ALBERT VENTER CONSULTING | STRUCTURAL MOVEMENT / REMEDIAL PATHWAY

ALBERT VENTER CONSULTING
(PTY) LTD

Reg: 2026/373531/07

DEMONSTRATION REPORT

Structural Movement & Remedial Pathway Assessment

Fictional sample: residential dwelling with progressive cracking, suspected differential movement, drainage
influence, structural engineer referral, indicative remedial cost exposure and controlled remedial close-out
pathway.

Report Type Structural movement, construction-risk and remedial pathway assessment

Document Status Website demonstration sample - fictional case - not for project-specific
reliance

Prepared By Albert Venter Consulting (PTY) LTD

Intended Use To demonstrate AVC structural-risk reporting, evidence handling, specialist
referral logic, remedial sequencing and cost-exposure communication.

Core Method Talk the issue. Show the proof. Explain the risk. Give the next step.

Important demonstration notice

This website demonstration sample does not relate to a real client, real property, real contractor, real
engineer or active dispute. It is not a structural engineering report, legal opinion, remedial design, insurance
conclusion or quantity-surveying estimate. Actual matters require actual inspection, evidence review and
specialist verification where required.
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AVC Report Identity and Professional Details

This opening section demonstrates how a formal AVC report can carry identity, reliance and compliance
details. Live project reports must be completed with confirmed registration, compliance and insurance
information before issue.

Albert Venter Consulting (PTY) LTD
Business Registration No. 2026/373531/07
Tax / Compliance Status [Insert confirmed tax / compliance status]

B-BBEE Status [Insert applicable B-BBEE status]

Professional Indemnity / [Insert confirmed P/ insurance position for live reliance]

Insurance Position

Primary Service Line Structural movement investigation, defect-risk interpretation, remedial
coordination and site oversight

Report Family Structural movement / cracking / remedial pathway
Contact Details albertventerconsulting@gmail.com

Professional use position

AVC operates as a practical first-line construction-risk and defect consultant. In structural or ground-related
matters, AVC does not replace the structural engineer or other appointed specialists. AVC records visible
evidence, reads the construction sequence, identifies risk indicators, coordinates the practical pathway and
keeps the report usable for the client and professional team.
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Why AVC Structural Reports Are Structured

Differently

A structural concern often becomes confused when cracks, photographs, client messages, engineer notes
and contractor explanations are scattered across different files. AVC reports are structured so that the reader
can follow the building logic: what was observed, what may be influencing it, what remains unconfirmed,
which specialist must decide the technical issue and what the practical remedial sequence should be.

AVC report rhythm

Talk the issue. Show the proof. Explain the risk. Give the next step. The goal is not to replace the engineer.
The goal is to make the structural-risk picture clear enough that the right specialist can make the right
decision and the remedial team can execute in the right sequence.

Conventional weakness

Cracks are photographed
without a usable pattern.

Cosmetic repairs start too
soon.

Engineering issues and site
execution are disconnected.

Costs are guessed too loosely.

AVC response

Cracking is mapped by elevation,
room, opening, direction and
timing where possible.

Cause-control issues are
considered before crack filling,
plastering and painting.

Engineer direction is treated as
the technical anchor, then
translated into a practical hold-
point sequence.

Cost exposure is expressed as
indicative bands, not as a final QS
estimate.
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Practical benefit
The engineer and client see a pattern

instead of isolated marks.

The same crack is less likely to be
hidden and then reappear.

The contractor knows what must
happen before closing or finishing
work.

The client understands risk without
AVC overclaiming pricing certainty.
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How to Read This Report

This report is a structural-only demonstration. It is not intended to list every cosmetic or workmanship defect
in the house. It focuses on visible movement indicators, possible cause mechanisms, specialist referral,
remedial sequencing and indicative cost exposure.

Front Matter

Part A

Part B

Part C

Part D

Part E

Annexures

Report identity, use boundaries and
AVC method.

Structural symptom record.

Possible cause mechanisms and
unknowns.

Specialist investigation pathway.

Remedial pathway and hold points.

Indicative cost exposure and action

planning.

Master schedules and registers.

Understand the professional position before
reading findings.

What visible signs suggest possible
movement or structural risk?

What could be influencing the symptoms and
what must be proved?

What must the engineer, surveyor or
specialist confirm?

How should the work be sequenced before
final finishes?

How serious could the cost exposure
become and what must happen next?

Trace evidence without breaking the working
structure.
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1. Report Purpose and Demonstration Case Scenario

This demonstration report shows how Albert Venter Consulting may structure a structural-only residential
matter where the primary concern is cracking, movement, support behaviour and remedial direction. General
workmanship defects are deliberately kept out of focus unless they affect the structural interpretation or the
remedial sequence.

The fictional property is a recently completed residential dwelling where the owner reports progressive
cracking, ceiling/wall separation, possible floor-level irregularity, external paving movement and water
discharge near the building line. The purpose is to show how AVC would organise the symptoms, preserve
evidence, trigger the correct specialist referral and control the remedial pathway without pretending to be the
structural engineer.

