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SEARCH DATE : 02-Apr-2025
SEARCH TIME : 11.39 AM
 
 

DESCRIPTION OF LAND
 
  Town of SORELL
  Lot 50 on Sealed Plan 175657
  Derivation : Part of 310 Acres Gtd. to Alexander Laing
  Prior CTs 43445/3, 84719/1 and 34922/1
 
 

SCHEDULE 1
 
  M914925  TRANSFER to PPI GROUP PTY LTD   Registered 
           11-Dec-2021 at noon
 
 

SCHEDULE 2
 
  Reservations and conditions in the Crown Grant if any
  SP175657 EASEMENTS in Schedule of Easements
  SP175657 FENCING PROVISION in Schedule of Easements
 
 

UNREGISTERED DEALINGS AND NOTATIONS 
 
  No unregistered dealings or other notations
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Investigation Details 
 

Client: PPI Group Pty Ltd 

Site Address: Stewart Court, Midway Point 

Date of Inspection: 23/07/2021 

Proposed Works: New Unit(s) 

Investigation Method: AMS Power Probe - Direct Push 

Inspected by: A. Plummer 
 
 

Site Details 
 

Certificate of Title (CT): 175657/50 

Title Area: Approx. 2792m² m² 

Applicable Planning Overlays: Potential Dispersive Soils 

Slope & Aspect: 7° SE facing slope 

Vegetation: Grass & Weeds Disturbed 
 
 

Background Information 
 

Geology Map: MRT 1:25000 

Geological Unit: Triassic 

Climate: Annual rainfall 500mm 

Water Connection: Mains 

Sewer Connection: Serviced-Mains 

Testing and Classification: AS 2870-2011, AS 1726-2017 & AS1547-2012 



AS2870–2011 Site Assessment – Lot 50 Stewart Court 

2 

 

 

Investigation 
A number of bore holes were completed to identify the distribution and variation of the soil materials at 

the site, bore hole locations are indicated on the site plan. See soil profile conditions presented below. 

Tests were conducted across the site to obtain bearing capacities of the material at the time of this 

investigation. 

Soil Profile Summary 

BH 1 

Depth (m) 

BH 2 

Depth (m) 

 
USCS 

 
Description 

 
0 - 0.30 0 – 0.30 

 
SP 

TOPSOIL - SAND: dark grey, poorly graded, 
slightly moist, medium dense, 

 
0.30 - 0.50 0.30 – 0.50 

 
SP 

SAND: dark brown, poorly graded, slightly 
moist, medium dense, 

0.50 - 0.95  SP SAND: dark grey/black, poorly graded, dry, dense, 

 
0.95 - 1.10 0.50 – 1.10 

 
SC 

Clayey SAND: dark grey-brown, dry, very 
dense, Refusal on assumed Rock. 

 

BH 3 
Depth (m) 

BH 4 
Depth (m) 

USCS Description 

 
0 - 0.60 0 – 0.40 

 
SP 

TOPSOIL - SAND: dark grey, poorly graded, 
slightly moist, medium dense, 

 
0.60 - 0.70 0.40 – 0.90 

 
SP 

SAND: dark brown, poorly graded, slightly 
moist, medium dense, 

0.70 – 1.10  SP SAND: dark grey/black, poorly graded, dry, dense, 

 
1.10 – 2.3 0.90 – 2.1 

 
SC 

Clayey SAND: dark grey-brown, dry, very 
dense, Refusal on assumed Rock. 

 

BH 5&7 
Depth (m) 

BH 6 
Depth (m) 

USCS Description 

0 - 0.30 0 – 0.40 
 

SP 
TOPSOIL - SAND: dark grey, poorly graded, 
slightly moist, medium dense, 

0.30 – 0.40 0.40 – 0.80 
 

SP 
SAND: dark brown, poorly graded, slightly 

moist, medium dense, 

0.40 – 1.20  SP SAND: dark grey/black, poorly graded, dry, dense, 

1.20 – 1.60 0.80 – 2.0 
 

SC 
Clayey SAND: dark grey-brown, dry, very 

dense, Refusal on assumed Rock. 
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Site Notes 
 

Several test holes were drilled across the site in the vicinity of each proposed unit. The test holes yielded 

a variable profile with depths from 1.10 – 2.10m to weathered sandstone, and the soils examined were 

dominated by deep sands. 

 

Dispersion Testing 
A number of samples were taken from site, and as the soil is predominantly sand and clayey Sand, an 

Emerson Aggregated Stability test was deemed unnecessary, as no clay rich horizons were 

encountered. 

 

Site Classification 
The site has been assessed and classified in accordance with AS2870-2011 “Residential Slabs and 

Footings”. 

 
The site has been classified as: 

Class S 
Y’s range: 0-20mm 

 
Notes: The soil profile across the site is slightly reactive. 

 
 
 

Wind Loading Classification 
According to “AS4055-2012 - Wind Loads for Housing” the house site is classified below: 

 
Wind Classification: N3 

 
Region: A 

Terrain Category: 3 
 

Shielding Classification: PS 
 

Topographic Classification: T3 
 

Wind Classification: N3 
 

Design Wind Gust Speed – m/s (Vh,u): 50 
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Construction Notes & Recommendations 
The site has been classified as Class S - Slightly reactive site, which may experience only slight ground 

movement from moisture changes. 

 
It is recommended that all footings be founded in the natural material with bearing capacities >100kPa, or 

preferably the foundations be placed on the underlying bedrock to minimise the potential for significant 

foundation movement. 

 
 

All earthworks on site must comply with AS 3798-2012, and I further recommend that consideration be 

given to drainage and sediment control on site during and after construction. Care should also be taken 

to ensure there is adequate drainage in the construction area to avoid the potential for weak bearing 

and foundation settlement associated with excessive soil moisture. 

 

I also recommend that during construction that I and/or the design engineer be notified of any major 

variation to the foundation conditions as predicted in this report. 

 
 
 

Dr John Paul Cumming B.Agr.Sc (hons) PhD CPSS GAICD 

Director 
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Explanatory Notes 
1 Scope of Works 

The methods of description and classification of soils used in this report are based largely on Australian 
Standard 1726 – Geotechnical Site Investigations (AS1726-2017), with reference to Australian 
Standard 1289 – Methods for testing soils for engineering purposes (AS1289), for eventual Site 
Classification according to Australian Standard 2870 (AS2870-2011) – Residential Slabs and Footings 
and Australian Standard 1547 (AS1547 – 2012) On-site domestic wastewater management. 

 
 

1.1 Site Classification AS2870 - 2011 

Site classification with reference to the above Australian Standards are based on site reactivity. 
 

Class Foundation Conditions Characteristic 
Surface Movement 

A Most sand and rock sites with little or no ground movement from 
moisture changes. 0mm 

S Slightly reactive clay sites, which may experience only slight ground 
movement from moisture changes. 0 – 20mm 

M Moderately reactive clay or silt sites, which may experience 
moderate ground movement from moisture changes. 20 – 40mm 

H-1 Highly reactive clay sites, which may experience high ground 
movement from moisture changes. 40 – 60mm 

H-2 Highly reactive clay sites, which may experience very high ground 
movement from moisture changes. 60 – 75mm 

E Extremely reactive sites, which may experience extreme ground 
movement from moisture changes. >75mm 

Note: Soils where foundation performance may be significantly affected by factors other than reactive 
soil movement are classified as Class P. 

A site is classified as Class P when: 

• The bearing capacity of the soil profile in the foundation zone is generally less than 100kpa 

• If excessive foundation settlement may occur due to loading on the foundation. 

• The site contains uncontrolled fill greater than 0.8m in depth for sandy sites and 0.4m in 
depth for other soil materials. 

• The site is subject to mine subsistence, landslip, collapse activity or coastal erosion. 

• The site is underlain by highly dispersive soils with significant potential for erosion 

• If the site is subject to abnormal moisture conditions which can affect foundation performance 
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1.2 Soil Characterisation 

This information explains the terms of phrase used within the soil description area of the report. 

It includes terminology for cohesive and non-cohesive soils and includes information on how the 
Unified Soil Classification Scheme (USCS) codes are determined. 

 
NON COHSIVE – SAND & GRAVEL 

 
Consistency Description 

 
Field Test 

Dynamic Cone 
Penetrometer 
blows/100 mm 

Very loose (VL) Easily penetrated with 13 mm reinforcing rod pushed by 
hand. 0 - 1 

 
Loose (L) 

Easily penetrated with 13 mm reinforcing rod pushed by 
hand. Can be excavated with a spade; 50 mm wooden 
peg can be easily driven. 

 
1 - 3 

Medium dense (MD) Penetrated 300 mm with 13 mm reinforcing rod driven 
with 2 kg hammer, - hard shovelling. 3 - 8 

 
Dense (D) 

Penetrated 300 mm with 13 mm reinforcing rod driven 
with 2 kg hammer, requires pick for excavation: 50 mm 
wooden peg hard to drive. 

 
8 - 15 

Very dense (VD) Penetrated only 25 - 50 mm with 13 mm reinforcing rod 
driven with 2 kg hammer. >15 

 
 

COHESIVE - SILT & CLAY 

 
Consistency Description 

 
Field Test 

Indicative undrained 
shear strength 

kPa 

Very soft Easily penetrated >40 mm by thumb. Exudes between 
thumb and fingers when squeezed in hand. <12 

Soft Easily penetrated 10 mm by thumb. Moulded by light 
finger pressure >12 and <25 

Firm Impression by thumb with moderate effort. Moulded by 
strong finger pressure >25 and <50 

Stiff Slight impression by thumb cannot be moulded with 
finger. >50 and <100 

 
Very Stiff 

Very tough. Readily indented by thumbnail.  
>100 and <200 

 
Hard 

Brittle. Indented with difficulty by thumbnail.  
>200 
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1.3 USCS Material Descriptions 

Soils for engineering purposes are the unconsolidated materials above bedrock, they can be residual, 
alluvial, colluvial or aeolian in origin. 
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Grain size analysis is performed by two processes depending on particle size. Sand silt and clay 
particles are assessed using a standardised hydrometer test, and coarse sand and larger is assessed 
through sieving by USCS certified sieves. For more detail see the following section. 

 
 

Soil Classification 
 

Particle Size 

 
Clay 

 
Less than 0.002mm 

 
Silt 

 
0.002 – 0.06mm 

 
Fine/Medium Sand 

 
0.06 – 2.0mm 

 
Coarse Sand 

 
2.0mm – 4.75mm 

 
Gravel 

 
4.75mm – 60.00mm 

 

1.4 Bearing Capacities and DCP testing. 

DCP and PSP weighted penetrometer tests – Dynamic Cone Penetrometer (DCP) and Perth Sand 
Penetrometer (PSP) tests are carried out by driving a rod into the ground with a falling weight hammer 
and measuring the blows for successive 100mm increments of penetration. Normally, there is a depth 
limitation of 1.2m but this may be extended in certain conditions by the use of extension rods. The 
methods for the two tests are quite similar. 

• Dynamic Cone Penetrometer – a 16mm rod with a 20mm diameter cone end is driven with a 
9kg hammer dropping 510mm (AS 1289, Test 6.3.2). 

• Perth Sand Penetrometer – a 16mm diameter flat-ended rod is driven with a 9kg hammer, 
dropping 600mm (AS 1289 Test 6.3.3). This test was developed for testing the density of sands 
and is mainly used in granular soils and filling. 

Site Anomalies – During construction GES will need to be notified of any major variation to the 

foundation conditions as predicted in this report. 
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1.5 Batter Angles for Embankments (Guide Only) 
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Glossary of Terms 
Bearing Capacity – Maximum bearing pressure that can be sustained by the foundation 
from the proposed footing system under service loads which should avoid failure or 
excessive settlement. 

Clay – (Mineral particles less than 0.002mm in diameter). Fine grained cohesive soil with 
plastic properties when wet. Also includes sandy clays, silty clays, and gravelly clays. 

Dynamic Cone Penetrometer (DCP) – Field equipment used to determine underlying soil 
strength and therefore bearing capacity (kPa) by measuring the penetration of the device 
into the soil after each hammer blow. 

Dispersive soil – A soil that has the ability to pass rapidly into suspension in water. 

Footing – Construction which transfers the load from the building to the foundation. 

Foundation – Ground which supports the building 

Landslip – Foundation condition on a sloping site where downhill foundation movement or 
failure is a design consideration. 

Qualified Engineer – A professional engineer with academic qualifications in geotechnical 
or structural engineering who also has extensive experience in the design of the footing 
systems for houses or similar structures. 

Reactive Site – Site consisting of clay soil which swells on wetting and shrinks on drying by 
an amount that can damage buildings on light strip footings or unstiffened slabs. Includes 
sites classified as S, M, H-1, H-2 & E in accordance with AS2870-2011. 

Sand – (Mineral particles greater than 0.02mm in diameter). Granular non-cohesive, non- 
plastic soil that may contain fines including silt or clay up to 15%. 

Services – Means all underground services to the site including but not limited to power, 
telephone, sewerage, water & storm water. 

Silt – (Mineral particles 0.002 – 0.02mm in diameter). Fine grained non-cohesive soil, non- 
plastic when wet. Often confers a silky smoothness of field texture, regularly includes clay 
and sand to form clayey silts, sandy silts and gravelly silts. 

Site – The site title, as denoted by address, lot number, or Certificate of Title (CT) number, 
or Property Identification Number (PID). 

Surface Movement (Ys) – Design movement (mm) at the surface of a reactive site caused 
by moisture changes. 
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Disclaimer 
This Report has been prepared in accordance with the scope of services between 
Geo-Environmental Solutions Pty. Ltd. (GES) and the Client. To the best of GES's 
knowledge, the information presented herein represents the client's requirements at 
the time of printing of the Report. However, the passage of time, manifestation of 
latent conditions or impacts of future events may result in findings differing from that 
discussed in this Report. In preparing this Report, GES has relied upon data, surveys, 
analyses, designs, plans and other information provided by the Client and other 
individuals and organisations referenced herein. Except as otherwise stated in this 
Report, GES has not verified the accuracy or completeness of such data, surveys, 
analyses, designs, plans and other information. 

The scope of this study does not allow for the review of every possible geotechnical 
parameter or the soil conditions over the whole area of the site. Soil and rock samples 
collected from the investigation area are assumed to be representative of the areas 
from where they were collected and not indicative of the entire site. The conclusions 
discussed within this report are based on observations and/or testing at these 
investigation points. 

This report does not purport to provide legal advice. Readers of the report should 
engage professional legal practitioners for this purpose as required. 

No responsibility is accepted for use of any part of this report in any other context or 
for any other purpose by third a party. 
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Geo-Environmental Solutions. 29 Kirksway Place Battery Point. Ph 6223 1839 

 

 

 
27/07/2021 

 

To: PPI Group Pty Ltd 

53 Bayside Drive  

Lauderdale Tas 7021 

 
 

RE: Dispersive soils – Lot 50 Stewart Court, Midway Point 
 

In response to your inquiry regarding dispersive soils I can advise the following:  

 

• The soil onsite consists of sands overlying clayey sands of variable depths. 

• During the investigation no evidence of dispersion was observed and no clay rich horizons 

were encountered. 

• As the soil is predominantly sand and with clayey Sands, a formal Dispersive Soil 

Management Plan is therefore deemed unnecessary. 

 

Please contact me if you have any further questions. 

