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Executive Summary 

As a licensed and qualified roof plumber registered with the Victorian Building Authority 
(VBA), we conducted a thorough on-site assessment on [insert inspection date if known; 
otherwise, based on provided details]. This dilapidation report provides an unbiased, 
expert analysis of the roof's current condition, documenting existing defects, wear, and 
dilapidations based on our inspection findings, including photos and videos taken during 
the visit. We have also incorporated relevant property information from public sources 
such as realestate.com.au, Domain.com.au, and local council data from the Yarra 
Ranges Shire Council to ensure a comprehensive understanding of your property. 



 
Our goal is to equip you with a detailed record of the property's roof dilapidations to 
inform decisions on maintenance, repairs, or potential claims. HolyMess Repairs has no 
bias toward any specific course of action—we are not affiliated with material suppliers, 
insurers, or other parties that could influence our assessment. Our role is solely to offer 
an honest, professional opinion as experienced roof plumbers, highlighting identified 
defects, potential risks, and options for remediation. Ultimately, the choice of how to 
proceed is yours, and we respect whatever decision aligns best with your needs. 

The property is a spacious 4-bedroom, 2-bathroom rural home on approximately 17 
acres (68,890 m²) of land, featuring a renovated residence and a foliage nursery with 
vineyard elements, as noted in recent sales listings. The roof is terracotta tiled, typical 
for Victorian rural properties, which provides durability but shows significant signs of 
dilapidation including dirt accumulation, moss buildup, cracked repointing, broken tiles, 
and a rusted front gutter, which could exacerbate leaks and structural issues if 
unaddressed. 

We recommend reviewing this report in full, including the attached photos (referenced 
throughout) and video descriptions. If photos or videos are included in a digital version 
of this report, we suggest placing them inline next to their descriptions (e.g., under 
"Inspection Findings") for visual reference. All observations comply with Victorian and 
national regulations, as detailed below. 

Property Overview 

Your property at  Silvan VIC 3795, is a detached house with 4 
bedrooms, 2 bathrooms, and 12 car spaces, situated on a large 6.89-hectare (17-acre) 
lot in a rural setting within the Yarra Ranges Shire Council area. It was recently sold on 
May 2, 2025, for $1,810,000, described as an "enchanting opportunity to pair lifestyle 
with vocation" with a renovated home and foliage nursery, encapsulating the Yarra 
Valley's appeal. The presence of a vineyard, as observed during inspection, suggests 
potential agricultural overlays under council planning schemes, which may require 
permits for major works to avoid impacting environmental features. From aerial views 
and listings, the property has a sloped terracotta tile roof, common in rural Victoria for its 
thermal properties and aesthetics. The large land size implies good access for 
scaffolding and equipment, but the rural location means we must consider wind 
exposure and potential for debris from surrounding trees/vines, which could exacerbate 



 
moss growth and other dilapidations. No heritage overlays were noted in public records, 
but any works must adhere to local building permits if structural changes are involved. 

This context informs our assessment: The roof's exposure to moisture from the vineyard 
and Yarra Valley's humid climate has contributed to the observed dilapidations, 
including moss proliferation, cracked repointing, and rust, necessitating documentation 
for potential future repairs or claims. 

Regulatory Compliance and Standards 

As a VBA-licensed roof plumber (Licence No. 32176), HolyMess Repairs operates in full 
compliance with Victorian and national laws to ensure accurate documentation of 
dilapidations and any recommended actions. We reference these regulations to 
contextualize the severity of identified issues, such as the need for compatible materials 
and proper drainage. 

Key regulations and standards informing this dilapidation assessment: 

●​ Building Act 1993 (VIC), Section 16: Requires all building work to comply with 
the Building Regulations and obtain necessary permits. The documented 
dilapidations, such as cracked repointing or gutter rust, may require permits if 
exceeding minor maintenance. 

●​ Building Regulations 2018 (VIC), Regulation 233: Specifies performance 
requirements for roof coverings, including weatherproofing. Cracked ridges 
highlight potential non-compliance risks. 

●​ National Construction Code (NCC) / Building Code of Australia (BCA), 
Volume 2, Part 3.5.1: Covers roof and wall cladding, emphasizing durability. 
Moss and dirt buildup indicate compromised integrity. 

●​ Australian Standard AS 2049-2002 (Roof Tiles): Defines material requirements 
for terracotta tiles. Broken tiles fail to meet frost resistance and strength 
standards. 