Core structural-report principle

Structural symptoms must be understood before cosmetic repairs begin. The report should separate visible
evidence from confirmed engineering opinion, and it should make clear which matters remain subject to
structural engineer, survey, testing or opening-up confirmation.

Property type Recently completed or recently renovated residential dwelling with reported
movement symptoms.

Primary concern Visible cracking, possible differential movement, ceiling/wall separation,
door/window alignment symptoms and external ground/drainage influence.

Report focus Structural-risk observation, cause-control logic, engineer referral, remedial
sequencing and indicative cost exposure.

Excluded focus Ordinary cosmetic snagging, general paint defects and non-structural
workmanship items unless they affect the movement/remedial pathway.

Professional pathway First-line AVC assessment, evidence organisation, engineering referral,
monitored remedial execution and final close-out record.
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2, Executive Summary and Overall Position

The fictional conditions in this demonstration indicate a structural-risk matter requiring careful sequencing.
Visible cracks and alignment symptoms may be associated with differential movement, support behaviour,
drainage influence, substrate distress or a combination of mechanisms. The report therefore treats the matter
as a cause-control problem first and a repair problem second.

AVC's role is to record what is visible, organise the movement story, identify where engineering input is
required, protect evidence, assist with practical sequencing and prevent premature cosmetic repair from
obscuring the structural picture.

Structural movement  Visible cracking and alignment indicators are treated as Critical
risk potential movement symptoms until confirmed otherwise.

2 Engineering A structural engineer should review cracking, load-path Critical
involvement concerns, foundation/slab symptoms and any repair method

affecting structural integrity.

3 Monitoring and Crack monitoring and level survey may be required to High
survey separate active movement from historic cracking.

4 Drainage/water Water discharge, ponding, leaking lines or incorrect falls High
influence near foundations must be considered as possible

contributors.

5 Remedial timing Crack filling, plastering and painting should not proceed High
before the movement mechanism is understood and
controlled.
6 Cost exposure Cost must be communicated as exposure bands until the Medium/High

engineer-approved scope, opening-up and contractor
pricing are complete.
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3. Professional Boundaries and Reporting Structure

Albert Venter Consulting acts as a practical first-line construction-risk consultant. In structural matters, AVC
does not issue structural designs, calculations or engineering certification. AVC records visible conditions,
reads the construction sequence, identifies risk, organises evidence and identifies where registered or

specialist input is required.

This demonstration report does not replace a structural engineer, geotechnical specialist, land surveyor,
architect, attorney, insurer, quantity surveyor or remedial designer. It demonstrates how a practical
construction consultant can bridge messy site reality and structured professional response.

Observed

Reported

Construction interpretation

Requires confirmation

Remedial direction

Visible cracking, separation, distortion, settlement, level concern, staining
or support-related symptom recorded during inspection.

Information provided by the client, contractor, engineer, photographs,
messages or documents, identified as such.

AVC practical assessment of how the visible condition may relate to
construction sequence, site control, water, support behaviour or
movement.

Matters requiring structural engineering, level survey, opening-up,
geotechnical input, material testing or legal interpretation before final
conclusions are reached.

Practical sequence and control advice, subject to professional design and
site-specific verification where applicable.
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4. Evidence Method and Coding System

This report uses a structural evidence model. Main symptom areas carry their own local evidence references,
while the master evidence register at the back indexes those items for traceability. The aim is to keep the
structural story readable and to prevent the report from becoming a disconnected photo dump.

Area code Area Typical local evidence references

EXT-STR External structural elevations PH-EXT-STR-01, CRK-EXT-01, ENG-01

INT-STR Internal load-bearing walls and PH-INT-STR-01, CRK-INT-01, MON-C1
openings

FLOOR-LVL Floor, slab and level indicators SURV-LVL-01, PH-FLOOR-01

OPEN Doors, windows, reveals and lintel PH-OPEN-01, PH-REV-01
zones

CEIL-LINE Ceiling, cornice and upper PH-CEIL-01, ROOF-ACCESS-01
interface lines

EXT-GROUND External paving, drainage and PH-GROUND-01, DOC-DRAIN-01
ground interface

ENG Engineer and specialist input ENG-01, ENG-02, GEO-01

COST Indicative remedial cost exposure  QUOTE-01, QS-01, SCOPE-01
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PART A - Structural Symptom Record

Purpose of this part
Part A records what is visibly happening to the building before explaining causes or proposing remedies. A

structural report is only as strong as its baseline evidence: where the cracks are, how they run, what they
relate to, whether levels/openings are affected and whether the symptoms form a pattern.
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5. Background, Timeline and First Information Gaps

The first task in a structural matter is to organise the timeline. A crack is not only a mark on a wall; it is a
symptom that must be placed against construction events, rain events, excavation, drainage changes,
settlement, repairs and client complaints.