 

  

 

 

 

Dr John Paul Cumming PhD CPSS  

Director  
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Multiple Dwellings(7)  Waterview Estate
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PHILLIP MUSKETT ACHITECT
176a Campbell Street Hobart 7000

Ph 0417509172  E : phillipmuskett@bigpond.com
 

No. Date Issue Notes

 P  H  I  L  L  I  P  M  U  S  K E T T
 A    R    C    H     I    T    E    C    T

Ph: 0417509172
Email:phillipmuskett @bigpond.com

Tas Architect Registration No 514
Tas Licence No 417922861
Vic Architect Registration No 18909

Soil & Water Management Plan

Site : Proposed Multiple dwellings at Stewart Court Midway Point  

Detail of works: Excavation for construction of foundations, wastewater system,
and wastewater trenches
Site Management recommendations: 
1.Plan construction activities to minimize soil excavation and vegetation stripping
2.Identify areas for stockpiling of excavated soil material or off-site destination
3.Minimize the length of steep slopes
4.Limit the time bare soil surfaces are exposed to wind and rain
5.Intercept and safely dispose of upslope water which could flow onto bare
excavated areas 
6.Apply mulch or gravel fines to disturbed areas that will be uncovered for more
than 14 days (eg driveway)
7.Install permanent storm water drainage measures as part of the first phase of
construction (eg appropriate road cross-over and culverts).
8.Connect guttering and pipe work to tanks as soon as possible after roof
construction.
9.Maintain existing vegetation cover that may act as sediment traps (eg on
driveway slopes)
10.Install sediment traps as close as possible to sediment sources

Maintenance recommendations:
1.Display a copy of the SWMP on site and inform all contractors of the content
2.Check and clean sediment fences weekly to avoid overloading and failure
3.Monitor soil and building material stockpile levels and move sediment fences to
accommodate changes
4.Check all storm water drains weekly and remove any material which is causing
blockages
5.Ensure all erosion control measures are in place until vegetation is
re-established on site.

Dr John Paul Cumming B.Agr.Sc (hons) PhD GAICD CPSS
Certified Professional Soil Scientist

Area of disturbance

Sediment fence

27/7/2021
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Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55

CERTIFICATE OF QUALIFIED PERSON – ASSESSABLE 
ITEM Section 321

To: PPI Group Pty Ltd Owner /Agent

Lot 50 Stewart Court Address

Midway Point 7171 Suburb/postcode

Qualified person details:
Qualified person: John-Paul Cumming
Address: 29 Kirksway Place Phone No: 03 6223 1839

Battery Point 7004 Fax No:

Licence No: AO999 Email address: jcumming@geosolutions.net.au

Qualifications and
Insurance details:

Certified Professional Soil 
Scientist (CPSS stage 2)

(description from Column 3 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items 

Speciality area of 
expertise:

AS2870-2011 Foundation 
Classification

(description from Column 4 of the 
Director's Determination - Certificates 
by Qualified Persons for Assessable 
Items)

Details of work:
Address: Stewart Court Lot No:

Midway Point 7171 Certificate of title No: 175657/5
0

The assessable 
item related to 
this certificate:

Classification of foundation Conditions 
according to AS2870-2011

(description of the assessable item being 
certified) 
Assessable item includes – 
- a material;
- a design
- a form of construction
- a document
- testing of a component, building 

system or plumbing system
- an inspection, or assessment, 

performed

Certificate details:
Certificate type: Foundation Classification (description from Column 1 of 

Schedule 1 of the Director's 
Determination - Certificates by 
Qualified Persons for 
Assessable Items n)

This certificate is in relation to the above assessable item, at any stage, as part of - (tick one)

building work, plumbing work or plumbing installation or demolition work  ☒
or

a building, temporary structure or plumbing installation: ☐

 Form  55



Director of Building Control – Date Approved 1 July 2017 Building Act 2016 - Approved Form No. 55

In issuing this certificate the following matters are relevant – 

Documents: The attached soil report for the address detailed above in 'details of 
Work'

Relevant
calculations: Reference the above report.

References: AS2870-2011 residential slabs and footings
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1. INTRODUCTION 

Aldanmark have been engaged to provide a stormwater report for the proposed development at Lot 
50 Stewart, Midway Point. 

This report aims to demonstrate that the development at Lot 50 Stewart Court, Midway Point 
complies with the stormwater quality and quantity requirements of Sorell Council’s Stormwater In 
New Development Policy. 

2. SITE OVERVIEW 

The site of the proposed development is a vacant lot within the General Residential zone. The site 
has a south-east facing slope and falls away from the existing vehicular access provided from 
Harback Court. An existing stormwater main runs through an easement along the south-eastern 
boundary of the site. 

Eight (8) residential units are proposed to be constructed on the subject site, as well as new concrete 
driveway and parking areas. The increase in impervious area within the site is expected to increase 
the quantity of site stormwater runoff. 

3. STORMWATER QUANTITY MODEL 

3.1 MODIFIED RATIONAL METHOD 

The modified rational method was applied within the software Autodesk Storm and Sanitary Analysis 
(SSA) to determine the increase in runoff between the pre-development and post-development 
conditions. The SSA model was then used to determine the volume and configuration of on-site 
detention required to reduce the site runoff below the pre-development condition for the 5% AEP 
storm. 

3.2 DESIGN RAINFALL DEPTHS 

Rainfall depths for the model were retrieved from the Bureau of Meteorology website 
(http://www.bom.gov.au/water/designRainfalls/revised-ifd/). Multiple durations of the 5% AEP 
storm were analysed to determine the critical storm duration. 

TABLE 1: IFD DESIGN RAINFALL DEPTHS 

DESIGN RAINFALL EVENT  DESIGN RAINFALL (mm/hr) 

5% AEP 5 minute 85.6 

5% AEP 10 minute 64.8 

5% AEP 15 minute 52.8 

5% AEP 30 minute 35.3 

5% AEP 60 minute 22.9 

 

 

 

http://www.bom.gov.au/water/designRainfalls/revised-ifd/
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3.3 SITE CATCHMENTS 

The site catchment areas assumed for the modified rational method calculations were determined 
from the architectural site plan prepared by Creative Homes dated June 2025. The runoff 
coefficients were adopted for each catchment area as per Sorell Council’s Stormwater In New 
Development Policy / AS3500.3 and are detailed in Table 2 below: 

TABLE 2: POST DEVELOPMENT SITE CATCHMENTS 

CATCHMENT AREA (m2) RUNOFF COEFFICENT C 

Pre-development 2772 0.40 

Post-development (Unit 1 roof) 144 1.00 

Post-development (Unit 2 roof) 144 1.00 

Post-development (Unit 3 roof) 144 1.00 

Post-development (Unit 4 roof) 87 1.00 

Post-development (Unit 5 roof) 87 1.00 

Post-development (Unit 6 roof) 87 1.00 

Post-development (Unit 7 roof) 87 1.00 

Post-development (Unit 8 roof) 87 1.00 

Post-development (paved areas) 702 0.90 

Post-development (pervious areas) 1203 0.40 

 

3.4 DETENTION MODEL RESULTS  

The results of the Stormwater and Sanitary Analysis model showed that the post-development site 
runoff is increased by 19.39 L/s over pre-existing runoff quantities, as shown in Table 3. 

To reduce the post-development site outflow below pre-development quantities, an on-site 
detention system comprising the following tanks was simulated in Autodesk SSA: 

• 8 x 2,616 L AquaTech Slimline detention tanks (2.0 L x 0.7 W x 2.02 H) fitted with a 25mm 
orifice and connected to the roof of each individual unit. 

• 1 x 2,000 L underground HDPE tank (0.6m diameter x 3.30m L) fitted with a 100mm orifice 
and connected to both the roof and paved areas of the development. 

The model results showed that this tank can reduce the post-development critical peak flow to 23.87 
L/s in a 5-minute duration, 5% AEP event. 

TABLE 3: PEAK FLOW RATE SUMMARY 

SCENARIO SITE RUNOFF (L/s) CRITICAL DURATION 

Pre-development 26.15 5-minute 

Post-development unmitigated 45.54 5-minute 

Post-development with OSD 23.87 5-minute 
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Figure 1 below shows the site outflow hydrograph for the pre-development condition compared to 
the post-development condition mitigated by on-site detention.  

 

 FIGURE 1: SITE RUNOFF HYDROGRAPHS 

 

Full specifications for the required on-site detention system are given in Table 4 and Table 5. It is 
noted that Table 5 captures the specifications for the worst-case tanks attached to Units 1, 2 and 3 
that have a larger roof catchment area. 

TABLE 4: DETENTION TANK PARAMETERS 

TANK ID Underground Detention Tank 

DESCRIPTION 2,000L TEFCO ‘Corrutank’ 

TANK INTERNAL DIAMETER (m) 0.6 

TANK LENGTH (m) 3.33 

DETENTION CAPACITY (L)  2,000 L 

ORIFICE DIAMETER (mm) 100 

OVERFLOW PIPE DIAMETER (mm) 150 

PEAK DISCHARGE RATE (L/s) 14.72 

MAX. VOLUME 5% AEP (L) 1,730 

EMPTYING TIME (mins) 43 

CONTRIBUTING ROOF AREA (m2) 867 

CONTRIBUTING PAVED AREA (m2) 702 
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TABLE 5: DETENTION TANK PARAMETERS (WORST-CASE TANKS) 

TANK ID Above Ground Detention Tank 

DESCRIPTION 2,616L Slimline Detention tank 

BASE AREA (m2) 1.40 

TANK HEIGHT (m) 2.02 

INLET HEIGHT (m) 1.75 

DETENTION CAPACITY (L)  2,238 

ORIFICE DIAMETER (mm) 25 

OVERFLOW PIPE DIAMETER (mm) 150 

PEAK DISCHARGE RATE (L/s) 0.93  

MAX. VOLUME 5% AEP (L) 700 

EMPTYING TIME (mins) 43 

MAX. CONTRIBUTING ROOF AREA (m2) 144 
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4. STORMWATER QUALITY MODEL 

It is proposed that the stormwater quality targets are to be achieved through a contribution to 
Council, in accordance with the Clause A2.2 of Sorell Council’s Stormwater in New Development 
policy. 

 

5. MAINTENANCE 

The manufacturer’s recommended maintenance schedule for the on-site detention tank specified in 
this report is outlined in Table 5.  

TABLE 5: MAINTENANCE PLAN FOR RAINWATER TANKS 

ACTIVITY FREQUENCY 

Visual inspection of detention tank. On-site 
detention (OSD) should remain empty unless 
rain event occurs. If water is visible, all inlets 
and outlets should be investigated to find 
blockage. This is to be performed by a 
registered plumber.  

Monthly 

A full check of OSD system must be carried out 
and all sludge and debris is to be removed, 
ensuring the system remains free of blockages 

Annually 

Full CCTV Drainage Inspection to be completed 
by a registered plumber. Replacement of all 
elements (breathers, IO’s etc.) that are 
deemed to not last until next inspection. 

10 yearly 
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6. CONCLUSION 

This report has demonstrated that the proposed development at Lot 50 Stewart Court, Midway 
Point complies with the stormwater quantity and quality requirements of Sorell Council’s 
Stormwater in New Development Policy. 

Note: 

• No assessment has been undertaken of Council’s stormwater infrastructure and its capacity. 

• This report assumes the Council stormwater main has capacity for the pre-development 
peak discharge. 

• It is the responsibility of Council to assess their infrastructure and determine the impact (if 
any) of altered inflows into their stormwater network. 

Please contact me at lgadomski@aldanmark.com.au if you require any additional information. 

Yours faithfully, 

 
 
Lachlan Gadomski BEng Civil (Hons), Dip. Project Management 
Civil Engineer 
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Disclaimer: This report has been prepared based on and in reliance upon the information provided to 
Hubble Traffic Pty Ltd by the client and gathered by Hubble Traffic Pty Ltd during the preparation of 
the report. Whilst all reasonable skill, care and diligence has been used in preparation of the report, 
Hubble Traffic Pty Ltd take no responsibility for errors or omissions arising from misstatements by 
third parties. 

This report has been prepared specifically for the exclusive use of the client named in the report and 
to the extent necessary, Hubble Traffic Pty Ltd disclaim responsibility for any loss or damage 
occasioned by use of or reliance upon this report, or the date produced herein, by any third party. 
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1. Introduction 
 

Creative Homes Hobart has engaged Hubble Traffic to prepare an independent Traffic Impact 
Assessment (TIA) to consider the traffic impacts from the development of eight residential units at 
50 Stewart Court, Midway Point (development site). 

The development has been assessed against the Tasmanian Planning Scheme (planning scheme) 
Codes, C2 Parking and Sustainable Transport, C3 Road and Railway Assets, and Australian Standard 
2890.1:2004 (The Standard). 

This report has been prepared to satisfy the requirements of Austroads, Guide to Traffic Management 
Part 12: Traffic Impacts of Developments, 2019, and referred to the following information and 
resources: 

• Tasmanian Planning Scheme (Sorell Council) 
• Road Traffic Authority NSW (RTA) Guide to Traffic Generating Developments 
• Australian Standards AS2890 parts 1, 2 and 6 
• Austroads series of Traffic Management and Road Design 

o Part 4: Intersection and crossings, General 
o Part 4a: Unsignalised and Signalised Intersections 
o Part 12: Traffic Impacts of Development 

• Department of State Growth crash database  
• Autoturn Online Software 
• LIST – Land Information System Tasmania Database 
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2. Site Description 
 

The development site at 50 Stewart Court, Midway Point, is an irregularly shaped parcel of land that 
is primarily rectangular with a narrow road frontage. It has road frontage to both Stewart Court and 
Harback Court, and existing vehicular access from Harback Court. The site is currently undeveloped 
and is situated within an established residential area. 

Midway Point is a residential locality, with Penna Road serving as the primary collector road in the 
local network. Penna Road connects to the Tasman Highway, which is part of the State Road network 
linking Hobart with Sorell and the coastal region.  

The most direct route connecting the development site to the highway follows Reynolds Road, Bay 
Road, and Penna Road. 

 

Diagram 2.0 – Extract from LIST Land Information System Tasmania Database 

 

 

  

Development site 

Penna Road 
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3. Development proposal 
 

The proposal includes the following: 

• Eight three-bedroom units, comprising of five two storey units and three single storey units. 
• Each unit will have two dedicated parking spaces, including a single enclosed garage and one open 

parking space. 
• Two visitor parking spaces. 
• The existing access onto Stewart Court will be retained and upgraded to accommodate two-way 

traffic flow. 

 

Diagram 3.0A – Development proposal 
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Diagram 3.0B – Proposed development 

 

 

  



Residential Units, 50 Stewart Court, Midway point 
 

                                      

 

T:  0416 064 755 5 
E:  Hubbletraffic@outlook.com  
  

 
 

4. Trip generation by this development 
 

A trip in this report is defined as a one-way vehicular movement from one point to another, excluding 
the return journey.  Therefore, a return trip to and from a land use is counted as two trips. 

To determine the number of trips likely to be generated by this development, reference has been 
taken from the RTA Guide to Traffic Generating Developments (RTA Guide), section 3.3 residential 
housing. 

Medium density residential units with three or more bedrooms, is expected to generate 6.5 daily trips 
per unit, with 0.65 of these trips expected to operate in the weekday peak hours. 

Table 4.0 – Expected trip generation 

Unit type and number RTA Trips generation rate Daily trips Peak hour trips 

 
8 -three bedroom units 

6.5 daily trips with 0.65 trips in the 
weekday peak hours 

 
52 

 
6 

 

The eight units are predicted to generate 52 daily trips, with six of these trips likely to occur within the 
weekday peak hours.  
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5. Existing traffic Conditions 
 

Penna Road functions as the sole collector road within the local network and provides direct 
connectivity to the highway. The majority of generated trips are anticipated to utilise the route 
comprising Penna Road, Bay Road, and Reynolds Road. This section evaluates the suitability of 
this route to accommodate the additional traffic. 

 

5.1 Penna Road  
 

Within the surrounding local road network, Penna Road operates as the only collector road, 
running in a south to north orientation, extending between the highway and Sharp Point Road. 

Between the Bay Road junction and the Tasman Highway, the road is constructed to urban 
standards, featuring concrete kerbing and channels, sealed pavement, designated footpaths, 
and street lighting. The width of carriageway measures 10.9 metres, suitable to accommodate 
one traffic lane in each direction, while providing on-street parking along both sides.  

