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INTRODUCTION 

Property Description 

The property at 17 Bayview Street, Runaway Bay comprises of a Class 2 building with single 

basement level Class 7.  

Based on our observationôs construction systems are: 

Façade   Single leaf concrete 

Roof  Concrete slab 

Floor   Concrete slab 

Window   Single glazed aluminium frame 

Balustrade  Aluminium frame (glazing to upper level)  

Report Request 

Structural Diagnostics have been engaged by Ms. Jennifer Morgans, Chairperson, to inspect and 

report on the General Condition of the building. 

Limitations  

Accessible areas of the external podium level, basement carpark and upper external common 

areas were inspected. No internal common areas were inspected. An inspection of Unit 67 was 

completed to assess indicative window/glazing condition.  

External elevations of the building , including balustrades, windows, sliding doors and concrete 

façade or private lots (excluding Unit 67) were not inspected. 

This is a first impressions report, the scope of which is limited to non -invasive, visual 

observations only. As such, the contents should be considered indicative rather than definitive 

unless otherwise stated. 

 

The following clarifications or exclusion are applicable: 

I.  This report was based solely on our visual inspection of exposed or readily accessible 

areas during our inspection. No surface finishes or linings were removed at this time.  

II.  No physical assessment (including testing) was undertaken as part of our investigation. 

III.  A quantity survey or site measure was not completed 

IV. A Scope of Works or remedial specification does not form part of this report.  

V. Any opinions or recommendations within this report are based on our observations and 

review of additional information, if provided, at the time this report was prepared.  
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This report has been prepared on behalf of and for the exclusive use of The Body Corporate 

for Broadwater Towers and is subject to, and issued in accordance with, the agreement 

between The Body Corporate for Broadwater Towers and Structural Diagnostics. 

Structural Diagnostics accepts no liability or responsibility for any use or reliance upon this 

report by any third party, or any losses associated with such use.  

 

Inspection Details: 

Date: 23 November 2020 

Inspected By: Shane Roberts 

 

 

 

 

  

Prepared by:  

 

Mr. Shane Roberts 
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EXECUTIVE SUMMARY 

The following building elements have been inspected and their condition has been commented.   

1.  Building Façade Elements  

2.  Basement Water Ingress, Cracking and Spalling  

3.  Balustrades  

4.  Upper External Slab Membranes  

5.  Podium Common Area  

 

Structural Diagnostics recommended rectifications are not to be considered as technical work specifications. Please 

contact our office to provide a comprehensive scoping document.  

 

Structural Diagnostics can also provide recommendations for appropriately licensed contractors to provide rectification 

works on behalf of the Body Corporate.  

 

The author of this document has placed each of the above findings into a level of priority for readers to understand. 

This matrix is subjective and is based on the authorôs consideration.  

Level  Structural Significance  Urgency  

1 Potential for human injury 
Owners notified within 24 hours  

Action required as quickly as possible  

2 
Current building deterioration occurring  

Imminent symptomatic defects  

Owners notified within 7 days 

Action required within 1 month  

3 
Assumed building deterioration occurring  

Assumed symptomatic defects 

Owners to be notified when possible 

Action required within 6 months   

4 Will lead to structural damage over 5+ years   
Owners to be notified at General Meeting 

Action required within 12 months  

5 Considered an aesthetic defect 
Owners should be notified at General Meeting 

Not considered Urgent 
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BUILDING STRUCTURE 

1. Building Façade Elements 

Priority  1 2 3 4 5 

 

1.1  Condition  

Deterioration of aluminium window and sliding door framing was observed, including, but not 

limited to the following:  

¶ Pitting and oxidization of aluminium 

¶ Damage to tracks or rollers due to bi-metallic corrosion 

¶ Deterioration of sealants or gaskets 

Based on preliminary inspection, the observed degradation is likely to be consistent throughout the 

building façade. 

1.2  Extent & Location  

An inspection of Unit 67 was completed, which was identified as problematic by the Committee.  

We understand an entire window frame was dislodged and replaced with a refurbished frame. 

Specific details were not available. 

Structural Diagnostics made contact with Rope Access Technicians (RAT) on 3 December 2020 to 

discuss the general façade condition. We understand RAT have undertaken window repairs, 

cleaning and anchor installation and certification for the property since 2017.   

1.3  Rectification & Costs  

Recommendations for short term repair and replacement, and applicable timeframes cannot be 

given without supportive evidence obtained through a detailed audit.  