Reported / assumed event Why it matters

Handover / Dwelling recently completed or Early-life cracking may suggest

occupation recently occupied. construction, support, moisture or
movement issues rather than normal old-
house deterioration.

First cracking Client reports cracks at openings, Timing assists in separating initial
observed junctions or external walls. shrinkage, workmanship cracking and
progressive movement.

Weather / drainage Rainfall, overflow, blocked drain or Water can activate or worsen ground
event water discharge near the building line. movement, settlement, damp and
substrate distress.

Repair attempt Cracks patched or painted, then Repeat cracking suggests the symptom
return. may not have been properly classified
before cosmetic repair.

Alignment symptoms  Doors/windows bind, reveals crack, Corroborating symptoms strengthen the
ceilings separate or floors feel uneven.  need for structural or survey review.

Specialist referral Engineer or surveyor requested. Specialist input becomes the technical
anchor for structural decisions.

Key information gaps
Typical missing records include original structural drawings, foundation details, soil conditions, level survey

data, drainage as-built information, crack timeline, previous repair records, photographs before/after repairs,
rainfall or water-discharge history and contractor communication.
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6. Visible Structural Symptom Categories

AVC separates structural symptoms into categories. This prevents the report from treating every crack as
equal. A hairline plaster crack, a stepped masonry crack, a diagonal crack from an opening and a binding
door are not the same evidence item.

Symptom category Typical presentation Structural relevance

Diagonal cracking Cracks running from corners of Can indicate movement, stress
windows, doors or openings. concentration, lintel/opening behaviour or
substrate weakness.

Stepped masonry Cracks following mortar joints in May indicate differential movement,
cracking block/brickwork. foundation support change or masonry
stress.
Horizontal cracking Cracks running along wall lines or Requires caution; may relate to
bed joints. movement, moisture, restraint, retaining

action or substrate behaviour.

Ceiling/wall separation Cornices or ceiling lines separating  May reflect movement, roof/ceiling
from walls. framing, thermal movement or
workmanship; must be correlated.

Door/window binding Doors scrape, windows jam or Useful corroborating movement indicator
reveals crack. when mapped with cracks and levels.

Floor/level concern Uneven floors, tile cracking, skirting  Requires survey or level checks before
gaps or reported falls. assumptions are made.

External ground Paving settlement, soil voiding, May point to ground/water conditions

movement poor falls or water concentration. influencing building movement.
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7. Crack Pattern and Movement Observation

Assessment

The cracking assessment is carried out as a pattern exercise. A single crack can be misleading. The report
therefore looks at distribution, direction, crack width, crack length, relationship to openings, relation to
external ground conditions and whether symptoms repeat across elevations and rooms.

SM- External

01 elevation
SM- Internal living
02 area

SM- Passage /
03 bedroom walls

SM- Floor / slab
04

SM- Openings
05

SM- Ceilings
06

Stepped or diagonal
cracking near openings.

Diagonal cracking from
opening corners and
ceiling/wall separation.

Hairline to wider cracks at

junctions and corners.

Reported slope, tile cracking
or skirting gaps.

Binding doors, cracked
reveals or distorted frames.

Cracked cornice lines or
uneven ceiling planes.

Why cosmetic crack repair is premature

Possible differential support,
movement or opening stress
concentration.

May correlate with external
elevation or load-path
behaviour.

Could be finish shrinkage,

movement, substrate defect or

combined cause.

Requires level survey before
movement assumptions are
made.

Corroborates possible
movement/alignment concern.

Could reflect movement,

framing issue or poor finishing;

must be correlated.

High

High

Medium/High

High

Medium/High

Medium/High

If cracks are caused or influenced by active settlement, drainage, support movement or structural distress,
cosmetic filling and painting may simply hide the symptom until it reappears. The correct sequence is
evidence capture, crack mapping, professional review, cause control, substrate repair and only then final

finishing.
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8. Levels, Openings, Doors, Windows and Ceiling-Line

Indicators

Structural movement is not assessed only by looking at cracks. Doors, windows, floors, ceilings and external
levels often provide supporting evidence. These indicators are not final proof by themselves, but they help
determine whether the building should be surveyed or reviewed by a structural engineer.

What AVC checks Possible implication Required follow-up

Doors/windows

Floors/slabs

Ceiling lines

External paving

Previous repairs

Binding, scraping, uneven
gaps, cracked reveals, altered
locks.

Reported slope, tile cracks,
skirting gaps, level changes.

Cornice separation, cracked
ceiling joints, uneven planes.

Settlement, ponding, cracks
or falls toward wall.

Patches, re-cracks, paint
mismatch, filled cracks.

Possible frame distortion,
settlement or installation
defect.

Possible slab movement,
foundation settlement or
substrate issue.

Movement, roof/ceiling frame

behaviour or poor installation.

Water and ground behaviour
may be influencing
movement.

Symptom may have been
hidden before cause was
controlled.
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Record before
adjustment;
compare with crack
map.

Level survey / datum
plan where
warranted.