The alignment comprises a mix of sweeping curves and straight segments, clearly defined by a 
marked centreline and regulated by posted speed limit signs of 50 km/h. The adjacent land use 
is primarily residential with direct vehicular access, with the exception of a fire station and a 
small convenience store. 

Photograph 5.1 – Penna Road  
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5.2 Bay Road 
 

Bay Road is a local residential street with an urban default speed limit of 50 km/h, running east 
to west from Penna Road to Midway Point Esplanade.  Reynolds Road is situated 400 metres 
east of Penna Road, with this section having a reasonably straight alignment and a relatively 
steep vertical uphill grade. It is built to urban standard similar to Penna Road, with formal 
footpaths along both sides and street lighting.  

Road humps have been installed along the route, as well as a median traffic island that operates 
as pedestrian refuge island. It appears the steep vertical grade has required the installation of 
road humps to moderate the operating speed of vehicles.  

The carriageway width of 10.9 metres provides sufficient space to accommodate two-way 
traffic flow and on-street parking. At the time of the inspection, the frequency of on-street 
parking was low. 

Photograph 5.2 – Bay Road between Penna Rd and Stewart Court 
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5.3 Reynolds Road  
 

Reynolds Road extends off Bay Road in a southerly direction, connecting to Stewart and Harback 
Courts, located approximately 220 metres from Bay Road. The road operates as a local 
residential street covered by the urban default speed limit of 50 km/h, with residential dwellings 
having direct access along both sides.  

The road is built to an urban road standards, with footpaths and street lighting and a 10.9-metre 
width that accommodates two-way traffic flow and on-street parking. The alignment of the road 
consists of a reverse horizontal curve located midblock, with straight sections on either side and 
no significant vertical grade. 

Photograph 5.3 – Reynolds Road 

 

 

5.4 Harback Court 
 

Harback Court is a short cul-de-sac, 90 metres in length, built to urban standards with a 
6.9 metre wide carriageway and a slight vertical grade.  The road has a footpath located on the 
opposite side of the development site and street lighting. 

Photograph 5.4 – Harback Court 

  

Development Access 
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5.5 Junction of Penna Road and Bay Road 
 

Bay Road intersects Penna Road on the outside of a sweeping horizontal curve, creating a 
T- junction where traffic priority on Penna Road is established by a Give Way control for Bay 
Road.  

A designated right-turn lane on Penna Road provides for right turning vehicles, and a solid traffic 
island on Bay Road serves to moderate the speed of turning vehicles. Overall, this junction is 
well-regulated and equipped with traffic control measures. 

Photograph 5.5 - Bay Road and Penna Road junction  

 

 

5.6 Sight distance at junctions and intersections 
 

As the development is expected to generate additional traffic on the local road network, it is 
crucial to ensure sufficient sight distance at junctions and intersections so that vehicles can 
execute turns safely and efficiently without adversely affecting other motorists. According to 
the Austroads Guide to Road Design, a 50 km/h speed environment requires a minimum sight 
distance of 90 metres. Sight distance was assessed with the driver’s eye height at 1.1 metres 
and an approaching vehicle height of 1.2 metres. The table below provides measured sight 
distances, confirming the adequacy of sight lines along the route. 

Table 5.6 – Measured sight distances 

Intersection or junction Available sight distance to left Available sight distance to right 

Reynolds Rd and Harback Court 95 metres 100 metres 
Bay Road and Reynolds Road 100 metres 100 metres 
Penna Road and Bay Road 100 metres 92 metres 

 

  



Residential Units, 50 Stewart Court, Midway point 
 

                                      

 

T:  0416 064 755 10 
E:  Hubbletraffic@outlook.com  
  

 
 

5.7 Intersection of Penna Road with Tasman Highway 
 

The intersection has recently been upgraded, with the previous roundabout replaced by traffic 
signals. This upgrade included additional traffic lanes to increase capacity, including two right-
turn lanes out of Penna Road. Vehicles returning to Penna Road from Hobart are provided with 
a left slip lane. Overall, the traffic signals have improved traffic efficiency for motorists arriving 
and leaving Midway Point, increasing traffic capacity, and reducing traffic delays and congestion. 

 

5.8 Summary of route audit 
 

Although the development site is remote from the highway, the standard of the local network 
provides an efficient route for motorists to arrive and leave in a safe and efficient manner, 
without causing adverse impact to current users.  The route audit finding no issues related to 
traffic or safety that would prevent additional traffic using this route, with motorists provided 
with adequate sight distance at junctions and intersections. 

 

5.9 Traffic Activity 
 

In evaluating the traffic impact from the development, it is important to understand the current 
traffic flow on the surrounding road network.  Recent manual traffic surveys were undertaken 
at the following locations: 

• Junction of Penna Road and Bay Road 
• Junction of Penna Road and Fenton Street 

The  manual surveys were undertaken outside of school holidays on Wednesday, 6 June 2025 
from 7:30–9:00am and 4:00–5:30pm. Peak hour data was identified from these periods, with 
directional and two-way flows summarised in the table below. Traffic volumes on Penna Road 
north of Fenton Street are notably higher due to vehicles using side roads before reaching Bay 
Road. 

During both peak hours, Bay Road has low two-way traffic flows of under 110 vehicles. For this 
traffic assessment the flows on Reynolds Road and Harback Court are estimated to be lower 
than Bay Road and less than 100 two-way vehicles. 
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Table 5.8 – Summary of traffic flows on the surrounding road network 

Junction Road 

Morning peak hour Evening peak hour 

SB/WB NB/EB 
Two-

way 

SB/WB NB/EB Two-

way 

Penna Road 
and Bay Road 

junction 

Penna Road north of Bay Rd 195 82 277 141 204 345 

Penna Road south of Bay Rd 250 89 339 151 272 423 

Bay Road east of Penna Rd 63 25 98 25 83 108 

Penna Rd  Penna Rd north of Fenton St 338 104 442 215 371 586 

 

5.10 Traffic safety  
 

The Department of State Growth maintains a database of reported road crashes. A check of this 
database for the last five years found no crashes reported on Harback Court and no crashes 
reported on Reynolds Road between Bay Road and Harback Court. Additionally, no crashes were 
reported at the junction of Bay Road and Penna Road. 

However, three link crashes were reported on Bay Road between Reynolds Road and Penna 
Road, with these crashes having the following attributes. 

• Cause not stated, September 2024, property damage, dark with street lights. 
• Hit parked vehicles, July 2022, property damage, dark with street lights. 
• Lost control on straight, December 2022, property damage, dark with street lights. 

Six link crashes were reported on Penna Road between Bay Road and the highway, with the 
following attributes: 

• Rear end, September 2022, property damage, daylight conditions. 
• Angle collision, August 2021, property damage, daylight conditions. 
• Hit parked vehicle, May 2023, property damage, daylight conditions. 
• Rear end, December 2023, minor, including a motorcycle, daylight conditions. 
• Parking manoeuvre, March 2022, property damage, daylight conditions. 
• Lost control on straight, August 2020, minor, dark with street lights. 

The cluster of crashes at the Penna Road and highway intersection has not been analysed, as 
the new traffic signals have significantly altered the road and traffic conditions.  

Although the number of crashes occurring on Bay Road is less than desirable, there is no traffic 
or safety concern as no injuries have been sustained. 

The frequency and type of crashes reported on Penna Road are consistent with those expected 
for an urban collector road. The 50 km/h speed limit helps to moderate the severity of crashes, 
and there is no reason to prevent this development from proceeding. 
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6. Impact from traffic generated by this development 
 

As determined in section 4 of this report, the development site has the potential to generate up to 52 
daily trips, with six of these expected during the weekday peak hour periods. Of these six trips, this 
assessment considers that five trips will leave the site and one will arrive in the morning peak hour. 
These trips are assigned to Harback Court, Bay Road, and Penna Road. The opposite travel pattern 
occurs during the evening peak hour. 

Level of Service (LOS) is a quantifiable assessment of the factors that contribute to the traffic 
performance, which includes traffic density, gaps in traffic streams, expected delays, and queues. The 
RTA Guide provides performance criteria for urban traffic lanes (diagram 6.3) and junctions (diagram 
6.2) with five levels from A to E.  

LOS A provides the highest level of traffic performance, where motorists are not expected to incur 
traffic delays or queues, with ample gaps in the traffic stream for vehicles to turn freely and safely 
without disrupting other users.  

The impact of increased traffic on existing roadways can be assessed by examining traffic efficiency 
and capacity at junctions and intersections, lane capacity, and potential effects on residential amenity 
along local streets. 

For residential properties, it is typical that approximately 90 percent of generated trips depart the site 
during the morning peak period, with the reverse trend observed in the evening peak. The primary 
route connecting to the highway is via Bay Road and Penna Road; therefore, additional trips have been 
allocated to this route. 

 

6.1 Traffic impact at the surrounding road network junctions  
 

The simplest method to determine the traffic performance at a junction or roundabout, is to 
use SIDRA Intersection traffic modelling software, which uses gap acceptance theory to 
determine the average delay, queue lengths, and degree of saturation, which are all measures 
of traffic congestion and level of service.  
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Diagram 6.1 – RTA Level of service for intersections  

 

  

The intersection of Penna Road and Bay Road is the busiest local junction along the route 
between the development site and the highway. Therefore, analysing traffic at this junction will 
provide information regarding traffic efficiency along the route.    

A traffic model of this junction was developed using the SIDRA software with the peak hour 
survey data. The results indicate that traffic flow through the junction is moderate, with 376 
vehicles recorded during the morning peak hour, increasing to 461 in the evening. Bay Road is 
lightly trafficked, experiencing two-way flows of 98 vehicles in the morning and 108 in the 
evening. All motorists at the junction benefit from a high level of service (LOS A), experiencing 
minimal delays, negligible queueing, and there is available spare capacity. 

The additional traffic generated by the development was assigned to the junction, with 
modelling indicating no deterioration in traffic conditions. To further demonstrate that the 
junction has sufficient traffic capacity, the junction flows were adjusted to account for a 1.5% 
traffic growth per year for the next ten years. Although the traffic flows at the junction increase, 
the level of traffic efficiency remains similar, with all motorists predicted to continue to receive 
the highest Level of Service. 

Traffic modelling demonstrates the development is unlikely to cause any adverse traffic impact 
on the surrounding local road network. Table 6.2 below compares the traffic modelling results, 
between the existing conditions, when the development is operating, and with incremental 
traffic growth.  
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Table 6.1 – Traffic modelling comparison at the junction of Penna Road and Bay Road 

Junction Scenario Period 
Total 

vehicles 
DOS 

Worst 
delay 

LOS 
Max 

queue 

Penna Road and 
Bay Road 

Existing 
Morning 

peak 

376 0.105 7.2 secs A 1.7m 
With development 382 0.105 7.2 secs A 1.8m 

Development and growth 444 0.122 7.6 secs A 2.2m 
Existing 

Evening 
peak 

461 0.108 8.1 secs A 1.5m 
With development 467 0.108 8.1 secs A 1.6m 

Development and growth 539 0.125 8.7 secs A 2.0m 
 

Printouts of traffic modelling can be found in Appendix B. 

 

6.2 Lane capacity on surrounding local roads 
 

In evaluating the impact of additional vehicles on the surrounding local roads, it is important to 
understand the LOS motorists are currently receiving, which is done by comparing the 
directional peak hour traffic flow with table 6.3 from the RTA Guide.     

Extract 6.2 – RTA Guide for level of service for urban roads 

 

 

Based on directional traffic flows recorded in the manual surveys, the surrounding local roads 
are currently operating at a high level of efficiency, with most roads functioning at LOS A or B. 
These levels indicate stable traffic flow, allowing motorists flexibility in choosing their speed, 
with sufficient gaps for vehicles to enter and exit the stream without significant disruption. 

The additional trips have been distributed across the surrounding road network. As shown in 
the following table, this will result in a slight increase in directional traffic flows, but no change 
in the level of service is anticipated. Therefore, the development is not expected to have a 
significant impact on the surrounding road network, with the local road having sufficient 
capacity to absorb the traffic increase. 
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Table 6.2 – Comparison of lane capacity 

Location 
 
Criteria 

Existing flows With development 

Morning Afternoon Morning Afternoon 
NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB 

Harback Cr and 
Reynolds Rd 

Directional flows 65 35 23 77 70 36 24 82 
Level of Service A A A A A A A A 

Bay Road Directional flows 25 63 25 83 26 68 30 84 
Level of service A A A A A A A A 

Penna Rd south of 
Bay Rd 

Directional flow 89 250 272 73 90 255 277 74 
Level of service A B B A A B B A 

Penna Rd north of 
Fenton St 

Directional flow 104 338 371 215 105 343 376 216 
Level of service A B B A A B B A 

 

6.3 Residential amenity impact 
 

New urban development’s generate increased traffic, the impact on residential amenity can be 
assessed using standards outlined in the RTA Guide. The Guide provides an environmental 
performance standard to help evaluate potential changes to residential amenity. Extract 6.4 
from the RTA Guide addresses urban environments by specifying maximum peak hour goals, 
with separate values for local residential streets and collector roads. According to the Guide, 
the environmental goal for two-way flows on local residential streets is under 200 vehicles per 
hour, with a maximum of 300 vehicles. For collector roads, the acceptable range increases to 
between 300 and 500 vehicles per hour. 

The table below provides a comparison of residential amenity conditions under both current 
traffic flows and projected conditions following development. The analysis indicates the local 
streets are expected to maintain acceptable levels of residential amenity, with no significant 
adverse impacts anticipated for existing residents. 

Table 6.3 – Expected vehicle movements generated by this development 

 
Road 

Existing two-way traffic flow Predicted two-way traffic flow 

Morning peak 
period 

Evening peak 
period 

Morning peak 
period 

Evening 
peak period 

Harback Crt and Reynolds Rd 100 100 106 106 
Bay Road 98 108 104 114 
Penna Rd south of Bay Rd 357 438 363 444 
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Extract 6.3 – RTA Guide performance standards for residential streets 
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7. Development layout and internal road arrangements 
 

7.1 Existing vehicular access 
 

Although the property address is 50 Stewart Court, it currently operates with a vehicular access 
to Harback Court. This access has a concrete surface, which measures 6.2 metres wide, not 
including the wings on both sides that extend into the property by 5 metres. 

The vertical grade of the current access is less than 6.2%, which is within reasonable tolerance 
of LGAT Standard drawing TSD-R09-V3, noting there is no footpath along this side of Harback 
Court. The development will retain this current access, which is considered appropriate as it will 
provide for two-way traffic flow and sufficient ground clearance for vehicles to enter and leave 
without scraping.   

Diagram 7.1 – Existing concrete access  
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7.2 Sight distance at the existing access onto Harback Court 
 

Under the Standard, a development with more than three domestic units is classified as a 
residential property, and sight distance for a residential property is specified in the Standard 
section 3.2.4 and figure 3.2. Within a 50 km/h speed environment the desirable sight distance 
is 69 metres, with 45 metres being the minimum distance as highlighted in the extract below. 

Extract 7.2 – Sight distance for access driveways 

 

The available sight distance was measured at the driveway access, based on the driver 
positioned 2.5 metres back from the kerb face at a height of 1.1 metres, and the approaching 
vehicle at a height of 1.2 metres. To the left, visibility is limited by vegetation located partially 
on the development site and road reserve. Removing the vegetation will provide motorists with 
sufficient sight distance to comply with the above Standard. In the opposite direction, a sight 
distance of 80 metres is available for vehicles approaching from Bay Road. 

The junction of Harback Court and Stewart Court is located immediately north of the driveway 
access. If vehicles approach from Stewart Street, they need to turn greater than 90 degrees, 
which would significantly reduce their approach speed to less than 20 km/h. Based on this 
reduced speed, there will be sufficient sight distance between motorists leaving the driveway 
access and a slow-moving vehicle turning from Stewart Court. 
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.  

