
A1 - ADVICE REPORT - CRACKING   16 MARCH, 2019 
 

Client: Paul  
Address: 60 Somewhere Street, Glen iris  
Weather Conditions: Sunny  
 
 
 
DETAILS OF ADVICE SOUGHT: 
1. The attic style solid brick 1940’s building includes timber framed floors and concrete tiled roof. 

Ground levels are higher than subfloor ground levels at the south front, then sloping down 
steeply to the rear (north) of the site. Accordingly, the building rises out of the ground by about 
2100mm to floor level at the rear.   

 
2. Brick cracking is evident at the north east external walls. Some brick cracking is also evident at 

the kitchen south wall.  
 

3. Floors of the kitchen slope down towards the north east. 
 
4. Roof leaks are evident to the attic east side around the vicinity of a roof light. 

 
5. What strategies can be adopted to address cracking and other matters given that the property is 

to be sold in the near future? 
 

ARCHITECT’S ADVICE: 
 
1. Introduction. 
An unfortunate, yet realistic expectation in the built environment is that buildings move and are 
susceptible to site circumstances. Issues such as soil stability, type of construction technology, site 
drainage, extent and type of surrounding flora, alterations to original construction and maintenance 
issues are amongst the most obvious variables to influence constructional integrity. 
 
In the experience of the author, this part of Glen Iris reveals characteristics of moderately reactive 
founding soils and old, less than adequately engineered footing systems. The effects of site drainage 
systems must be considered as a part of understanding soil profile and reactivity.   
 
2. Brick Cracking. 
In this case the original 60-70 year old fabric appears to have performed reasonably well – and now 
shows some signs of distress – largely as a result of the ongoing drought. Cracks in the order of 2-
3mm are evident at the north wall of the kitchen and subfloor north-south cross wall. Some 
evidence of stepped cracking is also evident in the kitchen south wall. These indications suggest 
outward rotation of walls – where founding conditions external to the building are drier than those 
under the house.  See the downloadable attachment Cracking in Masonry. 
 
If cracking persists it may be advisable to seek analytical engineering advice.  
- A geotechnical engineer could be consulted to provide footing probes and a report – the  engineer 
assessing circumstances of the footing system, depth, founding soil type (say at the south and east) – 
then providing recommendations on management (rather than excessive intervention) of existing 
fabric.  
- Following this, advice could be sought from a structural engineer on a means of managing the 
stability of the ground. Underpinning is not recommended, although consideration of the “Uretek” 
method of providing support by stabilising reactive clays may be worth investigation. 



- Structural “management” may consider provision of a series of 100 diameter UPVC tubes drilled 
down to the bottom of the footing at – say 1000 centres. This system of tubes should be capped to 
avoid access to vermin. Regular watering of the footings’ founding soils via the tubes can deliver 
moisture to the ground where soils would otherwise be drying out. Adding root retardant as a part 
of the mix can deny invasive roots from using the watering resource. 
- In your instance the presence of established trees at the east should be considered to be of 
influence to the footing system.  
 

Please take note for future landscape choices – the downloadable attachment outlined above  
elaborates on tree species that are especially – although not exclusively, capable of soils drying out 
by virtue of their invasive root systems.  

Given that you are considering selling the property, it is recommended that internal and external 
plaster cracks are appropriately patched (not extending into the brickwork) and painted or rendered 
as the case may be. 

 

3. Other Matters. 

A range of other factors require consideration in seeking an understanding of building management.  

These include: 

- Sloping timber floors – hardwood flooring and base framing shows signs of deterioration to 
subfloor space under the kitchen. Some plates appear to be deteriorating at the north and an old 
timber stump may be deteriorated under concrete paved floor to the subfloor. Sloping floors may be 
more evident due to the rotating effects of brick walls at the north and east. As well, the 
abovementioned deterioration may be contributing to the effects of slope. Some wedges are 
apparent at joists, between bearers and plates, and at the timber stump. A short term effort of 
adding more wedges may alleviate the effects of sloping floors and associated calibration of locks to 
rear doors.  
- Deck floor – this system is very shaky, requiring assessment of the adequacy of framing timbers 
and replacement or addition of bearers at closer centres. Re-nailing or replacement of deck battens 
also appears appropriate.  
- Roof maintenance – old and brittle roofing will require ongoing management and possibly eventual 
replacement – possibly with glazed concrete tiles or terra cotta tiles in keeping with the aura of the 
residence. Current leaks can be examined by a maintenance plumber, who can check flashings at 
roof lights, and replace any fractured roof tiles.  
- Site Drainage – high ground levels at the south should be excavated as a part of any future 
renovation works to avoid compromising the damp proof course and improving site drainage. 
Excavate to a level lower than subfloor ground. Then include new ground water pits at the excavated 
level. Grade ground back into natural ground or include a treated Pine retainer set in galvanised UC 
uprights and concrete pads. Checking of the damp proof course – to assess whether internal walls 
are adversely affected may be appropriate once excavation has occurred.  
 
4. Managing History. 
Managing a piece of history can be frustrating. The best efforts of achieving this is to understand the 
constructional framework and adjust existing circumstances to optimise “old building” performance.  

5. Working Backwards. 

It is often useful to consider scope by working back from a desired block of expenditure. Having 
chosen a figure, divide such by eleven (GST) and then reduce by (say) 15% (Builder’s Margin). This 
will then offer a “real” base figure, which can be divided further into costs representing the value of 



components of the works. Prioritising of brief elements can often be determined by such a method. 
Building costs can be saved if genuine Owner Building occurs.  Simply co-ordinating subcontractors 
will not provide savings. On the contrary, it usually adds to costs – with less reliability. 
Design/Construct operators are similarly lacking in credibility.  

6. Cost Variables. 

The following list of items seeks to give some guidance on the possible cost centres for an 
additions/alterations building project. 

- Demolition/Preliminaries – demolition, insurances, temporary services. 
- Site Services – interface with electrical, gas, water, sewer, stormwater.  
- Remedial Works – to retained existing building elements. 
- Alterations – within retained existing building, and joining to new work. 
- New Building Shell – predictable simple finished building excluding fitout of service and                                         
specialist areas. 
- Fitout – kitchen, bathroom, laundry, any motorised and electronic specialist elements. 
- Services – security, air conditioning etc. 
- External Works – carport, retainers, deck, fences, paths, paving, garden beds. 
- Builder’s Margin – (say 10% - 18%). 
- GST 
- Consultants – architect, land surveyor, geotechnical, structural, building surveyor. 
- Carpets/Soft Furnishings. 
- Soft Landscaping/Watering Systems. 
 

 
 