Accessible
roof/ceiling
inspection and
correlation.

Drainage review,
level checks and
photos.

Preserve evidence

and record repair
history.
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PART B - Possible Cause Mechanisms and What Must Be
Proved

Purpose of this part

Part B explains possible construction mechanisms without presenting them as final engineering conclusions.
AVC can identify credible pathways and information gaps, but a structural engineer or other appointed
specialist must confirm structural significance and remedial design where required.
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9. Differential Settlement and Foundation-Support
Concern

Differential settlement occurs when one part of a structure moves differently from another. In a residential
building, this may appear as diagonal cracking from openings, stepped external cracking, ceiling separation,
door/window binding or floor-level irregularity. The presence of these symptoms does not automatically prove
foundation failure, but it does justify structured investigation.

Possible mechanism What may be seen What must be proved

Localised foundation Cracks concentrated on one side Foundation depth/type, soil condition,
settlement of the building, opening distortion, level readings and engineer
paving settlement. assessment.
Differential support at Cracks at construction joints or Structural detail, foundation continuity
additions/alterations old/new interfaces. and movement monitoring.
Poorly compacted fill External settlement, floor/slab Fill extent, compaction evidence,
movement or recurring cracks material type and specialist review.

near filled zones.

Seasonal moisture Cracks worsening after wet/dry Water paths, soil sensitivity and
movement periods or near drainage monitoring data.

problems.
Substrate/plaster cracking Surface cracks without Opening-up or substrate inspection
only level/alignment symptoms. where uncertain.
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10. Water, Drainage and Ground-Behaviour Influence

Water is often central to structural-risk matters. Incorrect falls, leaking pipes, uncontrolled stormwater,
blocked drains, irrigation discharge or water concentration near foundations can change ground behaviour
and worsen settlement, damp and cracking. A structural report must therefore record the external water
environment, not only the visible cracks inside the house.

Water / ground issue Risk created AVC reporting response

Ponding near walls

Downpipes discharging at
foundations

Leaking water lines / irrigation

Paving falls toward building

Poor backfill or voiding

Softening, damp, ground
movement, wall-base
deterioration.

Concentrated water at support
zone.

Hidden wetting and ongoing
ground movement.
Water enters wall/foundation zone

instead of draining away.

Settlement around pipes, drains,
walls or filled trenches.
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Photograph falls, ponding areas and
water paths; refer for drainage
correction.

Trace discharge route and require
safe stormwater routing.

Recommend competent
plumbing/leak review where
suspected.

Record levels/falls and require
remedial drainage design.

Request records; photograph

depressions and require specialist
confirmation.
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11. Slab, Load-Path and Upper-Structure
Considerations

Some structural symptoms may relate to the load path rather than only the foundation. Beams, slabs,
openings, upper-storey loads, roof loads, supporting walls and lintels may all influence cracking patterns.
AVC can identify where the load path should be considered but must not invent structural calculations or
design remedies.

Risk indicator Specialist question

Openings / lintels Diagonal cracks from corners, Is the opening correctly supported and
reveal cracking, sagging lintel line. detailed?

Suspended slab / upper Cracking below slab edge, ceiling Is the slab/beam behaviour within

floor separation, deflection concern. acceptable limits?

Roof / truss interface Ceiling cracks, cornice separation, Is roof/ceiling movement or support
wall-top cracking. influencing the symptom?

Load-bearing walls Vertical/diagonal cracks aligned with  Is load being transferred correctly?

support lines.

Alterations / removed Cracks after openings, wall Was temporary/permanent support
walls removals or renovations. designed and installed correctly?

Boundary warning
AVC may identify that a load-path question exists. AVC must not present a structural design, capacity

calculation or engineering approval. The engineer's report, sketches, design notes and instructions must be
carried as specialist annexures in live matters.
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12. What Remains Unknown Until Specialist Review

A strong structural report does not pretend that all answers can be obtained from surface observation. The
report must be clear about what remains unknown and what information must be obtained before final
conclusions or final cost exposure can be confirmed.

Why it matters Typical confirmation route

Foundation depth and Surface cracks cannot confirm footing Drawings, trial holes, engineer

type size, depth, reinforcement or bearing inspection.
condition.

Soil condition Soil behaviour may control movement Geotechnical review, trial pit, site
and repair design. history.

Active vs historic Repair strategy differs if movement is Crack monitoring, level survey,

movement still active. dated photos.

Water source Drainage or leak source must be Plumbing/drainage inspection and
controlled before structural repair. testing.

Structural significance of Some cracks are cosmetic; others Structural engineer assessment.

cracks require engineered repair.

Final scope and cost Costs depend on opening-up and Contractor pricing, QS input,
engineer-approved repair method. approved scope.
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PART C - Specialist Investigation Pathway

Purpose of this part
Part C sets out the professional investigation pathway. The structural engineer remains the technical

authority for structural significance and design. AVC's value is to organise evidence, prepare the factual
construction narrative and coordinate the site-control sequence after specialist direction.
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13. Structural Engineer Referral Criteria

In a structural-only report, AVC must clearly identify when a structural engineer is required. The referral
trigger is not only severe cracking. It may also be repeated cracking, movement indicators, load-path
uncertainty, foundation concern or prior failed repairs.