Photograph 7.2A – Available sight distance to the left (when vegetation is removed) 

 

 

Photograph 7.2B - Available sight distance to the right 
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Diagram 7.2 – Available sight distance from the development access 

 

 

7.3 Number of parking spaces 
 

All units will be provided with two dedicated parking spaces, including a single enclosed garage.  
The second space will be either open space located adjacent to the unit, or a tandem space 
located immediately behind the garage.  Two visitor parking spaces will be located at the 
beginning of the site, so only residential vehicles will need to travel past the unit.  In total the 
development site will provide 18 on-site parking spaces to meet the reasonable demand, 
minimising overflow parking. 
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7.4 Dimensions of parking spaces 
 

The parking spaces within the development site have been designed to comply with both the 
dimensions specified in the planning scheme table C2.3 and the Standard, as user class 1A, 
suitable for residential or domestic use. 

The single enclosed garage will be designed to comply with the dimensions specified in section 
5.4 of the Standard. Each garage will have an opening of 2.7 metres and a minimum 
manoeuvring area of 6.3 metres at the rear to ensure vehicles can enter and leave efficiently. 

Three open parking spaces will be located adjacent to units 1, 2, and 3. Due to the vertical 
obstruction created by the units, the width of these spaces will increase to 3.2 metres to 
improve accessibility.  

Units 4 to 8 will operate with a tandem parking space, located immediately behind the garage 
and clear of the manoeuvring aisle. These tandem spaces will be at least 3.5 metres wide, which 
will assist with vehicle manoeuvrability, especially as the area behind units 6 and 8 is limited to 
4.3 metres. 

Two visitor parking spaces will be designed as User Class 3, suitable for short-term, high-
turnover use. These spaces will be 2.6 metres wide and supported with a 0.3 metre clearance 
on both sides to assist with vehicle manoeuvrability. There will be no structure above these 
spaces, and they will be delineated by line marking and wheel stops. 

 

7.5 Car parking manoeuvrability 
 

The parking layout provides sufficient manoeuvring area behind all car parking spaces to allow 
for vehicles to enter and leave in an efficient manner. As discussed, the width of the tandem 
parking spaces has been widened sufficiently to compensate for the reduced manoeuvring 
space.  Vehicle swept path software verifies that vehicles can enter and leave all spaces 
efficiently. The swept path diagrams are available in appendix C. 

 

7.6 Other parking requirements 
 

Motorcycle parking 

As the development is providing 18 on-site car parking spaces, a dedicated motorcycle parking 
space is not required.  

 

Bicycle parking 

Bicycle and accessible parking spaces are not a requirement for residential units. 
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7.7 Internal driveway layout 

 
The design incorporates a single driveway extending from Harback Court for 95 metres to the 
end, where a turning bay for unit 8 has been provided. For the first 25 metres, the width of the 
driveway exceeds 5.5 metres, allowing for two-way traffic flow. The two visitor parking spaces 
are located adjacent to this two-way driveway section. 

Beyond this point, the width varies between 4 and 5.6 metres and operates as a single lane with 
passing bays. This configuration is suitable as the units generate a low number of vehicle 
movements. The driveway alignment, operating with the passing spaces, is straight, providing 
motorists with unrestricted visibility to see approaching vehicles. The passing bays are of 
sufficient length to allow for the passing of opposing vehicles. 

 

7.8 Internal driveway construction 
 

The driveway will be constructed with a durable concrete surface, with kerbs on both sides 
and a camber directing runoff to a central drainage channel with stormwater pits. 

Diagram 7.8 – Typical driveway section 

 

 

7.9 Internal driveway gradients 

 

Due to the site's topography which slopes downward from Harback Court, the internal driveway 
must incorporate appropriate vertical grades. The driveway grades are designed to balance 
earthworks, comply with section 2.5.3 of the Standard, and limit steepness near parking spaces 
where feasible. 

Aldanmark Consulting Engineers have prepared civil plans, and assessment indicates that the 
maximum gradient of 16.5% falls within the residential driveway tolerance, as the Standard 
allows a maximum grade of 20%. Due to frequent changes in grade along the driveway, the 
latter portion functions similarly to a stepped ramp, with sections of steeper grades adjacent to 
flat grades of 5% located adjacent to parking manoeuvring areas. 
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The table below outlines the grade changes and shows adequate ground clearance is 
maintained where crest or sag curves occur. The maximum change in grade is 11.08%, which 
complies with the Standard's limits of 12.5% for crest and 15% for a sag. 

Table 7.9 – Proposed vertical grades of the internal driveway 

Chainage - Metres Distance Vertical grade Change in grade Comment 

0 to 2.76m 2.76m -3.7%   
2.76 to 4.57m 1.8m -6.16% 2.46% Crest 
4.57 to 10.97m 6.4m -15.4% 9.24% Sag 
10.97 to 18.75m 7.78m -12% 3.4% Crest 
18.75 to 30m 11.03m -16.5% 4.5% Sag 
30 to 38.58m 8.58m -14.4% 2.1%  
38.58 to 48.76m 10.18m -5% 9.4%  
48.76 to 63.26m 14.5m -15.9% 10.9%  
63.26 to 71.5m 8.24m -5% 10.9%  
71.5 to 84.71m 13.21m -16.08% 11.08%  
84.71 to 91.4m 6.69m -5% 11.08%  
91.4 to 95.69m 4.29m -1% 4%  

 

 

7.10 Grades of the parking areas 
 

The visitor parking spaces, and open parking spaces will have grades within reasonable 
tolerance to the Standard, creating no operational issues. The grades are listed in Table 7.11. 

 

7.11 Driveway gradients on the turning area into parking spaces 
 

As previously outlined, the site's steep terrain necessitates an internal driveway with relatively 
steep vertical grades. While driveway gradients vary, with units and parking spaces positioned 
on both sides, it is not feasible to minimise the grade adjacent to every parking space. The 
accompanying table identifies four locations where the turning area into parking spaces will 
feature grades slightly greater than 10%. 

Relevant standards offer comprehensive guidance on the design of residential driveways, 
addressing factors such as width, vertical grade, and parking space gradients. However, the 
standards do not provide advice on turning grades into parking spaces, noting that the 
performance of existing sites can serve as a useful reference.  

While it is generally preferable to minimise turning grades, achieving this may not always be 
feasible. Observational data from Hobart indicate that sites with turning areas exceeding a 20% 
grade do not exhibit operational or safety concerns. These findings suggest that the proposed 
turning grades for this development are unlikely to present significant issues. 
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Table 7.11 – Vertical grades of the parking space and adjacent driveway 

Parking space Chainage Grade of the parking 
space 

Grade of the driveway adjacent 
to the parking space 

Visitor parking 12 to 18m 5% -11.95% 
Unit 4 24 to 30m 6.18% -16.5% 
Unit 5 40 to 45m 5.83% -5% 
Unit 1 42 to 48m 3.16% -5% 
Unit 6 53 to 59m 4.15% -15.9% 
Unit 2 65 to 71m 3.35% -5% 
Unit 7 76 to 80m 5.83% -16.08% 
Unit 8 82 to 86m 5.83% -5% 
Unit 3 90 to 94m 3.16% -1% 

 

 

7.12 Vehicle turnaround area 
 

The driveway extends beyond unit 8 to assist with vehicle turning. As visitor parking is located 
at the entrance of the driveway, non-resident vehicles will not be permitted to proceed further 
or require a dedicated turnaround area. Signage will be installed to clearly indicate that access 
beyond the visitor parking spaces is restricted to residential vehicles only. 

 

7.13 Pedestrian access 
 

Internal pathways will be provided with a minimum width of one metre and a hard-wearing 
concrete surface, connecting the units to the visitor parking spaces and Harback Court. Where 
possible, the pathways will be separated from the driveway by kerbing. 

To enhance pedestrian safety, a 10 km/h shared zone speed limit sign will be posted at the 
beginning of the development. Under the Australian Road Rules 2019, a shared zone speed limit 
sign, is covered by road rule 24, which specifies where a shared zone sign is used, drivers must 
give way to any pedestrian within the zone. 

The proposed safety measures are expected to ensure pedestrians can move around the 
development site in a safe and convenient manner, meeting the objective of the planning 
scheme. 

 

7.14 Safety barrier 
 

Any parking space or driveway elevated above the natural ground by more than 600 millimetres 
will have an appropriate safety barrier installed to ensure that vehicles cannot drive over the 
edge. 
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7.15 Waste collection 
 

A communal waste collection area will be located at the start of the internal driveway, where 
two-way traffic is possible. A waste vehicle will briefly reverse into the driveway once a week to 
collect waste and exit forwards, parking next to the collection point without obstructing access.   

Swept path software confirms that a medium rigid vehicle, comparable to a waste collection 
truck, can reverse into the site and exit forwards. According to Australian Standards 
2890.2:2018, the maximum grade for such vehicles is 15.4%. The communal waste area is within 
the first 20 metres of the driveway, where the grade is 11.95%, which is within operational limits. 

Professional drivers, equipped with reversing cameras, will only reverse after ensuring no 
pedestrians or cyclists are present. This occasional manoeuvre poses minimal risk to safety or 
traffic flow. 

Diagram 7.15 – Swept path of medium rigid vehicle 

 

 

7.16 Access for emergency vehicles 
 

All units must be accessible to fire emergency vehicles. The Tasmania Fire Service's largest pump 
truck is 8.8 metres long, about the size of a medium rigid vehicle. The driveway will have 
sufficient width to accommodate this type of vehicle to reach each unit, and reversing out is 
acceptable due to the low likelihood of frequent movements.   
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8. Planning scheme 
 

8.1 C2.0 Parking and Sustainable Transport Code 
 

C2.5.1 Car parking numbers 

The development site is providing a total of 18 on-site car parking spaces, providing two spaces 
per unit, and two visitor parking spaces.  This number of spaces is expected to meet the 
reasonable demand, minimising the risk of overflow parking. The number of on-site car parking 
spaces complies with the planning scheme acceptable solution.  
 

C2.5.2 Bicycle parking numbers 

Table C2.1 of the planning scheme prescribes that a residential use does not require bicycle 
parking spaces. 
 

C2.5.3 Motorcycle parking numbers 

The development includes 18 on-site parking spaces, which does not meet the requirement for 
a dedicated motorcycle parking space. The development will not provide motorcycle parking 
spaces. 

 

C2.5.4 Loading bays 

Not applicable for a residential development.  
 

C2.6. Development standards 

C2.6.1 Construction of 
parking areas. 
 

The parking areas and internal driveways will have a concrete 
surface, with the driveways incorporating kerbing and a two-way 
camber to direct surface water to a central drainage channel with 
stormwater pits. These will be connected to an approved 
stormwater drainage system. The design complies with the 
acceptable solution A1. 

C2.6.2 Design and layout 
of parking areas. 
 

The internal layout and parking areas have been designed to 
comply with the dimensions specified in the Australian Standard 
2890.1:2004. Visitor parking spaces for User Class 3 are included 
to accommodate short-term, high-turnover parking. The width of 
the open parking spaces has been widened to a minimum of 3.5 
metres to assist with vehicular manoeuvrability. Vehicle swept 
path software verifies that vehicles will be able to enter and leave 
all parking spaces efficiently. The parking spaces will be located on 
an appropriate gradient within acceptable tolerance of the 
Australian Standard. The open parking spaces will be supported 
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with wheel stops where necessary, and two visitor parking spaces 
will be delineated by line marking. The start of the driveway will 
have sufficient width to facilitate two-way vehicle movement, 
then reduce to four metres and operate with passing bays. 
Overall, the design complies with the acceptable solution A1.1(a) 
and (b). 

C2.6.3 Number of 
accesses for vehicles. 

The development will retain the existing access onto Harback 
Court, operating with a single access, complying with the 
acceptable solution A1 (a) and (b). 
 

C2.6.4 Lighting of 
parking areas within the 
general business zone 
and central business 
zone 

Sufficient lighting will be provided to light the parking spaces, 
driveway, and pedestrian pathways.  
 
 

C2.6.5 Pedestrian 
access. 

The site will incorporate a pedestrian pathway connecting the 
units to Harback Court. 

C2.6.6 Loading bays. Not required for a residential development. 
C2.6.7 Bicycle parking 
and storage facilities 

Bicycle parking spaces are not required for a residential 
development. 

C2.6.8 Siting of parking 
and turning areas. 

Not applicable for a residential development. 

 

 

8.2 C3.0 Road and Railway Assets Code 
 

C3.5.1 Traffic generation at a vehicle crossing, level crossing or new junction 

The development will increase the use of the existing access by more than 20 percent and 40 
vehicle movements per day.  Therefore, it will need to be assessed against the performance 
criteria P1 to ensure that it can operate in a safe and efficient manner. 

 

Performance criteria Assessment 

To ensure that the safety and efficiency of roads is not reduced by the creation of a new 
access and junctions. 
a) Any increase in 

the traffic caused 
by the use; 

The eight residential units are estimated to generate an additional 
52 daily vehicular trips, with six of these trips likely to occur during 
the morning and evening peak periods.  

b) The nature and 
frequency of the 
traffic generated 
by the use; 

The residential units are expected to generate light vehicles less 
than 5.5 metres in length. These types of vehicles are associated 
with urban residential living, have good manoeuvrability, and are 
compatible with the existing vehicles using the surrounding road 
network. 
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c) The nature of the 
road; 

Harback Court is a short local cul-de-sac built to urban standards, 
with concrete kerbing, a concrete footpath along the western side, 
and sufficient sealed width to accommodate two-way traffic 
movements and on-street parking. The most direct route from the 
development site to the nearest State Road is along Reynolds Road, 
Bay Road, and Penna Road. A route audit found no issues related to 
traffic or safety that would prevent additional traffic from using this 
route, with motorists provided with adequate sight distance at 
junctions and intersections. Additionally, the new traffic signals 
operating at Penna Road and the Tasman Highway provide safe and 
efficient access to the State Road network. 

d) The speed limit 
and traffic flow of 
the road; 

The urban default 50 km/h speed limit applies along the local road 
network. Traffic analysis found that the surrounding local roads have 
sufficient spare traffic capacity to absorb the additional traffic 
without causing deterioration in the level of traffic performance or 
adverse impact to residential amenity along the residential streets. 

e) Any alternative 
access; 

The current vehicular access to Harback Court is suitable to provide 
safe and efficient traffic movement. 

f) The need for the 
access or junction; 

Urban infill in established urban areas is an excellent method to 
increase the supply of housing, while optimising the current 
infrastructure and community facilities. 

g) Any traffic impact 
assessment; and 

An independent traffic assessment found no reason for this 
development not to proceed. 

h) Any written advice 
received from the 
road authority. 

A letter dated 16 April 2025 from Council requesting an independent 
Traffic Impact Assessment. 
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9. Conclusion 
 

From a traffic engineering and road safety perspective, the additional traffic generated from this 
development site is not expected to create any adverse safety, amenity, or traffic efficiency problems, 
as:  

• The amount of traffic generated by the development is considered to be low, and there is 
sufficient capacity within the surrounding road network to absorb these movements without 
impacting other users.  

• Traffic modelling of the surrounding junction predicts that there will be no deterioration in the 
level of traffic efficiency.  

• The existing vehicular access onto Harback Court will accommodate two-way traffic movements, 
with sufficient sight distance to enable vehicles to enter and leave the development site in a safe 
and efficient manner.  

• There will be a sufficient number of on-site car parking spaces to meet the reasonable demand, 
minimising parking overflow.  

• The width and layout of the internal driveway will provide safe and efficient vehicular access, 
ensuring vehicles can enter, circulate, and leave in a forward-driving direction.  

• A standard waste collection vehicle can reverse into the site and leave in a forward-driving 
direction.  

• Emergency vehicles will be able to enter the site and reach all units. 