Given the costs of replacing the existing window systems, any recommendations must be evidence 

based. The Body Corporate should plan any potential project with a façade upgrade to utilise 

access equipment across both projects.  
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We understand through discussions with RAT that the window conditions vary substantially across 

different elevations. We understand windows installed to unit type ñDò show greater deterioration. 

RAT also advised that varying degrees of spalling are present to the concrete façade. Assessment 

by RAT indicate this may be related to failure of previous repairs, completed during recent painting 

works completed circa 2016. In our experience concrete repairs completed as part of painting 

works typically do not meet the required methodology or quality, given the works are mostly 

unsupervised with no independent inspection or verification.  

We recommend commissioning of a detailed façade audit to identify and record specific façade 

defects and location to identify and record the following potential defects:  

¶ Concrete spalling extents and locations 

¶ Window and sliding door condition including aluminium oxidation, sealant and gasket 

condition  

¶ Balustrade condition including aluminium oxidation, connection condition  
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Fig. 1 

Unit 67 

Oxidisation of aluminium frame 

 

Fig. 2 

Unit 67 

Oxidisation of aluminium frame 

 

Fig. 3 

Unit 67 

Oxidisation of aluminium frame 
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Fig. 4 

Unit 67 

Oxidisation of aluminium frame 

 

Fig. 5 

Unit 67 

Failed and repaired glazing gasket 

 

Fig. 6 

Unit 67 

Oxidisation of aluminium frame and potential 

degradation to fixings 
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Fig. 7 

Unit 67 

Oxidisation of aluminium frame and potential 

degradation to fixings 

 

Fig. 8 

Unit 67 

Oxidisation of aluminium frame and potential 

degradation to fixings 

 

Fig. 3 

Unit 67 

Oxidisation of aluminium frame and potential 

degradation to fixings 
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Fig. 9 

Unit 67 

Oxidisation of aluminium frame and rivet 

connections 

 

Fig. 10 

Bi-metallic corrosion of window track  
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BUILDING STRUCTURE 

2. Basement Water Ingress, Cracking & Spalling 

Priority  1 2 3 4 5 

 

2.1  Condition  

Water Ingress 

Active water ingress was not observed at the time of inspection. Visual signs of water ingress 

issues were identified, including statement by Committee members in attendance during our 

inspections, and form the basis of opinions presented in this report.  

Installation of stainless-steel water collection trays installed to the basement soffit are indicative of 

water ingress. The presence of water trays indicates water ingress has occurred over an extended 

period. 

Cracking 

Random cracking due to concrete shrinkage or restraint was observed on the basement soffit. 

In addition to random crack patterns and locations, orthogonal and parallel cracking was observed 

coincident with reinforcement locations. 

Spalling 

Spalling, caused by moisture ingress, either through the slab depth from the external podium 

surface or directly through full depth cracks in the podium slab.  

Incorrect Rectification Works 

Previous crack repair and spalling rectification works with respect to methodology or materials will 

not provide long-term protection of the structure. Current repairs potentially accelerate slab 

deterioration due to moisture entrapment.  
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2.2  Extent & Location  

Water collection trays were predominantly located below podium slab expansion joints, with 

several trays installed at slab penetrations or crack locations, which indicated full depth cracking 

through the slab.  

Random cracking was observed at various locations throughout the entire basement soffit. 

Parallel or orthogonal cracking is indicative of inadequate concrete cover, either localized at 

defective locations, or throughout the basement extents.  

Spalling was observed at crack locations, where the presence of full depth cracking allowing 

moisture ingress typically results in spalling at these locations. 

The extent of water ingress, cracking and spalling whilst limited in number, has been present for 5 

ï 10 years based on observations. Previous concrete repairs have been completed indicating 

acknowledgement of past defects, however, previous repairs, materials and methodologies are not 

suitable for long-term durability.  

2.3  Rectification  

General rectification requirements are recommended as follows: 

Expansion Joint Water Ingress 

Prevention of water ingress is best achieved at the source location, in this instance on the podium 

surface. Previous waterproofing works to the podium expansion joint, located at the tower 

footprint, were completed in 2011. A review of the Scope of Works indicates that the 

waterproofing detail presented in the SOW is not capable of accommodating building movement at 

the joint location and is likely to fail prematurely. Monitoring of this joint is recommended to assess 

the performance of previous waterproofing works.  