Referral trigger Why engineer input is required AVC preparation before referral

Cracking linked to Structural significance cannot be Crack map, photos, dimensions
openings/load paths confirmed by appearance alone. and timeline.

Possible foundation/slab Support behaviour requires External ground photos, level
movement engineering assessment and concerns, drainage notes.

possibly survey data.

Recurring cracks after repair Cause may not have been Previous repair photos, dates,
addressed. contractor records.

Door/window binding with Alignment symptoms may Photographs before adjustment and

cracking corroborate movement. location schedule.

Structural alteration history Removed walls/openings/additions Drawings, scope, contractor
may affect support. records and visible changes.

Safety concern Immediate risk requires professional  Make-safe record and urgent
judgement. referral.
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14. Level Survey, Crack Monitoring and Photographic

Baseline

Monitoring is not bureaucracy. It protects the client against repeated repairs and protects the professional
team against guesswork. It also helps separate active movement from historic damage. In live matters,
monitoring should be agreed with the engineer where structural movement is suspected.

Photographic baseline

Crack map

Crack width/length

record

Level survey

Monitoring period

Weather/water log

Preserve visible condition before
repair or opening-up.

Show distribution and direction of
cracking.

Track severity and change over
time.

Confirm whether floors/slabs have
moved or deflected measurably.

Determine whether movement is
active.

Correlate movement with rain,
drainage or leaks.

Wide photos, close-ups, scale references,
date and area code.

Marked-up plan/elevation photos or
sketch.

Crack gauge/ruler photo and
measurement note.

Surveyor level schedule and datum plan.

Repeated dated readings and photos.

Rainfall/drainage notes and water-event
photos.
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15. Opening-Up, Foundation Exposure and Testing
Controls

Opening-up must be controlled. It can destroy evidence, create safety risk, expose services or cause
unnecessary damage if performed without clear purpose. Where trial holes, plaster removal, ceiling access
or floor opening are required, the reason, method and responsible specialist must be documented.

Foundation trial hole Confirm footing depth, condition, Engineer-directed position, service scan
bearing and ground material. where needed, photo record before
backfilling.
Plaster removal Determine whether crack is surface,  Limit area, photograph layers, preserve
substrate or masonry/structural. evidence.
Ceiling/roof access Check framing, support, water entry  Safe access, photos, specialist if needed.

or ceiling fixing issues.

Drainage exposure Confirm pipe leaks, falls, discharge Competent plumber/drainage contractor
or undermining. and before/after photos.

Floor/slab investigation Check voiding, slab cracks or Engineer direction and dust/safety
movement. control.

Evidence protection warning
No destructive work should proceed before baseline photographs, location coding and the purpose of

opening-up have been recorded. Where legal, insurance or contractor dispute issues exist, the evidence trail
should be protected before repairs remove the original condition.
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16. Engineer Annexure and AVC Practical

Coordination Method

In a real report, the engineer report, drawings, design notes or remedial instruction should be referenced as
ENG-01, ENG-02 and attached as a formal annexure. AVC should not rewrite the engineer's opinion as if it is
AVC's own structural design. AVC can summarise the practical implication and then show how the

construction sequence must follow it.

Engineer input area Purpose in live matter AVC coordination value

Structural significance Classify whether cracking is cosmetic,
movement-related, structural or

combined.

Assess foundations, walls, beams,
slabs, openings and support zones.

Load path / support

Investigation method Confirm monitoring, survey, opening-

up or testing required.
Repair method Specify or approve structural/substrate
repair approach.
Close-out Confirm inspections, sign-off and
monitoring requirements.

Prepare crack map and baseline
evidence.

Provide construction sequence and
site observations.

Coordinate practical access and
evidence capture.

Convert method into site sequence
and hold points.

Compile final remedial evidence pack.

AVC translates engineer direction into a practical site sequence and hold-point schedule.

AVC identifies which cracks, openings, finishes and external works must wait until cause control is

complete.

AVC coordinates evidence capture before work destroys the original condition.

AVC tracks remedial work against the approved method and close-out requirements.

AVC prepares a final evidence pack for the client, attorney, insurer or professional team.
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PART D - Remedial Pathway and Construction-Control
Plan

Purpose of this part

Part D demonstrates how a structural matter moves from investigation to execution. The report does not stop
at identifying the problem. It shows how remedial work should be sequenced, controlled and closed out so

the client receives a repair with evidence behind it.
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17. Remedial Hierarchy: Protect, Prove, Stabilise,
Repair and Close Out

The remedial strategy follows a hierarchy: protect, prove, stabilise, repair, finish, monitor and close out.
Structural cause-control issues are addressed before final crack repairs and decorative finishes.