 

This Traffic Impact Assessment found no reason for this development not to proceed. 
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10. Appendix A – Manual Surveys 
 

Manual traffic survey Penna Road and Bay Road – Morning 7:30 to 9:00am 

 
Time 

Penna Road Bay Road Total 

SB NB Right In Left In Left out Right out 

7:30 to 7:45am 62 14 5 3 1 21 106 
7:45 to 8:00am 41 17 6 4 2 14 84 
8:00 to 8:15am 33 22 1 1 4 13 74 
8:15 to 8:30am 51 19 5 0 3 15 93 
8:30 to 8:45am 39 10 3 0 1 10 63 
8:45 to 9:00am 42 23 5 3 3 7 83 
Total 268 105 25 11 14 81 504 
Peak hour 187 72 17 3 10 63 357 

 
 

Manual traffic survey Penna Road and Bay Road – Evening 4:00 to 5:30pm 

 
Time 

Penna Road Bay Road Total 

SB NB Right In Left In Left out Right out 

4:00 to 4:15pm 36 52 29 5 1 7 130 
4:15 to 4:30pm 29 52 14 3 1 5 104 
4:30 to 4:45pm 35 40 18 2 0 3 98 
4:45 to 5:00pm 31 55 12 0 3 5 106 
5:00 to 5:15pm 33 44 15 1 3 4 97 
5:15 to 5:30pm 24 58 17 6 3 13 121 
Total 188 301 105 16 8 39 657 
Peak hour 131 199 73 10 5 20 438 
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Manul traffic survey Penna Road north of Fenton Street 

 
Time 

Penna Road north of Fenton Street  
Total Southbound Northbound 

7:30 to 7:45am 101 17 118 
7:45 to 8:00am 84 30 114 
8:00 to 8:15am 73 29 102 
8:15 to 8:30am 80 28 108 
8:30 to 8:45am 81 24 105 
8:45 to 9:00am 65 42 107 
Total 484 170 654 
Peak hour 338 104 442 

 

Manual traffic survey Penna Road north of Fenton Street 

 
Time 

Penna Road north of Fenton Street  
Total Southbound Northbound 

4:00 to 4:15pm 65 103 168 
4:15 to 4:30pm 56 95 151 
4:30 to 4:45pm 53 81 134 
4:45 to 5:00pm 41 92 133 
5:00 to 5:15pm 52 103 155 
5:15 to 5:30pm 52 96 148 
Total 319 570 889 
Peak hour 215 371 586 
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11. Appendix B – Traffic modelling 
 

Penna Road and Bay Road – current traffic conditions 
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With development operating 
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With development operating and traffic growth of 1.5% per year for ten years 
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12. Appendix C – Sample of swept paths for on-site parking spaces 
 

Swept path of B85 vehicle entering and leaving visitor parking spaces 

 

 

Swept path of B85 vehicle leaving unit 4 (red vehicle entering, blue vehicle leaving) 
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Swept path of B85 vehicle entering units 1, 5, and 6  

 

 

Swept path of B85 vehicle leaving units 1, 5, and 6  
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Swept path of B85 vehicle entering unit 3, 7, and 8 

 

 

Swept path of B85 vehicle leaving units 3,7, and 8 
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DAMPNESS, WEAKENING & UNDERMINING OF
ANY BUILDING AND ITS FOOTING SYSTEM.
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TO BE CONFIRMED ONSITE PRIOR TO
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UP

PROPOSED FLOOR PLAN

NOTE: LIFT OFF HINGES TO WC
TO BE INSTALLED AS REQUIRED
IN ACCORDANCE WITH NCC.

AREAS:
FLOOR AREA: 119.6 m²
PORCH: 0.0 m²
GARAGE: 23.9 m²
ALFRESCO: 0.0 m²

TOTAL AREA: 143.5 m²
DECK: 10.6 m²

CEILING MOUNTED
INTERCONNECTED SMOKE
DETECTORS, MAINS WIRED WITH
BATTERY BACKUP, ALL IN
ACCORDANCE WITH AS 3786.

MASONRY ARTICULATION
JOINT - LOCATION TO
ENGINEER'S DETAILS

90mm DOWNPIPEDP

SELECTED BALUSTRADE TO
BUILDER'S STANDARD DETAIL
INSTALLED IN ACCORDANCE
WITH NCC

LEGEND:
DP DOWNPIPE LOCATION
SHR SHOWER

WB WALL HUNG BASIN

CSD CAVITY SLIDING DOOR

RH RANGE HOOD
UBO UNDER BENCH OVEN
CT COOK TOP

DW DISH WASHER

MH MANHOLE

AAW ALUM. AWNING WINDOW

ASD ALUM. SLIDING DOOR
PLD PANEL LIFT DOOR

VB VANITY BASIN
WC TOILET

C COLUMN

T TROUGH
WM WASHING MACHINE

S SINK

REF REFRIGERATOR
J JOINERY

BAL

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

AFW ALUM. FIXED WINDOW
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PROPOSED ROOF PLAN
90mm DOWNPIPEDP

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

3°

SELECTED COLORBOND ROOF 3º PITCH
INSTALLED TO MANUFACTURER'S
SPECIFICATION

RIDGE TO HAVE CONTINUOUS GAP IN
VAPOUR PERMEABLE SARKING (5mm)
OR EQUIV. VENTILATION SYSTEM
(EXHAUST)IN ACCORDANCE WITH NCC
SECTION H (TAS H4D9) AND ABCB
HOUSING PROVISIONS 10.8.3

SELECT COLORBOND FASCIA AND
GUTTERING

PARAPET WALL WITH COLORBOND
CAPPING AND FLASHINGS INSTALLED TO
MANUFACTURER'S SPECIFICATION

VAPOUR PERMEABLE SARKING UNDER
BATTENS (OR EQUIV.) (WITH 25MM AIR
GAP TO ROOFING) AND MINIMUM 10MM
ROOF VENTILATION (SUPPLY) GAP IN
ACCORDANCE WITH NCC
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.TYPE B UNIT 4, 6, 7, 8
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PROPOSED FLOOR PLAN

NOTE: LIFT OFF HINGES TO WC
TO BE INSTALLED AS REQUIRED
IN ACCORDANCE WITH NCC.

CEILING MOUNTED
INTERCONNECTED SMOKE
DETECTORS, MAINS WIRED WITH
BATTERY BACKUP, ALL IN
ACCORDANCE WITH AS 3786.

MASONRY ARTICULATION
JOINT - LOCATION TO
ENGINEER'S DETAILS

90mm DOWNPIPEDP

SELECTED BALUSTRADE TO
BUILDER'S STANDARD DETAIL
INSTALLED IN ACCORDANCE
WITH NCC

LEGEND:
DP DOWNPIPE LOCATION
SHR SHOWER

WB WALL HUNG BASIN

CSD CAVITY SLIDING DOOR

RH RANGE HOOD
UBO UNDER BENCH OVEN
CT COOK TOP

DW DISH WASHER

MH MANHOLE

AAW ALUM. AWNING WINDOW
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AREAS:
FLOOR AREA: 118.8 m²
PORCH: 2.1 m²
GARAGE: 23.2 m²
ALFRESCO: 8.9 m²

TOTAL AREA: 153.0 m²
DECK: 3.0 m²
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PROPOSED FIRST FLOOR PLAN

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

NOTE: LIFT OFF HINGES TO WC
TO BE INSTALLED AS REQUIRED
IN ACCORDANCE WITH NCC.

CEILING MOUNTED
INTERCONNECTED SMOKE
DETECTORS, MAINS WIRED WITH
BATTERY BACKUP, ALL IN
ACCORDANCE WITH AS 3786.

MASONRY ARTICULATION
JOINT - LOCATION TO
ENGINEER'S DETAILS

90mm DOWNPIPEDP

SELECTED BALUSTRADE TO
BUILDER'S STANDARD DETAIL
INSTALLED IN ACCORDANCE
WITH NCC

LEGEND:
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SELECTED COLORBOND ROOF 3º PITCH
INSTALLED TO MANUFACTURER'S
SPECIFICATION

RIDGE TO HAVE CONTINUOUS GAP IN
VAPOUR PERMEABLE SARKING (5mm)
OR EQUIV. VENTILATION SYSTEM
(EXHAUST)IN ACCORDANCE WITH NCC
SECTION H (TAS H4D9) AND ABCB
HOUSING PROVISIONS 10.8.3

PROPOSED ROOF PLAN
90mm DOWNPIPEDP

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

3°

3°

SELECT COLORBOND FASCIA AND
GUTTERING

PARAPET WALL WITH COLORBOND
CAPPING AND FLASHINGS INSTALLED TO
MANUFACTURER'S SPECIFICATION

VAPOUR PERMEABLE SARKING UNDER
BATTENS (OR EQUIV.) (WITH 25MM AIR
GAP TO ROOFING) AND MINIMUM 10MM
ROOF VENTILATION (SUPPLY) GAP IN
ACCORDANCE WITH NCC
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.TYPE C UNIT 5PROPOSED FLOOR PLAN

NOTE: LIFT OFF HINGES TO WC
TO BE INSTALLED AS REQUIRED
IN ACCORDANCE WITH NCC.

AREAS:
FLOOR AREA: 118.8 m²
PORCH: 2.1 m²
GARAGE: 23.2 m²
ALFRESCO: 8.9 m²

TOTAL AREA: 153.0 m²
DECK: 3.0 m²

CEILING MOUNTED
INTERCONNECTED SMOKE
DETECTORS, MAINS WIRED WITH
BATTERY BACKUP, ALL IN
ACCORDANCE WITH AS 3786.

MASONRY ARTICULATION
JOINT - LOCATION TO
ENGINEER'S DETAILS

90mm DOWNPIPEDP

SELECTED BALUSTRADE TO
BUILDER'S STANDARD DETAIL
INSTALLED IN ACCORDANCE
WITH NCC

LEGEND:
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PROPOSED FIRST FLOOR PLAN

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

NOTE: LIFT OFF HINGES TO WC
TO BE INSTALLED AS REQUIRED
IN ACCORDANCE WITH NCC.

CEILING MOUNTED
INTERCONNECTED SMOKE
DETECTORS, MAINS WIRED WITH
BATTERY BACKUP, ALL IN
ACCORDANCE WITH AS 3786.

MASONRY ARTICULATION
JOINT - LOCATION TO
ENGINEER'S DETAILS

90mm DOWNPIPEDP

SELECTED BALUSTRADE TO
BUILDER'S STANDARD DETAIL
INSTALLED IN ACCORDANCE
WITH NCC

LEGEND:
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PROPOSED ROOF PLAN
90mm DOWNPIPEDP

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

SELECTED COLORBOND ROOF 3º PITCH
INSTALLED TO MANUFACTURER'S
SPECIFICATION

RIDGE TO HAVE CONTINUOUS GAP IN
VAPOUR PERMEABLE SARKING (5mm)
OR EQUIV. VENTILATION SYSTEM
(EXHAUST)IN ACCORDANCE WITH NCC
SECTION H (TAS H4D9) AND ABCB
HOUSING PROVISIONS 10.8.3

3°

3°

SELECT COLORBOND FASCIA AND
GUTTERING

PARAPET WALL WITH COLORBOND
CAPPING AND FLASHINGS INSTALLED TO
MANUFACTURER'S SPECIFICATION

VAPOUR PERMEABLE SARKING UNDER
BATTENS (OR EQUIV.) (WITH 25MM AIR
GAP TO ROOFING) AND MINIMUM 10MM
ROOF VENTILATION (SUPPLY) GAP IN
ACCORDANCE WITH NCC
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.SOUTHERN ELEVATION
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.NORTHERN ELEVATION
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AXON OR EQUIV.)INSTALLED OVER
BATTENS TO MANUFACTURER'S
SPECIFICATIONS
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CLADDING (JH STRIA OR EQUIV.)INSTALLED
OVER BATTENS AND FLASHINGS AND
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SPECIFICATIONS

SELECTED TIMBER DECK TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3 (ATTACHMENT
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BALUSTRADE TO BE IN ACCORDANCE WITH
NCC HOUSING PROVISIONS PART 11.3 AND BE
CAPABLE OF BEARING LOADING FORCES
ACCORDING TO AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY WITH
NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
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SELECTED TIMBER DECK WITH STAIR AND
BALUSTRADE/SCREEN TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3
(ATTACHMENT TO BUILDING)
BALUSTRADE TO BE IN ACCORDANCE
WITH NCC HOUSING PROVISIONS PART
11.3 AND BE CAPABLE OF BEARING
LOADING FORCES ACCORDING TO
AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY
WITH NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.SOUTHERN ELEVATION
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BATTENS TO MANUFACTURER'S
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AXON OR EQUIV.)INSTALLED OVER
BATTENS TO MANUFACTURER'S
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SELECTED LIGHTWEIGHT PARAPET
WITH CLADDING (JH STRIA OR
EQUIV.)INSTALLED OVER BATTENS
AND FLASHINGS AND CAPPING
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

COLORBOND FASCIA AND GUTTERING

SELECTED LIGHTWEIGHT PARAPET WITH
CLADDING (JH STRIA OR EQUIV.)INSTALLED
OVER BATTENS AND FLASHINGS AND
CAPPING INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

CONCRETE DRIVEWAY SLAB TO
ENGINEER'S DETAILS
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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ENGINEER'S DETAILS

SELECTED COLORBOND ROOFING
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

ALUMINIUM FRAMED WINDOWS

SELECTED LIGHTWEIGHT CLADDING (JH
AXON OR EQUIV.)INSTALLED OVER
BATTENS TO MANUFACTURER'S
SPECIFICATIONS

COLORBOND FASCIA AND GUTTERING

COLORBOND FASCIA AND GUTTERING

SELECTED LIGHTWEIGHT PARAPET WITH
CLADDING (JH STRIA OR EQUIV.)INSTALLED
OVER BATTENS AND FLASHINGS AND
CAPPING INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

SELECTED TIMBER DECK TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3 (ATTACHMENT
TO BUILDING)
BALUSTRADE TO BE IN ACCORDANCE WITH
NCC HOUSING PROVISIONS PART 11.3 AND BE
CAPABLE OF BEARING LOADING FORCES
ACCORDING TO AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY WITH
NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
(SLOPE RELATIONSHIP)

SELECTED TIMBER DECK WITH STAIR AND
BALUSTRADE/SCREEN TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3
(ATTACHMENT TO BUILDING)
BALUSTRADE TO BE IN ACCORDANCE
WITH NCC HOUSING PROVISIONS PART
11.3 AND BE CAPABLE OF BEARING
LOADING FORCES ACCORDING TO
AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY
WITH NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.SOUTHERN ELEVATION
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EQUIV.)INSTALLED OVER BATTENS
AND FLASHINGS AND CAPPING
INSTALLED TO MANUFACTURER'S
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SELECTED LIGHTWEIGHT PARAPET WITH
CLADDING (JH STRIA OR EQUIV.)INSTALLED
OVER BATTENS AND FLASHINGS AND
CAPPING INSTALLED TO MANUFACTURER'S
SPECIFICATIONS
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.NORTHERN ELEVATION UNIT 3
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AXON OR EQUIV.)INSTALLED OVER
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SPECIFICATIONS

COLORBOND FASCIA AND GUTTERING

COLORBOND FASCIA AND GUTTERING

SELECTED LIGHTWEIGHT PARAPET WITH
CLADDING (JH STRIA OR EQUIV.)INSTALLED
OVER BATTENS AND FLASHINGS AND
CAPPING INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

SELECTED TIMBER DECK TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3 (ATTACHMENT
TO BUILDING)
BALUSTRADE TO BE IN ACCORDANCE WITH
NCC HOUSING PROVISIONS PART 11.3 AND BE
CAPABLE OF BEARING LOADING FORCES
ACCORDING TO AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY WITH
NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
(SLOPE RELATIONSHIP)

SELECTED TIMBER DECK WITH STAIR AND
BALUSTRADE/SCREEN TO ENGINEER'S
DETAILS AND INSTALLED IN ACCORDANCE
WITH NCC PART 11 & PART 12.3
(ATTACHMENT TO BUILDING)
BALUSTRADE TO BE IN ACCORDANCE
WITH NCC HOUSING PROVISIONS PART
11.3 AND BE CAPABLE OF BEARING
LOADING FORCES ACCORDING TO
AS1170.1 & AS 4586
SLIP RESISTANCE OF TREADS TO COMPLY
WITH NCC HOUSING PROVISIONS 11.2.4
RISER: 190mm (max)
GOING: 250mm
2R+G: 630mm
(SLOPE RELATIONSHIP)
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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WESTERN ELEVATION

Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.UNIT 5
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.UNIT 5
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.
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Framing NCC H1D6
All timber framing, fixing and bracing
shall comply with AS 1684 and the
requirements of NCC H1D6.
Manufactured sizes must not be
undersized to those specified, for all
timber sizes, stress grades, spacing and
wall bracing refer to Engineer's details.
Tie-down details shall be in accordance
with Engineer's details and comply with
NCC H1D6 (4). Structural steel members
shall comply with the requirements of
clauses in NCC H1D6 (3). Refer to
Engineer's details where provided.

