to the risk of fire and flooding due to their location. You should properly investigate 
these risks and consider their implications for land management, buildings and insurance premiums. 
 
Rural properties 
Moving to the country?  
If you are looking at property in a rural zone, consider: 

• Is the surrounding land use compatible with your lifestyle expectations? Farming can create noise or odour 
that may be at odds with your expectations of a rural lifestyle. 

• Are you considering removing native vegetation? There are regulations which affect your ability to remove 
native vegetation on private property. 

• Do you understand your obligations to manage weeds and pest animals? 
  

Can you build new dwellings? 
Does the property adjoin crown land, have a water frontage, contain a disused government road, or are there any 
crown licences associated with the land? 
 
Is there any earth resource activity such as mining in the area? 
You may wish to find out more about exploration, mining and quarrying activity on or near the property and consider 
the issue of petroleum, geothermal and greenhouse gas sequestration permits, leases and licences, extractive 
industry authorisations and mineral licences. 
 

Soil and groundwater contamination 
Has previous land use affected the soil or groundwater?  
You should consider whether past activities, including the use of adjacent land, may have caused contamination at the 
site and whether this may prevent you from doing certain things to or on the land in the future. 
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Land boundaries 
Do you know the exact boundary of the property?  
You should compare the measurements shown on the title document with actual fences and buildings on the property, 
to make sure the boundaries match. If you have concerns about this, you can speak to your lawyer or conveyancer, or 
commission a site survey to establish property boundaries. 
 
Planning controls 

Can you change how the property is used, or the buildings on it?  
All land is subject to a planning scheme, run by the local council. How the property is zoned and any overlays that may 
apply, will determine how the land can be used. This may restrict such things as whether you can build on vacant land 
or how you can alter or develop the land and its buildings over time.  
The local council can give you advice about the planning scheme, as well as details of any other restrictions that may 
apply, such as design guidelines or bushfire safety design. There may also be restrictions – known as encumbrances 
– on the property’s title, which prevent you from developing the property. You can find out about encumbrances by 
looking at the section 32 statement. 

Are there any proposed or granted planning permits? 
The local council can advise you if there are any proposed or issued planning permits for any properties close by. 
Significant developments in your area may change the local ‘character’ (predominant style of the area) and may 
increase noise or traffic near the property. 
 
Safety 
Is the building safe to live in?  
Building laws are in place to ensure building safety. Professional building inspections can help you assess the property 
for electrical safety, possible illegal building work, adequate pool or spa fencing and the presence of asbestos, 
termites, or other potential hazards. 

Building permits 
Have any buildings or retaining walls on the property been altered, or do you plan to alter them? 
There are laws and regulations about how buildings and retaining walls are constructed, which you may wish to 
investigate to ensure any completed or proposed building work is approved. The local council may be able to give you 
information about any building permits issued for recent building works done to the property, and what you must do to 
plan new work. You can also commission a private building surveyor’s assessment. 

Are any recent building or renovation works covered by insurance? 
Ask the vendor if there is any owner-builder insurance or builder’s warranty to cover defects in the work done to the 
property.  

Utilities and essential services 
Does the property have working connections for water, sewerage, electricity, gas, telephone and 
internet? 
Unconnected services may not be available, or may incur a fee to connect. You may also need to choose from a range 
of suppliers for these services. This may be particularly important in rural areas where some services are not 
available. 

Buyers’ rights 
Do you know your rights when buying a property?  
The contract of sale and section 32 statement contain important information about the property, so you should request 
to see these and read them thoroughly. Many people engage a lawyer or conveyancer to help them understand the 
contracts and ensure the sale goes through correctly. If you intend to hire a professional, you should consider 
speaking to them before you commit to the sale. There are also important rules about the way private sales and 
auctions are conducted. These may include a cooling-off period and specific rights associated with ‘off the plan’ sales. 
The important thing to remember is that, as the buyer, you have rights. 
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DATED  2025 

 

 

VENDORS STATEMENT 

 

Property: 1/9 Pryors Road, Horsham 3400 

Horsham Conveyancing 
 

63 Pynsent Street 
HORSHAM VIC 3400 

Tel: 03 5382 5864 
 

Ref: AT:250065 
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