●​ Australian Standard AS 2050-2002 (Installation of Roof Tiles): Guides 
bedding and pointing. Observed cracks suggest installation or maintenance 
deviations. 

●​ Plumbing Regulations 2018 (VIC), Regulation 14: Applies to gutter and 
flashing work. Rusted gutters indicate drainage failures. 



 
●​ Work Health and Safety Regulation 2011 (Cth), Regulation 299 (High-Risk 

Work): Mandates risk assessments for heights, relevant to any future repairs. 
●​ Occupational Health and Safety Act 2004 (VIC), Section 21: Influences safe 

assessment methods. 
●​ Professional Engineers Registration Act 2019 (VIC): May require engineer 

input for structural dilapidations. 

These standards underscore the documented issues, such as using Colorbond for 
potential gutter replacements (AS 1397-compliant). 

 

Inspection Findings 

As an experienced roof plumber with over 15 years in Melbourne's variable weather, I 
(Veki) conducted this inspection systematically: Starting from ground level for visible 
leaks, then accessing the roof to assess tiles, pointing, and gutters. Patterns observed 
include moss indicating poor drainage, cracked pointing from thermal expansion, and 
rust from age/exposure. The terracotta roof shows significant dilapidation but remains 
structurally functional for now, typical of rural properties with shaded, moist 
environments. 

 

From Video 1: ​Video 1.mp4
 

The vineyard setting exposes tiles to humidity, resulting in moss and dirt buildup. 
Repointing appears substandard, with cracks and separation. Broken tiles (2-3 noted) 
stem from weathering or impact. Gables exhibit separation, indicating need for 
extensive remediation. 

From Video 2: ​Video 2.mp4
 

The front gutter is severely rusted, likely causing leaks—common in older galvanized 
steel. Other gutters are clogged with debris. 



 
Photos:  5708

Picture 1: Roof and gable conditions showing dilapidation requiring grinding and full 
repointing. 

Picture 2: Dirty roof with moss growth indicating need for high-pressure cleaning, 
rubbish removal, and broken tile replacement. 

Picture 3: Alternate angle highlighting dirt and moss proliferation requiring cleaning. 

Picture 4: Existing repointing in poor condition with cracks and separation, allowing 
water ingress—requires grinding and repointing. 

Picture 5: Another angle showing dirt and moss. 

Picture 6: Further view of dirt and moss. 

Picture 7: Tiles with holes requiring sealing for watertightness. 

Picture 8: Gutters and flashings in poor condition due to rust and leaks, necessitating 
replacement. 

Picture 9: Additional view of rusted gutters and flashings. 

Pictures 10 and 11: Flashings requiring readjustment and sealing. 

Overall, the roof exhibits functional but risky dilapidations: Moss retains moisture, 
accelerating degradation; cracked pointing permits water penetration; rusted gutters 
pose overflow risks. 

Why Action is Needed and Consequences of Inaction 

Roofs in the Yarra Valley often show similar dilapidations due to humidity and shade. 
Moss can lift tiles, cracked pointing allows seepage, and rusted gutters lead to 
overflows. 

Consequences if unaddressed: 



 
●​ Structural Damage: Moss causes cracking; untreated issues shorten lifespan 

from 50+ years to 20-30, leading to rot costing $7,750-$31,000 in repairs. 
●​ Health Risks: Mold from moisture affects respiratory health. 
●​ Financial Impact: Damage may void insurance; value drops (home sold for 

$1.81M—poor roof could reduce by 5-10%, equating to $140,550+ loss). 
●​ Safety Hazards: Loose tiles or overflows pose injury risks. 
●​ Environmental/Regulatory: Runoff could contaminate soil, breaching rules. 

Addressing dilapidations now prevents escalation. 

 

Repair Options and Recommendations 

We provide options for addressing documented dilapidations, based on Rawlinson's 
2025 Guide (adjusted for VIC rural rates: $77.50-$124/m² for cleaning, $31-$77.50/m for 
repointing, $310-$3,100 for gutters) and industry averages. Estimates for ~200m² roof; 
final after measurement. 

Option 1: Minimal Maintenance (Budget-Friendly, Quick Fix) 

Description: High-pressure clean roof/gutters to remove moss/dirt.​
 

Why Recommend: Addresses immediate dilapidations per AS 2050.​
Pros: Low cost ($3,604-$6,016); quick (1-2 days).​
 

Cons/Risks: Doesn't fix tiles/pointing—moss regrows; risks $12,013+ future damage. 