Remedial layer Objective Typical control action

Layer A - Make safe / Prevent further damage, water Temporary protection, support,
protect entry or safety risk. access control or water diversion
where appropriate.

Layer B - Prove / investigate = Determine structural significance Engineer review, survey, monitoring,
and active/inactive movement opening-up and evidence capture.
status.

Layer C - Cause control Address ground, drainage, support Engineer-approved stabilisation,
or load-path cause before finishes. drainage correction or structural repair

method.

Layer D - Building fabric Repair substrate, cracks, masonry, Crack stitching, plaster removal,

repair plaster, ceiling and interfaces. substrate repair or specified remedial

method.

Layer E - Finish Restore final appearance only after ~ Painting, ceiling lines, coating, final

reinstatement structural/substrate readiness. shagging and warranties.

Layer F - Close-out Record proof that work followed the  Photos, sign-offs, engineer notes,
approved sequence. invoices, warranties and completion

register.
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18. Ground, Drainage and Water-Control Remedial
Logic

If water or ground behaviour may be contributing to movement, the professional team must not treat the
matter as a simple crack-repair project. Drainage and water-control work may be the first real remedial work
because it protects the structure and reduces repeat failure risk.

Remedial focus Why it comes before final finishes Typical evidence required

Stormwater routing Water must not discharge at vulnerable  As-built sketch, final photos and
foundation or ground zones. functional confirmation.

Paving falls Falls toward the building can keep walls  Level/fall photos, survey where
and ground wet. needed.

Leaking services Leaks can undermine support or create  Plumber test/sign-off and repair
ongoing moisture movement. photos.

Ground voiding/backfill Voids and loose fill may continue to Opened condition photos, material
settle. records and specialist confirmation.

Wall-base levels Soil/paving may bridge damp protection  Before/after photos and corrected
or trap moisture. level detail.
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19. Foundation, Slab and Wall Repair Pathway Under
Professional Direction

Foundation, slab and wall repairs must follow the structural engineer's direction. AVC can organise the work
sequence and hold points but should not specify underpinning, reinforcement, stitching, beam repair or slab
remedial design without specialist approval.

Possible remedial When it may arise AVC control position
category
Monitoring only Cracks appear historic or non- Record baseline, agree review
progressive after review. interval and prevent unnecessary
repairs.
Drainage correction Water influence is credible and must  Ensure water-control works are
be removed first. photographed and functional.
Local crack/substrate repair Engineer confirms no structural Sequence repair after cause-control
repair beyond substrate/crack and retain method records.
method.
Crack stitching / masonry Engineer specifies structural or Track locations, products,
repair substrate stitching. embedment, photos and sign-off.
Foundation exposure / Engineer requires support Control safety, access, photos,
underpinning verification or stabilisation. stages and inspections.
Slab remedial works Level/survey or opening-up confirms  Coordinate specialist method,
slab distress or voiding. dust/safety control and close-out
evidence.

Structural design boundary
Any underpinning, structural stitching, reinforcement, slab repair, foundation modification, support alteration

or load-path repair must be designed, specified or approved by the appropriate registered professional.
AVC's report may organise and control the practical pathway, but it must not replace professional design.
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20. Crack Repair, Substrate Repair and Finish
Reinstatement Sequence

Crack repair should be the result of investigation, not the start of it. The correct method depends on whether
the crack is active, structural, substrate-related, plaster-only, water-related or related to a joint/detail. Poorly
timed filler and paint can destroy evidence and lead to repeated failure.

1

Record crack baseline with scale, location,
width/length and date.

Classify crack using engineer/professional input

where required.

Control movement/water/support cause before final

repair.

Remove failed filler/loose substrate where
necessary.

Apply approved repair method and photograph
stages.

Finish only after substrate is dry, stable and
accepted.

Close out with final photos and monitoring note.

Preserves evidence and supports
monitoring.

Prevents cosmetic repair being applied to a
structural symptom.

Reduces repeat cracking risk.

Prepares the actual substrate, not only the
visible surface.

Creates a defensible remedial record.

Protects coating/finish performance.

Shows what was done and what remains to
observe.
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21. Hold Points, Monitoring and Close-Out Controls

Hold points protect the sequence. They prevent the contractor or owner from closing, painting or covering
work before the necessary evidence and specialist checks are complete.

Hold point Required before proceeding

HP1 - Baseline evidence All visible cracking, levels, elevations, drainage routes and related
symptoms photographed and referenced.

HP2 - Engineer review Structural engineer reviews relevant cracking/movement concerns and
issues direction where required.

HP3 - Monitoring / survey Crack and level monitoring points established where active movement is
suspected.

HP4 - Opening-up / Trial holes, plaster removal or service exposure photographed and

investigation reviewed before covering.

HP5 - Cause-control works Drainage, water, ground or support controls completed before building

fabric repair.

HP6 - Structural/substrate Engineer-approved repairs completed and photographed before

repair plaster/paint closure.