Expansion joints located throughout the greater podium slab extents, indicated by double or split 

column locations within the basement level, require permanent waterproofing rectification.  Options 

for waterproofing include rectification from the external surface be low grassed or landscaped 

areas, or within the basement level where access is possible. 

Rectification from the podium surface would include removal of surface finishes each side of the 

expansion joint (nominal 1  m strip), and installation of an approved wa terproofing system. 

Rectification form within the basement would involve injection of an approved injection resin 

utilising a reticulation system where possible. Injection waterproofing should only be considered 
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where alternative methods are not possible, or where other mitigating circumstances dictate repair 

methodology. 

Cracking, associated water ingress and spalling 

Where water ingress through full depth cracking is present, primary rectification should be 

completed from the podium surface.  

However, given the relatively limited extent of cracking observed with associated water ingress, 

localised crack injection may be considered, with the understanding injection is not the preferred 

permanent action. 

Monitoring of all crack widths exceeding 0.3 mm in width is required as crack width potentially 

expose reinforcement within concrete to corrosion. 

All spalling repairs would be completed generally in accordance with standard rectification 

requirements for concrete repair, in accordance with engineering specification. 

Previous Rectification Works 

Non-compliant works should be inspected, removed and reinstated with an approved materials and 

methodology. 

Further Investigation 

Given the potential for insufficient concrete cover, and typical concrete carbonation issues within 

basement carpark structures, we recommend the following investigations be undertaken:  

¶ Concrete cover investigation to highlight areas at potential risk of reinforcement corrosion  

¶ Carbonation depth profiling to provide guidan ce on requirements for the application of anti -

carbonation coatings 

The above testing recommendations are intended to provide relevant information necessary to 

determine the need for preventative measures to mitigate future rectification works within the 

basement structure. 
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Fig. 1 

Water ingress through top wall cold joint.  

Joint injection recommended 

 

 

Fig. 2 

Water ingress through full depth crack. 

Probable spalling. 

Concrete rectification required to mitigate 

further degradation. 
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Fig. 3 

Previous joint injection to critical construction 

joint.  

Monitor for water ingress.   

 

Fig. 4 

Water ingress through full depth crack. 

Probable spalling. 

Concrete rectification required to mitigate 

further degradation.  
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Fig. 5 

Water ingress through full depth crack. 

Probable spalling. 

Concrete rectification required to mitigate 

further degradation.  

 

 

Fig. 6 

Water ingress and minor spalling to basement 

wall control joint edge.  

Concrete rectification required to mitigate 

further degradation.  
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Fig. 7 

Water ingress through full depth crack. 

Probable spalling. 

Concrete rectification required to mitigate 

further degradation.  

 

 

Fig. 8 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 
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Fig. 9 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 

 

Fig. 10 

Water ingress through crack. Water collection 

tray installed. 

Remove all water collection trays. 

Concrete rectification required to mitigate 

further degradation.  
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Fig. 11 

Hobby Room 

Water ingress and minor spalling to basement 

wall control joint edge.  

Concrete rectification required to mitigate 

further degradation.  

 

 

Fig. 12 

Hobby Room 

Water ingress and minor spalling to basement 

wall control joint edge.  

Concrete rectification required to mitigate 

further degradation.  
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Fig. 13 

Water ingress through crack. Water collection 

tray installed. 

Remove all water collection trays. 

Concrete rectification required to mitigate 

further degradation.  

  

Fig. 14 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 
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Fig. 15 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 

 

 

Fig. 16 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 
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Fig. 17 

Water ingress through corbel expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 

  

Fig. 18 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 

  

Fig. 19 

Water ingress through corbel expansion joint.  

Re-inspection required to verify previous 

podium level waterproofing effective.  

Waterproofing rectification required to mitigate 

reinforced concrete degradation as required. 
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Fig. 20 

Cracking and moisture ingress coincident with 

reinforcement. 

Insufficient concrete cover likely.  

Complete cover scan. Preventative rectification 

works recommended pending findings. 

Concrete rectification required to mitigate 

further degradation.  

 

 
 

Fig. 21 

Cracking and moisture ingress coincident with 

reinforcement. 

Failure of previous repairs. 

Insufficient concrete cover likely. 

Complete cover scan. Preventative rectification 

works recommended pending findings. 

Concrete rectification required to mitigate 

further degradation.  
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Fig. 22 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 

 

Fig. 23 

Cracking and moisture ingress coincident with 

reinforcement. 

Insufficient concrete cover likely.  

Complete cover scan. Preventative rectification 

works recommended pending findings. 