Glazing NCC H1D8
All windows to be aluminium awning
style, double glazed (obscured safety
glass to bathrooms as shown on
drawings) All glazing shall comply with
the requirements of AS 2047 & AS 1288
and NCC H1D8.

Human impact safety requirements shall
comply with NCC H1D8 (3) and Part 8.4
of the ABCB Housing provisions.

Note:
Builder and subcontractors to verify all
dimension and levels prior to the
commencement of any work. Give 24hrs
minimum notice where amendments are
required to design of working drawings.
These drawings are to be read in
conjunction with Engineer's and
Surveyor's drawings and notes. Do not
scale drawings. Dimensions are to take
preference over scale. Building
specification and Engineer's drawings
shall override architectural drawings. All
construction work shall be carried out in
accordance with the state building
regulations, local council by-laws and
relevant NCC and AS codes.

Important notice for attention of Owners:
the Owners attention is drawn to the fact
that foundations and associated
drainage in all sites requires continuing
maintenance to assist footing
performance. Advice for foundation
maintenance is contained in the CSIRO
building technology file 18 and it is the
Owners responsibility to maintain the site
in accordance with this document.

Energy efficiency:
Insulation must comply with AS/NZS4859.1
and be installed in accordance with
ABCB housing provisions  Part 13.2.2 and
comply with minimum R values for
climate zone 7.
Bulk insulation between external studs to
be insulated with min R2.0. (Ensure batts
fit within cavity without compression,
making sure that there is at least 25mm
gap from the reflective surface). External
walls are to be clad with vapour
permeable reflective foil over the outside
of the timber frame. Ceiling to be
insulated with R4.0 and vapour
permeable sarking. Floor to be insulated
with Min R1.7 batts where applicable.
Seal exhaust fans to Ensuite, Bathroom,
Laundry and Kitchen. All downlights to
be IC rated. Construction of the external
walls, floor and roof for compliance with
building sealing requirements shall
comply with BCA 2019 Part 3.12

General:
All flashings, weep holes and damp
proof coursing to be in accordance with
NCC Housing provisions Part 5.7. Fibre
cement sheet in accordance with NCC
Housing provisions Part 7.5. Block
construction in accordance NCC
Housing provisions Part 5. Plasterboard
linings to internal walls and ceilings with
selected cornice. (see below for wet
areas)

Wet areas: All wet areas shall comply
with the requirements of ABCB Housing
provisions Part 10.2. Provide waterproof
plasterboard sheeting to all walls and
ceilings. Provide ceramic tiles or other
approved water resistant lining in
accordance with Part 10.2.9 to a
minimum height of 1800mm to shower
walls and to a height of min 150mm
behind baths, basins, sinks, troughs,
washing machines and wall fixtures.

For construction of floor wastes refer to
NCC ABCB Housing provisions part
10.2.12. For typical installation
requirements for substrate preparation,
penetrations, flashings/ junctions,
membranes, screeds, hobs, baths,
showers, door jambs and screens refer to
ABCB Housing provisions part 10.2.14-32.

24
00

24
00

UNIT 8

24
00

24
00

OBSCURED SAFETY GLASS

OBSCURED SAFETY GLASS

COLORBOND FASCIA AND GUTTERING

COLORBOND FASCIA AND GUTTERING

SELECTED COLORBOND ROOFING
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

SELECTED COLORBOND ROOFING
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS

SELECTED 125mm TIMBER POSTS

PARAPET WALL WITH FLASHING AND
CAPPING INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

PARAPET WALL WITH FLASHING AND
CAPPING INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

ALUMINIUM FRAMED WINDOWS

ALUMINIUM FRAMED WINDOWS

SELECTED ENTRY DOOR

SELECTED ENTRY DOOR

72
5

72
5

30
0

30
0

GF CL RL. 40.49

GF FFL RL. 38.09

FF CL RL. 43.19

FF FFL RL. 40.79

GF CL RL. 40.49

GF FFL RL. 38.09

FF CL RL. 43.19

FF FFL RL. 40.79

37
0

WESTERN ELEVATION

SOUTHERN ELEVATION

SELECTED TIMBER DECK

SELECTED  FACE BRICK

EXTENT OF FILL

BU
ILD

ING EN
VEL

OPE

45°

30
00

BUILDING ENVELOPE

14
41
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BULK INSULATION DIRECTLY
ABOVE CEILING LINING.
MINIMUM 100MM DISTANCE
FROM TOP OF UNCOMPRESSED
INSULATION TO ROOF SARKING

70 X 35 MGP12 (OR EQUIVALENT)
BATTENS AT MAX. 900MM
CENTRES

TRUSS TIE DOWN TO ENGINEER'S DETAILS

0.42 COLORBOND CUSTOM ORB
ROOF SHEETING AT 22.5DEG. PITCH

LYSAGHT QUAD GUTTER (OR
EQUIVALENT) IN SELECTED
COLORBOND FINISH TO
CLIENT'S SELECTIONS

LYSAGHT 'NOVALINE' FASCIA(OR
EQUIVALENT) INSTALLED IN
ACCORDANCE WITH
MANUFACTURER'S SPECIFICATION

4.5MM THICK HARDIFLEX EAVES
LINING (OR EQUIVALENT) FIXED
TO 70mm X 35mm F5 TRIMMERS.
PAINT FINISH

230L X 76H X 110D FACE BRICKWORK.
STRETCHER BOND WITH RAKED JOINTS.
MORTAR TO BE 1:1:6 - ONE PART TYPE GP OR
GB CEMENT, ONE PART HYDRATED LIME AND
SIX PARTS BRICKLAYING SAND.  (SAND SHALL
BE FINE AGGREGATE WITH A LOW CLAY
CONTENT AND FREE FROM EFFLORESCING
SALTS, SELECTED FOR GRADING AND
COLOUR FOR FACEWORK)

R2 GALV. BRICK VENEER TIES: 450mm
HORIZONTAL X 600mm VERTICAL. DOUBLE THE
NUMBER OF TIES BESIDE CONTROL JOINTS AT
THE TOP OF THE WALL, AT INTERSECTING WALLS
AND AROUND DOOR AND WINDOW
OPENINGS

50mm CAVITY WIDTH.  KEEP CAVITY CLEAN BY
EITHER SUSPENDING A TIMBER BATTEN AND
RAISING AS WORK PROGRESSES, OR LEAVE
OUT A BRICK EVERY 1500mm ALONG CAVITY
BOTTOM AND HOSE OUT MORTAR REGULARLY

CAVITY TRAY, DPC AND WEEP
HOLES IN ACCORDANCE WITH
NCC 3.3.4.

ORG RIM TO BE MINIMUM
150mm  BELOW LOWEST
SANITARY FITTING

GROUND TO BE GRADED AWAY
FROM BUILDING (TYPICAL ON
ALL SIDES)

20mm FOAM LAGGING ON ALL SITES UP TO CLASS 'H'.
USE 40mm ON CLASS 'E' SITES.  ALTERNATIVELY, USE
SLEEVES WHICH PERMIT EQUIVALENT MOVEMENT.

UPVC WASTE PIPE (WHERE
APPLICABLE) TO PASS THROUGH
MIDDLE THIRD OF FOOTING

REINFORCED CONCRETE FOOTING TO
ENGINEER'S DETAILS

R2 BULK INSULATION TO
EXTERNAL WALL FRAMING

VAPOUR PERMEABLE REFLECTIVE
FOIL TO EXTERNAL WALLS

10MM SMOOTH FINISH
PLASTERBOARD, PAINT FINISH TO
CLIENT'S SELECTIONS

90MM COVED CORNICE, PAINT
FINISH TO CLIENT'S SELECTIONS

CONDENSATION
MANAGEMENT TO BE IN
ACCORDANCE WITH NCC
PART 3.8.7 AND
CONDENSATION IN BUILDINGS
TASMANIAN DESIGNERS’ GUIDE
– VERSION 2

VAPOUR PERMEABLE SARKING OVER
BATTENS (OR EQUIV.) (WITH 25MM AIR
GAP TO ROOFING) AND MINIMUM
10MM ROOF VENTILATION (SUPPLY)
GAP IN ACCORDANCE WITH NCC PART
3.12

REINFORCED CONCRETE SLAB AND
FOOTINGS TO ENGINEER'S DETAILS

VAPOUR BARRIER TO LAP INTO DPC

WALL TIE DOWN TO ENGINEER'S
DETAILS

SKIRTINGS TO CLIENT'S SELECTIONS

FLOOR FINISH TO CLIENT'S SELECTIONS

MAX 20MM BEDDED SAND

10mm COMPACTED FCR BASE

TYPICAL SECTION DETAILS

WEEP HOLES NOT MORE THAN 1200MM SPACING IN
ACCORDANCE WITH NCC 3.3.4.

HEAD FLASHING TURNED UP NOT LESS THAN
150MM, FIXED TO FRAME AND TURNED INTO
ANGLE LINTEL

R2 GALV. BRICK VENEER TIES: 450mm HORIZONTAL X
600mm VERTICAL. DOUBLE THE NUMBER OF TIES
BESIDE CONTROL JOINTS AT THE TOP OF THE WALL,
AT INTERSECTING WALLS AND AROUND DOOR AND
WINDOW OPENINGS

VAPOUR PERMEABLE REFLECTIVE
FOIL TO EXTERNAL WALLS

ANGLE LINTEL

ALUMINIUM FRAMED WINDOW
WITH TIMBER REVEAL

SELECTED ARCHITRAVE

10MM SMOOTH FINISH PLASTERBOARD,
PAINT FINISH TO CLIENT'S SELECTIONS

R2 BULK INSULATION TO EXTERNAL
WALL FRAMING

WINDOW HEAD LINTEL TO
ENGINEER'S DETAILS

R2 GALV. BRICK VENEER TIES: 450mm HORIZONTAL X
600mm VERTICAL. DOUBLE THE NUMBER OF TIES
BESIDE CONTROL JOINTS AT THE TOP OF THE WALL,
AT INTERSECTING WALLS AND AROUND DOOR AND
WINDOW OPENINGS

WEEP HOLES NOT MORE THAN 1200MM SPACING IN
ACCORDANCE WITH NCC 3.3.4.

ALUMINIUM FRAMED WINDOW
WITH TIMBER REVEAL

SELECTED ARCHITRAVE

10MM SMOOTH FINISH PLASTERBOARD,
PAINT FINISH TO CLIENT'S SELECTIONS

R2 BULK INSULATION TO EXTERNAL
WALL FRAMING

230L X 76H X 110D FACE BRICKWORK.
STRETCHER BOND WITH RAKED JOINTS.
MORTAR TO BE 1:1:6 - ONE PART TYPE GP OR
GB CEMENT, ONE PART HYDRATED LIME AND
SIX PARTS BRICKLAYING SAND.  (SAND SHALL
BE FINE AGGREGATE WITH A LOW CLAY
CONTENT AND FREE FROM EFFLORESCING
SALTS, SELECTED FOR GRADING AND
COLOUR FOR FACEWORK)

FLOOR, WALL & ROOF DETAIL WINDOW SILL DETAIL

WINDOW HEAD DETAIL

SCALE 1:10

SCALE 1:10

SCALE 1:20
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REINFORCED CONCRETE FOOTING TO
ENGINEER'S DETAILS

REINFORCEMENT BARS TO
ENGINEER'S DETAILS

SELECTED CONCRETE BLOCK WALL

CORE FILLED WITH CONCRETE TO
ENGINEER'S DETAILS

100DIA SUBSOIL DRAIN IN FILTER SOCK
CONNECTED TO STORMWATER SYSTEM

WATERPROOF MEMBRANE TO
REAR FACE

300 MIN FREE
DRAINING
GRANULAR FILL

TOPSOIL

DIMENSIONS TO ENGINEER'S DETAILS

HE
IG

HT
 IS

 V
A

RI
A

BL
E 

- R
EF

ER
 E

LE
V

A
TIO

N
S

TYPICAL DETAILS

RETAINING WALL DETAIL

SCALE 1:20

SELECTED TIMBER FRAMED ENCLOSURE WITH
CLADDING (JH AXON OR EQUIV.)DIRECT
FIXED TO FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED TIMBER FRAMED GATE/DOORS
WITH HEAVY DUTY HINGES AND SELECTED
LATCH AND WITH CLADDING (JH AXON OR
EQUIV.) DIRECT FIXED TO FRAME AND
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS, ENDS OF CLADDING TO BE
FINISHED WITH ALUMINIUM ANGLE OR EQUIV.
FOR DURABILITY

SELECTED COLORBOND CAPPING TO TOP OF
WALL

SELECTED TIMBER FRAMED ENCLOSURE WITH
CLADDING (JH AXON OR EQUIV.)DIRECT
FIXED TO FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED COLORBOND CAPPING TO TOP OF
WALL

CONCRETE SLAB AND SUBFLOOR WALLS TO
ENGINEER'S DETAILS

SELECTED TIMBER FRAMED ENCLOSURE WITH
CLADDING (JH AXON OR EQUIV.)DIRECT
FIXED TO FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED COLORBOND CAPPING TO TOP OF
WALL

CONCRETE SLAB AND SUBFLOOR WALLS TO
ENGINEER'S DETAILS

SELECTED TIMBER FRAMED ENCLOSURE WITH
CLADDING (JH AXON OR EQUIV.)DIRECT
FIXED TO FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED COLORBOND CAPPING TO TOP OF
WALL

CONCRETE SLAB AND SUBFLOOR WALLS TO
ENGINEER'S DETAILS

SELECTED TIMBER FRAMED ENCLOSURE WITH
CLADDING (JH AXON OR EQUIV.)DIRECT
FIXED TO FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED COLORBOND CAPPING TO TOP OF
WALL

CONCRETE SLAB AND SUBFLOOR WALLS TO
ENGINEER'S DETAILS

CONCRETE FOOTING TO ENGINEER'S DETAILS

WASTE STORAGE ENCLOSURE SCALE 1:100

TIMBER FRAMING TO BE TREATED PINE ON
GALVANISED STIRRUPS

12
00

12
00

12
00

12
00

12
00

30
00

4450

11
0

27
80

11
0

CONCRETE SL
AB TO

 ENGINEER'S D
ETAILS

90
0

90
0

TIMBER FRAMING TO BE
TREATED PINE ON
GALVANISED STIRRUPS

SELECTED TIMBER FRAMED
ENCLOSURE WITH CLADDING (JH
AXON OR EQUIV.)DIRECT FIXED TO
FRAME INSTALLED TO
MANUFACTURER'S SPECIFICATIONS

SELECTED TIMBER FRAMED GATE/DOORS
WITH HEAVY DUTY HINGES AND SELECTED
LATCH AND WITH CLADDING (JH AXON OR
EQUIV.) DIRECT FIXED TO FRAME AND
INSTALLED TO MANUFACTURER'S
SPECIFICATIONS, ENDS OF CLADDING TO BE
FINISHED WITH ALUMINIUM ANGLE OR EQUIV.
FOR DURABILITY

NORTHERN ELEVATION

SOUTHERN ELEVATION

WESTERN ELEVATION

EASTERN ELEVATION
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PROPOSED SHADOW DIAGRAMS

NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.
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H A R B A C K   C O U R T