HP7 - Finish reinstatement Substrate dry, stable and accepted before final coatings and decorative
finishes.

HP8 - Final handover Final inspection, photographs, specialist notes and completion records filed.
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PART E - Indicative Remedial Cost Exposure and
Professional Use

Purpose of this part

Part E deals with cost exposure and report use. It must be useful without pretending to be a quantity
surveyor's estimate. Costs are expressed as indicative risk bands until the engineer-approved scope,
opening-up and contractor pricing are complete.
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22, Indicative Cost Exposure - Not a Quantity-
Surveying Estimate

Structural remedial cost can change dramatically once opening-up, survey results, ground conditions and
engineer instructions are known. AVC may assist the client by explaining cost exposure bands, but final
pricing requires a defined scope, contractor quotations and, where appropriate, quantity-surveying input.

Cost boundary

The cost categories below are indicative exposure bands only. They are not a quotation, bill of quantities,
insurance assessment or quantity-surveying estimate. Final cost depends on site access, engineer-approved
scope, hidden conditions, contractor rates, materials, making good, professional fees and monitoring
requirements.

Exposure Typical situation Cost drivers Commercial warning

band

Low Monitoring, minor crack Small labour items, limited Only appropriate if movement
repair, local materials, minimal opening- risk is low and engineer/specialist
seal/drainage correction.  up. review does not expand scope.

Moderate Localised crack stitching,  Trade labour, access, Can increase if hidden substrate
plaster removal, drainage preparation, making good, or water issues are found.
repairs, ceiling/wall monitoring.
repairs.

High Foundation exposure, Engineer direction, Requires written scope and
ground improvement, excavation, safety, specialist staged hold points.
structural crack repair, contractor, reinstatement.

external reinstatement.

Major Underpinning, slab Professional fees, structural Formal quotations and
repair, significant contractor, access, QS/contract controls may be
ground/water demolition/making good. appropriate.

intervention, multiple
affected areas.

Severe Widespread movement, Engineering, geotechnical Needs full professional team and
complex support failure, input, monitoring, major carefully controlled evidence trail.
litigation/insurance remedial works.
overlap.
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23. Integrated Action Register

Priority

Action

Responsible party in
real matter

Required evidence /
close-out

Immediate

Immediate

Critical

High

High

High

High

Medium/High

Medium

Freeze cosmetic crack repairs until
baseline evidence and engineer
review are complete.

Make safe and protect affected
areas from water and further
deterioration.

Confirm structural significance of
cracking and movement symptoms.

Arrange crack monitoring and/or
level survey where movement is
suspected.

Assess and correct drainage, water
discharge and leaking service
influences.

Carry out opening-up or foundation
exposure where directed.

Repair structural/substrate cracks
using approved methods.

Reinstate plaster, ceilings, finishes
and affected areas after cause
control.

Complete final client walk-through
and close-out pack.

Client / AVC / Engineer

Client / contractor

Structural engineer

Engineer / surveyor /
AVC coordination

Drainage/plumbing
contractor / engineer as
needed

Engineer / contractor /

AVC

Remedial contractor
under professional
direction

Remedial contractor

AVC / client / remedial
contractor
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Photo set, crack map,
instruction note.

Protection photos and
safety note.

Engineer report / design
note / inspection record.

Monitoring log and
survey record.

As-built photo/sketch
and functional
confirmation.

Before/during/after
photos and engineer
acceptance.

Method record, product

record, stage photos.

Room/area completion
photos and sign-off.

Close-out register and
final evidence pack.

Page 34



ALBERT VENTER CONSULTING | STRUCTURAL MOVEMENT / REMEDIAL PATHWAY

24. Specialist Coordination and Referral Matrix

Specialist When required AVC coordination value

Structural engineer

Geotechnical / ground
specialist

Surveyor / level survey

Drainage / plumbing
specialist

Remedial structural
contractor

Quantity surveyor

Attorney / insurer
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Cracking may relate to movement,
load path, foundation/slab behaviour or
structural distress.

Soil behaviour, fill, settlement, slope or
ground-performance concern requires
review.

Floor/slab/foundation movement needs
measurable confirmation.

Water, overflow, pump line, irrigation
or leaks may affect ground or
foundation zones.

Engineer-approved repair requires
execution by competent contractor.

Cost exposure is high, disputed or
requires formal pricing framework.

Dispute, claim, recovery, contractor
performance or liability issues require
formal handling.

Organise evidence, crack maps and
sequence history; coordinate remedial
execution after direction.

Identify practical site conditions, water
routes and evidence gaps.
Coordinate datum locations and link
readings to crack map.

Trace practical routes and ensure
water-control close-out photos.

Track hold points, photos, products

and stage acceptance.

Provide evidence-backed scope
context for pricing.

Provide structured evidence, timeline
and practical construction explanation.
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25. Client, Attorney, Insurer and Professional-Team
Use Notes

A report of this nature can be used as a structured discussion document. It helps the client understand the
structural concern, helps attorneys and insurers see the evidence trail, and helps engineers or specialists
focus on relevant areas without wasting time reconstructing site history from scattered messages and
photographs.