Concrete rectification required to mitigate 

further degradation.  

 

 

Fig. 24 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 
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Fig. 25 

Minor evidence of water ingress though critical 

construction joint.  

Concrete rectification (joint injection)  required 

to mitigate damage. 

 

 

Fig. 26 

Water ingress through driveway expansion 

joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required from 

external surface  to mitigate reinforced concrete 

degradation. 
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Fig. 27 

Water ingress through driveway expansion 

joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification from external 

surface required to mitigate reinforced concrete 

degradation. 

 

 

Fig. 28 

Water ingress and minor spalling to basement 

wall control joint edge.  

Concrete rectification required to mitigate 

further degradation.  
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Fig. 29 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification from external 

surface required to mitigate reinforced concrete 

degradation. 

 
 

Fig. 30 

Car park 136 

Water ingress through expansion joint. 

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 
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Fig. 31 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 

 

 

Fig. 32 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 
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Fig. 33 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 

  

Fig. 34 

Water ingress through expansion joint.  

Water collection tray installed. 

Remove all water collection trays. 

Waterproofing rectification required to mitigate 

reinforced concrete degradation. 
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Fig. 35 

Water ingress through corbel expansion joint.  

Re-inspection required to verify previous 

podium level waterproofing effective.  

Waterproofing rectification required to mitigate 

reinforced concrete degradation as required. 

 

 

Fig. 36 

Defective crack remediation. 

Remove previous repairs and complete 

approved rectification works. 
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Fig. 37 

Differential movement to ground slab at joint.  

Minimal evidence of water ingress, joint 

pumping and loss of supporting soil strata.  

Recommend speed bump installation to 

mitigate trip hazard.  

Alternatively, grind slab surfaces flush. 

 

Fig. 38 

Typical location of previous podium 

waterproofing works - 2011 
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Fig. 39 

Typical location of previous podium 

waterproofing works - 2011 

 

Fig. 40 

Expansion joint rectification detail provided in 

2011 Scope of Works. 
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BUILDING STRUCTURE 

3. Balustrades 

Priority  1 2 3 4 5 

 

3.1  Condition  

The overall condition of balustrades has not been confirmed and requires access to inspect a 

greater sample to establish remaining serviceable life. 

Based on inspection of the Unit 67, balustrade condition appeared satisfactory and structurally 

sound. 

3.2  Extent & Location  

Unit 67 balcony inspected only. 

3.3  Rectification & Costs  

We recommend inspection of balcony balustrades be completed during the recommended façade 

audit in the first instance.  This provides greater coverage to easily inspect all balconies. 

Given the structural requirements with respect to occu pant safety, a review of façade inspection 

findings by Structural Diagnostics should be completed. 

Typical balustrade replacement costs should be anticipated at a $450/lineal metre.  
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Fig. 1 

Balustrade post fixing appear in satisfactory 

condition. 

Further inspection of remaining balustrades 

required. 

 

Fig. 2 

Balustrade intermediate rail fixing appear in 

satisfactory condition. 

Further inspection of remaining balustrades 

required.  

Fig. 3 

Balustrade top rail fixing appear in satisfactory 

condition. 

Further inspection of remaining balustrades 

required.  
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BUILDING STRUCTURE 

4. Upper External Slab Membranes 

Priority  1 2 3 4 5 

 

4.1  Condition  

The general condition of waterproof membranes on the exposed upper slab levels supporting plant 

and equipment was considered satisfactory. 

Waterproofing rectification works are recommended for completion within 5 years to ensure 

continued performance. 

4.2  Extent & Location  

All upper roof levels with exposed slab surfaces. 

4.3  Rectification & Costs  

Due to the complexity of waterproofing works in these areas, resulting from heavily congested 

plant and equipment, install ation of a lightweight flyover roof structure (water shedding structure) 

over the exposed slab area should be investigated as a viable, cost effective alternative. 
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Fig. 1 

Upper roof slab membrane condition under 

building perimeter screening structure. 

Water ponding may lead to corrosion of 

framing. 

Monitor structure for degradation.  

 

Fig. 2 

Upper roof slab membrane deterioration. 

Membrane currently serviceable. 

Monitor membrane condition. 

Expected works required within 5 years.  

 

Fig. 3 

Upper roof slab membrane deterioration. 

Membrane currently serviceable. 

Monitor membrane condition. 

Expected works required within 5 years. 
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Fig. 4 

Upper roof slab membrane deterioration. 