EXISTING
CROSSOVER

4
HARBACK COURT

6
HARBACK COURT

8
HARBACK COURT

BOUNDARY 32177

BOUNDARY 65894

BOUNDARY 9822

BO
UNDARY 36420

UNIT 1 UNIT 2 UNIT 3

UNIT 4 UNIT 5 UNIT 6 UNIT 7 UNIT 8

DECK
DECK

DECK DECK DECK DECK DECK

DRIVEWAY
643.67m²

PPOS 2
4m² M

IN 4m DIM

TYPE A TYPE A

TYPE B TYPE B TYPE B TYPE BTYPE C

PPOS 2
4m² M

IN 4m DIM

PPOS 24m² M
IN 4m DIM

PPOS 2
4m² M

IN 4m DIM

PPOS 2
4m² M

IN 4m DIM

BOUNDARY 26709

BOUNDARY 7618

BOUNDARY 63809

S T E W A R T   C
 O U R T

DECK

TYPE A

UP

PPOS 2
4m² M

IN 4m DIM

PPOS 2
4m² M

IN 4m DIM

PPOS 2
4m² M

IN 4m DIM

FOOTPATH

9 AM

NOTE:  AT 9AM, SITE CONSTRAINTS CAUSE SHADOW COVERING TO MOST OF THE
SOUTH AND WESTERN SIDE OF THE PROPERTY. THIS IS DUE TO THE SITE ORIENTATION AND
THE TERRAIN OF THE SITE SLOPING DOWNWARDS IN A SOUTHERLY DIRECTION.
HABITABLE ROOM WINDOWS OF UNITS ON THE WESTERN SIDE OF THE SITE RECEIVE
SOME SOLAR ACCESS.
THE PRIVATE OPEN SPACE TO UNITS 1, 2 AND 3 RECEIVE SOLAR ACCESS TO 100% OF
THE AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 12.9M² OR 54% OF THE
AREA.
UNIT 1, 2, & 3 EAST FACING HABITABLE ROOM WINDOWS RECEIVE SOLAR ACCESS TO
100% OF THE AREA.
UNIT 4 EAST FACING HABITABLE ROOM WINDOWS RECEIVE SOLAR ACCESS TO MORE
THAN 50% OF THE AREA.
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PROPOSED SHADOW DIAGRAMS
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

10 AM

NOTE:  AT 10AM, SITE CONSTRAINTS CAUSE SHADOW TO MOST OF THE SOUTH AND
WESTERN SIDE OF THE PROPERTY. THIS IS DUE TO THE SITE ORIENTATION AND THE
TERRAIN OF THE SITE SLOPING DOWNWARDS IN A SOUTHERLY DIRECTION. HOWEVER
SOME PRIVATE OPEN SPACE AREAS TO UNITS ON THE WESTERN SIDE OF THE SITE DO
RECEIVE SOME SOLAR ACCESS.
HABITABLE ROOM WINDOWS TO ALL UNITS RECEIVE SOLAR ACCESS TO MORE THAN
50% OF THE AREA.
THE PRIVATE OPEN SPACE TO UNITS 1, 2 AND 3 RECEIVE SOLAR ACCESS TO 100% OF
THE AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 22.9m² OR 95% OF THE
AREA.
UNIT 6 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 4.75m² OR 19.8% OF THE
AREA.
UNIT 8 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 7.8m² OR 32.5% OF THE
AREA.
HABITABLE ROOM WINDOWS TO UNITS 1, 2 & 3 ALL RECEIVE SOLAR ACCESS TO 100%
OF THE AREA.
HABITABLE ROOM WINDOWS TO UNITS 4, 5, 6, 7 & 8 ALL RECEIVE SOLAR ACCESS TO
MORE THAN 50% OF THE AREA.
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PROPOSED SHADOW DIAGRAMS
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

11 AM

NOTE:  AT 11AM OVERSHADOWING ALLOWS ALL PRIVATE OPEN SPACE AREAS TO
RECEIVE SOLAR ACCESS TO MORE THAN 50% OF THE AREA.
THE PRIVATE OPEN SPACE TO UNITS 1, 2 AND 3 RECEIVE SOLAR ACCESS TO 100% OF
THE AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 22.9m² OR 95% OF THE
AREA.
UNIT 5 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 15.4m² OR 64% OF THE
AREA.
UNIT 6 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 18.5m² OR 77% OF THE
AREA.
UNIT 7 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 22.9m² OR 95% OF THE
AREA.
UNIT 8 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 22.8m² OR 95% OF THE
AREA.
HABITABLE ROOM WINDOWS TO UNITS 1, 2 & 3 ALL RECEIVE SOLAR ACCESS TO 100%
OF THE AREA.
HABITABLE ROOM WINDOWS TO UNITS 4, 5, 6, 7 & 8 ALL RECEIVE SOLAR ACCESS TO
MORE THAN 50% OF THE AREA.
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

12 PM

NOTE:  AT 12PM, ALL AREAS OF PRIVATE OPEN SPACE RECEIVE SOLAR ACCESS TO
MORE THAN 50% OF THE AREA.
UNIT 1 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 20.45m² OR 85.2% OF THE
AREA.
THE PRIVATE OPEN SPACE TO UNITS 2 AND 3 RECEIVE SOLAR ACCESS TO 100% OF THE
AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 22.9m² OR 95% OF THE
AREA.
UNIT 5 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 18.8m² OR  78.3% OF THE
AREA.
UNIT 6 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 100% OF THE AREA.
UNIT 7 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 100% OF THE AREA.
UNIT 8 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 23.3m² OR 97.1% OF THE
AREA.
HABITABLE ROOM WINDOWS TO UNITS 1, 2 & 3 ALL RECEIVE SOLAR ACCESS TO 100%
OF THE AREA.
HABITABLE ROOM WINDOWS TO UNITS 4, 5, 6, 7 & 8 ALL RECEIVE SOLAR ACCESS TO
SLIGHTLY LESS THAN 50% OF THE AREA.

H

50 Stewart Court
Midway Point

PPI Group Pty Ltd

JANUARY 2025

0089
Custom

of 41
2/7/25 IBE SHADOWS, DETAIL FOR COUNCIL RFI
7/8/25 IBF DESIGN AMENDMENTS U1-3
20/8/25 IBG COUNCIL RFI
3/10/25 IBH COUNCIL RFI

DRAWING NO:

DESIGN TYPE:

CLIENT:JOB ADDRESS:

DRAWN:

SHEET:

SCALE: REV:

©

ALWAYS USE WRITTEN DIMENSIONS.
DO NOT SCALE DRAWINGS.

ANY WORK OR MAKING ANY SHOP DRAWINGS.
AND LEVELS AT THE JOB PRIOR TO COMMENCING
CONTRACTOR MUST VERIFY ALL DIMENSIONS DATE:BY:DESCRIPTION:REV:PROJECT NORTH

CHECKED: DATE:

DATE:

ACCRED. NO.:DESIGNER:

CREATIVE HOMES HOBART, CNR OF ELWICK ROAD & BROOKER HIGHWAY, GLENORCHY 7010 PH: 03 6272 3000

Creative Homes
HOBART

COPYRIGHT IN WHOLE OR IN PART

I. Brown

1:500

36I. Brown CC6652

36

Sorell Council

Date Received: 03/10/2025

Development Application: 5.2025.82.1 -
REsponse to REquest For Information - Stewart
Court, Midway Point  - P5.pdf
Plans Reference: P5
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

1 PM

NOTE:  AT 1PM, ALL AREAS OF PRIVATE OPEN SPACE RECEIVE SOLAR ACCESS TO MORE
THAN 50% OF THE AREA.
HABITABLE ROOM WINDOWS TO ALL UNITS DO NOT RECEIVE SOLAR ACCESS AT 1PM
DUE TO THE DIRECTION OF THE SHADOW BEING PARALLEL TO THE WALLS OF THE
DWELLINGS.
UNIT 1 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 16.9m² OR 70.4% OF THE
AREA.
UNIT 2 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 15.6m² OR 65% OF THE
AREA.
UNIT 3 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 15.5m² OR 64.6% OF THE
AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 23.5m² OR 97.9% OF THE
AREA.
UNIT 5 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 18.2m² OR  75.8% OF THE
AREA.
UNIT 6 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 100% OF THE AREA.
UNIT 7 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 100% OF THE AREA.
UNIT 8 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 23.3m² OR 97.1% OF THE
AREA.
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PROPOSED SHADOW DIAGRAMS
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

2 PM

NOTE:  AT 2PM, SOME AREAS OF PRIVATE OPEN SPACE RECEIVE SOLAR ACCESS TO
MORE THAN 50% OF THE AREA. OTHERS DO NOT DUE TO SITE CONSTRAINTS WHERE THE
FALL OF THE TERRAIN ON THE SITE SLOPES DOWNWARDS IN A SOUTHERLY DIRECTION.
HABITABLE ROOM WINDOWS FACING THE WEST RECEIVE SOLAR ACCESS.
UNIT 1 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 11.7m² OR 48.75% OF THE
AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 9.9m² OR 41.25% OF THE
AREA.
HABITABLE ROOM WINDOWS FACING WEST TO UNITS  4, 5, 6, 7 & 8 RECEIVE SOLAR
ACCESS TO 100% OF THE AREA.
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PROPOSED SHADOW DIAGRAMS
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NOTE:  SHADOW DIAGRAM IMAGING DERIVED FROM SKETCH UP PRO USING
LOCATION GEO REFERENCING. SHADOWS ARE ONLY ACCURATE FOR THE EXTENT OF
SURVEYED PROPERTY - SHADOWS BEYOND THIS ARE PROVIDED USING AN ESTIMATE OF
THE TERRAIN AS A CONTINUATION OF THE SUBJECT PROPERTY.
PROPOSED EXCAVATION HAS ONLY BEEN MODELLED WHERE IT AFFECTS
OVERSHADOWING AND IS SUBJECT TO SITE CONDITIONS.

3 PM

NOTE:  AT 3PM, SOME AREAS OF PRIVATE OPEN SPACE RECEIVE SOLAR ACCESS.
OTHERS DO NOT DUE TO SITE CONSTRAINTS WHERE THE FALL OF THE TERRAIN ON THE
SITE SLOPES DOWNWARDS IN A SOUTHERLY DIRECTION.
HABITABLE ROOM WINDOWS FACING THE WEST RECEIVE SOLAR ACCESS.
UNIT 1 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 12.9m² OR 53.75% OF THE
AREA.
UNIT 4 PRIVATE OPEN SPACE RECEIVES SOLAR ACCESS TO 2.43m² OR 10.1% OF THE
AREA.
HABITABLE ROOM WINDOWS FACING WEST TO UNITS  4, 6, 7 & 8 RECEIVE SOLAR
ACCESS TO 100% OF THE AREA.
HABITABLE ROOM WINDOWS FACING WEST TO UNIT 5 RECEIVES SOLAR ACCESS TO
MORE THAN 50% OF THE AREA.
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NOTE: LANDSCAPING SHOWN IS CONCEPTUAL ONLY.
LANDSCAPING IS TO BE SUPPLIED AND INSTALLED BY THE CLIENT
OR THE CLIENT'S CONTRACTOR. LANDSCAPING FEATURES ON
THIS PLAN HAVE BEEN STRATEGICALLY POSITIONED IN ORDER
TO SATISFY THE REQUIREMENTS OF COUNCIL AND THE
PLANNING SCHEME FOR THE APPROVAL OF THE DEVELOPMENT
AND THEREFORE INSTALLATION OF LANDSCAPING IS TO BE
GENERALLY IN ACCORDANCE WITH THE LANDSCAPE FEATURES
SHOWN ON THIS PLAN.

SCREENING PLANTS AS PER SCHEDULE

LOW GROWING LOCAL
SPECIES AS PER SCHEDULE

NOTE: EXISTING MATURE TREES ARE TO BE RETAINED WHERE
POSSIBLE. PROPOSED LANDSCAPING IS TO BE PLANTED IN
AREAS WHERE EXISTING NATURAL VEGETATION HAS BEEN
REMOVED AND REQUIRES REGENERATION, OR WHERE EXISTING
VEGETATION IS LIGHT.

NUMBER OF PLANTS TO BE PLANTED SHALL BE DETERMINED AS
PER SCHEDULE (IE NO. PLANTS/SQM), NOT NUMBER OF PLANTS
INDICATED ON THIS PLAN. THIS PLAN INDICATES GENERAL
LAYOUT ONLY.

REFER TO PLANT SCHEDULE FOR PLANT SPECIES.
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PROPOSED PERSPECTIVES FROM STEWART COURT

FENCING WITHIN FRONTAGE AREA IS TO BE SOLID
TIMBER FENCING UP TO 1200mmH AND TIMBER SLATS
WITH 25% TRANSPARENCY TO A MAX HEIGHT OF
1800mm

NOTE: PROPOSED DECK WITHIN FRONTAGE IS LOW AND
NOT VISIBLE FROM THE STREET DUE TO PROPOSED FENCE
AND LANDSCAPING AND WILL THEREFORE NOT CREATE
UNNECCESARY BULK AND SCALE WITHIN THE
STREETSCAPE.

FENCING WITHIN FRONTAGE AREA IS TO BE SOLID
TIMBER FENCING UP TO 1200mmH AND TIMBER SLATS
WITH 25% TRANSPARENCY TO A MAX HEIGHT OF
1800mm

NOTE: PROPOSED DECK WITHIN FRONTAGE IS NOT
VISIBLE FROM THE STREET DUE TO PROPOSED FENCE
AND LANDSCAPING.

PROPOSED LANDSCAPING TO NATURE STRIP HAS BEEN
DESIGNED TO BE A CONTINUATION OF EXISTING NATIVE
VEGETATION ON NATURE STRIP OF ADJOINING
PROPERTY AND WILL THEREFORE BE COMPATIBLE AND
MAINTAIN THE CHARACTER OF THE STREETSCAPE.

SITE SLOPES DOWN TOWARD THE SOUTH AND
THEREFORE THE PROPOSED DEVELOPMENT WILL NOT
APPEAR BULKY OR OUT OF CHARACTER WITH
DEVELOPMENT IN THE AREA

PROPOSED LANDSCAPING (PLANTING SHOWN AT 1.5M
HIGH) WITHIN THE SECONDARY FRONTAGE AREA WILL
MINIMISE THE BULK AND SCALE OF THE DEVELOPMENT
WHEN VIEWED FROM THE STREET.
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Tasmanian Water & Sewerage Corporation Pty Ltd    
GPO Box 1393 Hobart, TAS 7001 
development@taswater.com,.au   
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Submission to Planning Authority Notice 
Application details 

Council Planning Permit No. 

Council notice date 

TasWater Reference No. 

Date of response 

TasWater Contact 

Phone No. 

 

5.2025.82.1 

16/04/2025 

TWDA 2025/00397-SOR 

13/11/2025 

Phil Papps 

0474 931 272 

Response issued to 

Council name 

Contact details 

SORELL COUNCIL 

sorell.council@sorell.tas.gov.au   

Development details 

Address  

Property ID (PID) 

Description of development 

Schedule of drawings/documents 

 

LOT 50 STEWART CT, MIDWAY POINT 

9809969 

8 x Multiple Dwellings 

Prepared by Drawing/document No. Revision No. Issue date 

Creative Homes Site Plans / 0089/ 2 & 3 F 07/08/2025 

Pursuant to the Water and Sewerage Industry Act 2008 (TAS) Section 56P(1) TasWater imposes 
the following conditions on the permit for this application: 

CONNECTIONS, METERING & BACKFLOW 

1. A suitably sized water supply with metered connection and sewerage system and 
connection(s) to the development must be designed and constructed to TasWater’s 
satisfaction and be in accordance with any other conditions in this permit. 

2. Any removal/supply and installation of water meters and/or the removal of redundant 
and/or installation of new and modified property service connections must be carried out 
by TasWater at the developer’s cost. 