Use by attorneys and insurers

The value is not only the conclusion. The value is the organised construction narrative: what happened, what
was observed, what evidence supports it, what remains unknown, what specialists are required, what cost
exposure may exist and what practical sequence should follow.

Homeowner / property Explains the problem clearly, prevents panic repairs and provides a route
owner from investigation to controlled repair.
Attorney Provides a structured factual/evidence framework for contractor

correspondence, dispute preparation or professional consultation.

Insurer / bank / warranty Shows why the matter may involve movement, workmanship, water,
body foundations or combined construction risk.
Engineer Receives a clear site narrative, crack map, evidence references and practical

construction background.
Remedial contractor Receives a sequenced scope with hold points and evidence requirements.

AVC / consultant Maintains control of the narrative, evidence and practical site sequence
through to close-out.
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26. Conclusion and Recommended Next Steps

This demonstration report shows how a structural-only residential matter can be handled where cracking,
possible movement, drainage influence, specialist referral, cost exposure and remedial execution overlap.
The report deliberately avoids a disconnected format. Visible structural symptoms are recorded first, possible
cause mechanisms are explained carefully, the specialist pathway is set out and remedial works are
sequenced through hold points and close-out evidence.

In a real matter, the highest priorities would be to preserve evidence, obtain engineering direction, monitor or
survey where required, address water/ground/support influences, and only then repair the building fabric and
final finishes. The end goal is not merely a wall that looks repainted. The end goal is a property where the
structural cause has been understood, the repair has been sequenced correctly, the evidence has been
recorded and the client receives a proper close-out pack.

Final AVC demonstration statement

Read the building. Prove the sequence. Bring in the right specialist. Control the cause. Repair under
direction. Close out with evidence.
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Annexure A - Master Evidence Index

Evidence code Evidence description Where used Status

PH-EXT-STR-01  External elevation crack Sections 6, 7, 9 Placeholder
photographs.

PH-INT-STR-01 Internal wall/opening crack Sections 6, 7, 13 Placeholder
photographs.

PH-CEIL-01 Ceiling/cornice separation Sections 8, 11 Placeholder
photographs.

PH-GROUND-01  External paving, falls and ground Sections 10, 18 Placeholder

interface photographs.

CRK-MAP-01 Crack map / marked-up plan or Sections 7, 14 Placeholder
elevation.

SURV-LVL-01 Level survey schedule and datum Sections 8, 14 Placeholder
plan.

ENG-01 Structural engineer inspection Sections 13, 16, 19 Placeholder
note/report.

DOC-DRAIN-01 Drainage/stormwater/plumbing Sections 10, 18 Placeholder

route information.

QUOTE-01 Contractor remedial quotation once  Section 22 Placeholder
scope is confirmed.
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Annexure B - Information Request List

1

Original approved drawings and structural
drawings.

Foundation inspection records, concrete records
and photographs if available.

Drainage, stormwater and plumbing as-built
information.

Previous crack photos with dates.

Previous repair invoices, messages and
contractor explanations.

Engineer, surveyor or specialist reports already
obtained.

Insurance, bank, warranty or contractor
correspondence.

Confirm design intent, load path and
foundation information.

Support or limit assumptions about original
construction.

Understand water routes near foundations and
ground zones.

Establish progression and timing.

Identify attempted repairs and whether
symptoms repeated.

Avoid duplication and integrate specialist
findings.

Understand reliance, dispute and claim
context.
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Annexure C - Crack Monitoring Register Template

Code Location Date Approx. Approx. Photo ref Comment
width length

CRK-01 [Insert location] [Date] [mm] [mm] PH-... [Active / historic
/ unknown]

CRK-02 [Insert location] [Date] [mm] [mm] PH-... [Active / historic
/ unknown]

CRK-03  [Insert location] [Date] [mm] [mm] PH-... [Active / historic
/ unknown]

CRK-04 [Insert location] [Date] [mm] [mm] PH-... [Active / historic
/ unknown]

CRK-05 [Insert location] [Date] [mm] [mm] PH-... [Active / historic
/ unknown]
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Annexure D - Structural Remedial Close-Out Checklist

Close-out item Required evidence Complete
Baseline photos captured before repair. ~ Photo set with area codes and dates. []
Engineer report / instruction attached. ENG-01 / ENG-02 annexure. [1
Monitoring/survey completed where Monitoring log / level survey. []
required.

Drainage/water-control works Photos, sketch, trade confirmation. [1
completed.

Opening-up / foundation exposure Before/during/after photos and acceptance note. []

photographed before covering.

Structural/substrate repairs completed Method statement, product records and stage []

under approved method. photos.

Finishes reinstated after substrate Preparation and final finish photos. []

readiness.

Final client/professional walk-through Signed snag/close-out record. [1

completed.

Final evidence pack issued. PDF/DOCX report, annexures, photos and []
register.
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