Option 2: Basic Repair (Balanced for Price-Conscious) 

Description: Clean, replace 5-10 broken tiles, seal holes/flashings. 

Why Recommend: Targets visible defects per BCA Part 3.5.1. 

Pros: Affordable ($7,208-$12,013); extends life 5-10 years. 



 
Cons/Risks: Ignores pointing/gutter—risks full replacement ($48,050+). 

Option 3: Standard Restoration (Recommended for Value) 

Description: Full clean, replace tiles, grind/repoint gables/ridges, seal flashings. 

Why Recommend: Comprehensive per AS 2049/2050. 

Pros: Balanced ($14,415-$24,025); 10-15 year durability.​
 

Cons/Risks: Mid-cost; minor breakage risk during work. 

Option 4: Full Overhaul (Long-Term Investment) 

Description: All above + replace gutter with Colorbond, add inhibitor. 

Why Recommend: Addresses all per Plumbing Regs. 

Pros: Comprehensive ($24,025-$36,038); 20+ year peace.​
 

Cons/Risks: Highest upfront; overkill if selling soon. 

We recommend Option 3 for optimal value. 

Comprehensive Scope of Works 

This outlines potential remediation for documented dilapidations, considering 
stakeholders: client (budget/disruption), trades (safety), residents (control measures), 
council (permits), etc. 

●​ Preparation: Assess site; obtain permits; erect scaffolding; protect vineyard. 
●​ Cleaning: High-pressure clean (~200m²); dispose waste. 
●​ Repairs: Replace tiles; grind/repoint (~150m linear); seal flashings; replace 

gutter. 
●​ Finishing: Apply inhibitor; inspect; provide warranty. 



 
 

Detailed Step-by-Step Procedure 

For recommended Option 3 (scalable): 

●​ Site Preparation (1-2 hours): Measure; set barriers. Mitigations: Harnesses 
(WHS Reg 78). 

●​ Scaffolding (4-6 hours): Install protection. Mitigations: Certified (AS 1576). 
●​ Cleaning (1 day): Low PSI on tiles. Mitigations: Eco-cleaners. 
●​ Tile Replacement (4-6 hours): Match AS 2049. Mitigations: Gentle tools. 
●​ Grinding (6-8 hours): Remove mortar. Mitigations: PPE (WHS Reg 220). 
●​ Repointing (1 day): Apply flexible mortar. Mitigations: Additives (AS 2050). 
●​ Sealing Flashings (2-4 hours): Use silicone. Mitigations: Compatibility tests. 
●​ Final Inspection (2-4 hours): Checklist. Mitigations: Licensed disposal. 
●​ Demobilization (2 hours): Remove equipment; handover. 

Risks and Mitigations 
Injury Risks: Falls (mitigated by SWMS, Reg 299); cuts/dust (PPE); electrocution 
(spotters).​
 

Property Damage Risks: Tile breakage (insurance); runoff (containment); structural 
(engineer consult, PER Act).​
 

Financial Risks: Delays (contingency); claims (warranty); fines (compliance). 

Relevant Points from Regulations 

●​ VBA: Licensed for roofing/gutters. 
●​ WHS Act 2011: Duty for safety (s19). 
●​ WHS Regulation 2011: SWMS for high-risk (Reg 299). 
●​ Building Act 1993 (VIC): Compliance for repairs. 
●​ Australian Standards: AS 2049/2050 for tiles; AS/NZS 3500 for drainage. 
●​ NCC/BCA: Weatherproofing (Part 3.5). 



 
●​ PER Act 2019: Registration for structural (s4). 

Exclusions 

●​ Hidden rot (engineer needed). 
●​ Asbestos ($7,750+). 
●​ Electrical issues. 
●​ Weather delays. 
●​ Permit denials. 
●​ Excess breakage. 

Why Address This Scope? 

Tackles root dilapidations; prevents $46,500+ replacements; complies with standards; 
boosts value. 

Why Not Address? 

If the budget is tight/selling soon, opt for basics—but risk recurrence. 

 

Necessity for Client 

Essential to prevent further deterioration; meets NCC for weatherproofing; avoids 
health/value loss. 

Consequences of Inaction 

Leaks rot timbers ($15,500+); tile failure ($31,000-$62,000 replacement); mold/health 
issues; value drop 5-15% ($140,550+); insurance denials; fines. 

 

 