Membrane currently serviceable. 

Monitor membrane condition. 

Expected works required within 5 years.  

 

Fig. 5 

Deterioration of plant and equipment on upper 

level exposed plant slab. 
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Fig. 6 

Scaling and salt degradation to upper rood level 

concrete parapet wall. 

Preventative works to maintain current 

condition and mitigate conti nued deterioration 

recommended. 

Apply silane based corrosion inhibitor to wall 

surfaces. 

 

Fig. 7 

Scaling and salt degradation to upper rood level 

concrete parapet wall. 

Preventative works to maintain current 

condition and mitigate continued deterioration 

recommended. 

Apply silane based corrosion inhibitor to wall 

surfaces. 
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Fig. 8 

Upper roof slab membrane deterioration. 

Membrane currently serviceable. 

Monitor membrane condition. 

Expected works required within 5 years. 

 

Fig. 9 

Corrosion to mechanical ducting flange 

connections. 

Clean surfaces and apply protective finish to 

maintain serviceability.  

 

Fig. 10 

Corrosion to mechanical ducting flange 

connections. 

Clean surfaces and apply protective finish to 

maintain serviceability. 
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BUILDING STRUCTURE 

5. General Podium Level Defects 

Priority  1 2 3 4 5 

 

5.1  Condition  

General building defects identified to common areas within external podium extents are reported 

below. 

5.2  Extent & Location  

External podium common areas 
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Fig. 1 

Pool rock feature wall pointing. 

Re-point wall as required to maintain safety.  

 

Fig. 2 

Post support stirrup corrosion ï pool feature 

rock wall 

Treat corrosion and apply new protective 

coating.  
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Fig. 3 

Post support stirrup corrosion ï pool feature 

rock wall 

Treat corrosion and apply new protective 

coating. 

 

Fig. 4 

Corrosion of hold-down rod to pool cabana 

structure. 

Treat corrosion and apply new protective 

coating. 
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Fig. 5 

Podium slab hob panel adjacent to herb garden. 

Water egress from herb garden leading to 

deterioration of concrete panel.  

Remove in-ground herb gardens and install 

above-ground garden beds with self-managed 

drainage to remove water ponding issues to 

podium soil layer. 

 

Fig. 6 

Water ingress within pool amenities area below 

herb garden resulting in plaster damage. 

Remove herb gardens prior to repairing 

amenities area. 
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Fig. 7 

Water ingress within pool amenities area below  

herb garden, potentially causing tile cracking. 

Remove herb gardens prior to repairing 

amenities area. 

 

Fig. 8 

Scaling/delamination of sandstone paver 

surface from chloride laden spa water. 

Seal pavers with suitable anti-chloride sealer, 

ensuring slip rating requirements retained.  
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Fig. 9 

Scaling/delamination of sandstone paver 

surface from chloride laden spa water. 

Seal pavers with suitable anti-chloride sealer, 

ensuring slip rating requirements retained. 

 

Fig. 10 

Water ingress within pool amenities area below 

herb garden resulting in plaster damage. 

Remove herb gardens prior to repairing 

amenities area. 
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Fig. 11 

Timber retaining wall deflection and timber 

decay. 

Replace retaining wall within 3 years.  

 

Fig. 12 

Timber screening wall deflection and timber 

decay. 

Replace fencing within 3 months as wall 

function acting as fall barrier.  
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Fig. 13 

Timber screening wall deflection and timber 

decay. 

Replace fencing within 3 months as wall 

function acting as fall barrier.  

 

Fig. 14 

Podium slab hob panel adjacent to herb garden. 

Water egress from herb garden leading to 

deterioration of concrete panel.  

Remove in-ground herb gardens and install 

above-ground garden beds with self-managed 

drainage to remove water ponding issues to 

podium soil layer.  
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Fig. 15 

Podium slab hob panel adjacent to herb garden. 

Water egress from herb garden leading to 

deterioration of concrete panel.  

Remove in-ground herb gardens and install 

above-ground garden beds with self-managed 

drainage to remove water ponding issues to 

podium soil layer. 

 

Fig. 16 

Refer Figure 12 and 13 
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Fig. 17 

Herb garden to be removed 

 

Fig. 18 

Damage to top rail behind herb garden.  

Install end cap. 
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Fig. 19 

Herb garden to be removed or drainage 

managed. 

 

Fig. 20 

Balustrade support post and bracket embedded 

in garden. 

Clear soil away from supports. 

 