3. Prior to use of the development, any water connection utilised for the development must 
have a backflow prevention device and water meter installed, to the satisfaction of 
TasWater. 

CIVIL WORKS 

4. Prior to applying for a Certificate for Certifiable Works, the developer must physically 
locate all existing infrastructure to provide sufficient information for accurate design and 
physical works to be undertaken. 

mailto:development@taswater.com,.au


 
 

 
 

2 
 

5. Plans submitted with the application for Certificate(s) for Certifiable Work (Building and/or 
Plumbing) must, to the satisfaction of TasWater show, all existing, redundant and/or 
proposed property services and mains. 

6. Prior to undertaking any works related to water and sewerage, physical markers must be 
in place that clearly identify where water and/or sewer connections are to be made in 
accordance with any approved plan to TasWater’s satisfaction. 

7. The developer must take all precautions to protect existing TasWater infrastructure. Any 
damage caused to existing TasWater infrastructure during the construction period must 
be promptly reported to TasWater and repaired by TasWater at the developer’s cost.  

8. Ground levels over the TasWater assets and/or easements must not be altered without the 
written approval of TasWater. 

56W CONSENT 

9. When applying for a Certificate for Certifiable Work (Building) and/or (Plumbing), the 
application documentation must include an application to TasWater, pursuant to section 
56W of the Water and Sewerage Industry Act 2008, for its consent in respect of that part 
of the development which is built within two metres of TasWater infrastructure. 

DEVELOPER CHARGES 

10. Prior to TasWater issuing a Certificate(s) for Certifiable Work (Building) and/or (Plumbing), 
the applicant or landowner as the case may be, must pay a developer charge totalling 
$7,660.52 to TasWater for water infrastructure for 4.36 additional Equivalent Tenements, 
indexed by the Consumer Price Index All groups (Hobart) from the date of this Submission 
to Planning Authority Notice until the date it is paid to TasWater. 

11. Prior to TasWater issuing a Certificate(s) for Certifiable Work (Building) and/or (Plumbing), 
the applicant or landowner as the case may be, must pay a developer charge totalling 
$12,299.00 to TasWater for sewerage infrastructure for 7.0 additional Equivalent 
Tenements, indexed by the Consumer Price Index All groups (Hobart) from the date of this 
Submission to Planning Authority Notice until the date it is paid to TasWater. 

12. In the event Council approves a staging plan, Developer Charges for each stage, must be 
paid commensurate with the number of Equivalent Tenements in each stage, as approved 
by Council. 

DEVELOPMENT ASSESSMENT FEES 

13. The applicant or landowner as the case may be, must pay a development assessment fee 
of $417.63 to TasWater, as approved by the Economic Regulator and the fee will be 
indexed, until the date paid to TasWater. 

The payment is required within 30 days of the issue of an invoice by TasWater.  

Advice 
General 
For information on TasWater development standards, please visit 
https://www.taswater.com.au/building-and-development/technical-standards  
For application forms please visit  
https://www.taswater.com.au/building-and-development/application-information/application-
for-development-services-form  

https://www.taswater.com.au/building-and-development/technical-standards
https://www.taswater.com.au/building-and-development/application-information/application-for-development-services-form
https://www.taswater.com.au/building-and-development/application-information/application-for-development-services-form
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Important Notice Regarding Plumbing Plans and Associated Costs 
The SPAN includes references to documents submitted as part of the application. These plans 
are acceptable for planning purposes only and are subject to further detailed assessment and 
review during the next stage of the development proposal. 
TasWater's assessment staff will ensure that the design contains sufficient detail to assess 
compliance with relevant codes and regulations. Additionally, the plans must be clear enough for 
a TasWater contractor to carry out any water or sewerage-related work. 
Depending on the nature of the project, your application may require Building and/or Plumbing 
permits or could be exempt from these requirements. Regardless, TasWater’s assessment 
process and associated time are recoverable through an assessment fee. 
Please be aware that your consultant may need to make revisions to their documentation to 
ensure the details are fit for construction. Any costs associated with updating these plans should 
be discussed directly with your consultant. 

Developer Charges 
A credit of one Equivalent Tenement for the vacant lot has been applied to the Developer 
Charges calculation for this development. For information on Developer Charges please visit the 
following webpage - https://www.taswater.com.au/building-and-development/developer-
charges  

Water Submetering 
As of July 1 2022, TasWater’s Sub-Metering Policy no longer permits TasWater sub-meters to be 
installed for new strata developments. Please ensure plans submitted with the application for 
Certificate(s) for Certifiable Work (Building and/or Plumbing) reflect this. For clarity, TasWater 
does not object to private sub-metering arrangements. Further information is available on our 
website (www.taswater.com.au)  within our Sub-Metering Policy and Water Metering Guidelines. 

Service Locations 
Please note that the developer is responsible for arranging to locate the existing TasWater 
infrastructure and clearly showing it on the drawings.  Existing TasWater infrastructure may be 
located by a surveyor and/or a private contractor engaged at the developers cost to locate the 
infrastructure.   
 
a. A permit is required to work within TasWater’s easements or in the vicinity of its 

infrastructure. Further information can be obtained from TasWater. 
b. TasWater has listed a number of service providers who can provide asset detection and 

location services should you require it. Visit https://www.taswater.com.au/building-and-
development/service-locations for a list of companies. 

56W Consent 
The plans submitted with the application for the Certificate for Certifiable Work (Building) and/or 
(Plumbing) will need to show footings of proposed buildings located over or within 2.0m from 
TasWater pipes and will need to be designed by a suitably qualified person to adequately 
protect the integrity of TasWater’s infrastructure, and to TasWater’s satisfaction, be in 
accordance with AS3500 Part 2.2 Section 3.8 to ensure that no loads are transferred to 
TasWater’s pipes.  These plans will need to also include a cross sectional view through the 
footings which clearly shows; 
a. Existing pipe depth and proposed finished surface levels over the pipe; 
b. Footings must be outside of easements and no closer than 1.0m from TasWater pipes and 

manholes; 

https://www.taswater.com.au/building-and-development/developer-charges
https://www.taswater.com.au/building-and-development/developer-charges
http://www.taswater.com.au/
https://www.taswater.com.au/building-and-development/service-locations
https://www.taswater.com.au/building-and-development/service-locations
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c. The line of influence from the base of the footing must pass below the invert of the pipe and 
be clear of the pipe trench and; 

d. A note on the plan indicating how the pipe location and depth were ascertained. 
e. The location of the property service connection and sewer inspection opening (IO). 
 
Declaration 
The drawings/documents and conditions stated above constitute TasWater’s Submission to 
Planning Authority Notice. 
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Shane Wells

From: Britton, Tanya <tanya.britton@decyp.tas.gov.au>
Sent: Monday, 27 October 2025 6:31 PM
To: Sorell Council
Subject: Planning Application Questions for Lot 50 Stewart Court Midway Point 5.2025.82.1

Good Afternoon, 
 
I would like to clarify a couple of items around the proposed plan for Lot 50 Stewart Court, 
5.2025.82.1. 
I purchased my property at 4 Harback Court in 2023 after the 2021 planning to Sorell Council was 
submitted for Lot 50 Stewart Court and as such had seen the original proposal. 
 
My questions include: 
Why are there now 8 units instead of the 7 proposed in the 2021 application and as can still be seen 
on the current GEO Solutions report? 

I feel that the extra unit provides no break in the shadow caused throughout the morning to 
mine and other properties in Harback Court. 

Will the shadow in the morning impact onto my living space including, loungeroom, kitchen and deck 
area? 
It seems from the planning report that there may be significant impact to my property.  

I cannot see how far on to my property this impacts and would therefore like some clarity 
please. 
With the extra unit being added to the plan, will that significantly impact my privacy from unit 4 which 
will be on the highest point of the property? 
Also, with 8 units I note that there are only 2 visitor parking spaces. If this is the case, has there been 
consideration to the impact of parking within the cul de sac space? 
 
Many thanks for your consideration and I look forward to hearing from you to clarify my questions. 
 
 
 
Regards 
 
Tanya Britton 
 
Tanya Britton | Assistant Principal  
Jordan River Learning Federation Senior School (JRLF SS)  
55 Eddington Street, Bridgewater, TAS 7030  
Phone (03) 62 62 55 00 | E-mail tanya.britton@decyp.tas.gov.au 
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Shane Wells

From: Louis Cann <louiscann@hotmail.com>
Sent: Sunday, 26 October 2025 8:33 PM
To: Sorell Council
Subject: Fwd: Representation – Notice of Proposed Development - 5.2025.82.1

 
 

Louis Cann 
8 Harback Court 
Midway Point TAS 7171 
E: louiscann@hotmail.com 
M: 0400 118 025 

Date: 26 October 2025 

To: 
General Manager 
Sorell Council 

Subject: Representation – Notice of Proposed Development 
Application No.: 5.2025.82.1 
Application Date: 10 October 2025 
Address: Lot 50 Stewart Court, Midway Point 

Dear General Manager, 

I am writing to formally object to the proposed development at Lot 50 Stewart Court, 
Midway Point, as detailed in the Notice of Proposed Development (Application No. 
5.2025.82.1, dated 10/10/2025).  

 

As a resident of 8 Harback Court, Midway Point, I wish to express my strong concerns 
about the negative impacts this proposal would have on the safety, amenity, and 
character of our neighbourhood. 

Grounds for Objection 

1. Overdevelopment of the Site 
The proposed number of dwellings is excessive for the block size and 
inconsistent with the existing low-density residential character of our street. The 
scale and density of the development would significantly alter the quiet, family-
friendly nature of our cul-de-sac. 

2. Insufficient Car Parking Provision 
The proposal includes an inadequate number of parking spaces per dwelling. 
Given that a three-bedroom home commonly houses multiple adults with 
vehicles, the shortfall will inevitably result in overflow parking in our cul-de-sac. 
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Street parking is already limited, and this increase in parked vehicles would 
compromise access, visibility, and safety — particularly for children who 
currently play safely in our low-traffic street. 

3. Insufficient Separation Between Dwellings 
With less than 3 metres between dwellings, the development does not allow for 
adequate light access or ventilation. The absence of northern-facing windows 
due to this proximity further reduces energy efficiency and natural daylighting, 
contrary to good design principles for the southern hemisphere. 

4. High Risk of Garages Being Repurposed 
While garages are included in the design, it is common in similar developments 
for these spaces to be converted into offices, storage rooms, or gyms. This 
likelihood further compounds the issue of insufficient on-site parking. 

5. Loss of Privacy for Neighbouring Properties 
The proposed layout will result in significant overlooking of neighbouring 
backyards and living spaces from multiple new dwellings, affecting the privacy 
currently enjoyed by surrounding residents. At least three new dwellings would 
have direct line-of-sight into each existing home and garden that borders the 
property. 

6. Inaccurate Address and Access Reference 
The application refers to the address as Stewart Court, yet vehicular and 
pedestrian access is via Harback Court. This discrepancy will have implications 
for traffic, safety, and consultation accuracy, as Harback Court residents will be 
directly affected by increased vehicle movements. 

7. Insufficient Private Open Space 
The proposed development provides minimal usable open space for each 
dwelling. This lack of outdoor area fails to meet reasonable amenity 
expectations and is inconsistent with council planning objectives for livability 
and family-friendly design. 

8. Misleading and Outdated Documentation 
The application appears to include documentation from a previous 
development submission that proposed only seven dwellings on the site. This 
inclusion is misleading, as it does not accurately reflect the current proposal’s 
scale or impacts, and may confuse residents reviewing the plans during the 
public consultation period. 

For these reasons, I respectfully request that the Council refuse the current proposal 
or require the developer to submit a revised design that reduces density, increases 
parking provision, improves building separation, and aligns with the established 
residential character and safety of our community. 

Thank you for considering this representation. I would appreciate being notified of any 
future meetings or decisions relating to this application. 

Yours sincerely, 
Louis Cann 
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8 Harback Court 
Midway Point TAS 7171 
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Shane Wells

From: Alex johnston <alexandrajohnston79@gmail.com>
Sent: Monday, 27 October 2025 3:11 PM
To: Sorell Council
Subject: DA 5.2025.82.1 - opposition to development Stewart Court

Representation – DA 5.2025.82.1 

Lot 50 Stewart Court, Midway Point – Proposed Eight Multiple Dwellings 
From: Alex Johnston, Owner of 6 Harback Court, Midway Point TAS 7171 

To the General Manager, Sorell Council 

I am the owner and occupier of 6 Harback Court, which directly adjoins and overlooks the subject 
site at 1 Stewart Court. 
I wish to object to Development Application 5.2025.82.1 on the following planning grounds under 
the Tasmanian Planning Scheme – Sorell. 

1. Density – Clause 8.4.1 (A1 / P1) 

The development proposes eight dwellings on approximately 1 936 m², equating to an average 242 
m² per dwelling, well below the 325 m² minimum required by A1. 
As such, it must be assessed under P1, which requires the density to be compatible with 
neighbourhood character and to maintain residential amenity. 
Stewart Court and Harback Court are quiet, low-density streets of single dwellings on generous lots. 
Eight two-storey units of this intensity represent clear over-development inconsistent with the 
surrounding pattern of development. 

2. Setbacks, Building Envelope & Amenity – Clause 8.4.2 (A3 / P3) 

Four double-storey dwellings are proposed along the boundary adjoining my property at 6 Harback 
Court. 
They appear to breach the 45-degree building-envelope standard (measured from 3 m above the 
boundary) and are set back less than the 1.5 m minimum. 
This will cause: 

 Overshadowing of my rear yard and living spaces; 
 Significant visual bulk and enclosure when viewed from my property; and 
 An inconsistent two-storey wall effect that disrupts the single-storey character of Harback 

Court. 

The proposal therefore fails A3 and cannot satisfy P3, which requires no unreasonable loss of 
amenity through overshadowing, visual bulk or loss of privacy. 

Shane.Wells
Rectangle
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3. Privacy – Clause 8.4.6 (A1 / P1) 

Upper-storey windows and balconies facing my property will directly overlook my private open 
space and interior living areas. 
They are not set back the required 3 m (side) or 4 m (rear), nor do they include the required 1.7 m-
high screening or obscure glazing. 
This design causes an unreasonable loss of privacy contrary to A1/A2 and P1. 

4. Private Open Space & Site Coverage – Clauses 8.4.3 and 8.4.4 

The layout indicates very limited ground-level open space and excessive building footprint. 
Several units appear to have poorly oriented private open spaces with minimal sunlight, and overall 
site coverage likely exceeds 50 %. 
This undermines the standard of amenity expected in the General Residential Zone. 

5. Parking & Access – C2.5.1 and C2.6.1 (Parking and Sustainable Transport Code) 

Only two visitor parking spaces are proposed for eight dwellings. 
While this meets the numerical minimum, the site sits at the end of a narrow cul-de-sac with very 
limited kerbside parking. 
The resulting overflow of visitor and tradesperson vehicles will cause congestion and impede turning 
movements within Stewart Court and Harback Court. 
This does not satisfy Performance Criterion P1 of C2.5.1 or C2.6.1, which require safe, efficient 
access and parking that do not adversely affect the amenity of the surrounding area. 

6. Cumulative Impact on Neighbourhood Character 

Collectively, the high density, two-storey scale, minimal setbacks, and inadequate parking 
demonstrate an over-intensification of the site that will significantly alter the established character 
of both Stewart Court and Harback Court and diminish residential amenity for existing 
homeowners. 

Request 

I respectfully request that Council refuse the proposal in its current form or require a substantial 
redesign to: 

 Reduce the number of dwellings; 
 Increase side and rear setbacks; 
 Limit double-storey height along shared boundaries; 
 Provide privacy screening to upper-level windows; and 



3

 Add additional on-site visitor parking. 

Thank you for considering this representation. Please keep me informed of any amended plans or 
further consultation. 

Yours sincerely, 
Alex Johnston 
6 Harback Court, Midway Point TAS 7171 
0426893743 
Date: 27 October 2025 
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