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1 ACKNOWLEDGEMENT OF COUNTRY 

WE ACKNOWLEDGE THE BOANDIK PEOPLES AS THE TRADITIONAL CUSTODIANS 
OF THE LAND WHERE WE MEET TODAY. WE RESPECT THEIR SPIRITUAL 
RELATIONSHIP WITH THE LAND AND RECOGNISE THE DEEP FEELINGS OF 
ATTACHMENT OUR INDIGENOUS PEOPLES HAVE WITH THIS LAND. 

2 APOLOGY(IES)  

Nil 

3 CONFIRMATION OF MINUTES 

Council Assessment Panel - 23 July 2020 

 

RECOMMENDATION 

That the minutes of the Council Assessment Panel meeting held on 23 July 2020 be 
confirmed as an accurate record of the proceedings of the meeting. 

 

  

4 INVITEES 

The Presiding Member read the following statement to the Applicant/Owner/Representor 
that attended the meeting: 

 As from 1 October 2017, every Council is required to establish an Assessment Panel 
under provisions within the Planning, Development and Infrastructure Act 2016 to 
determine and make decisions on development applications as delegated to the Panel. 

 When the Panel is considering an application, it must assess the proposal against 
Council’s Development Plan. 

 The meeting itself is informal, however, all decisions made by the Assessment Panel are 
formal. 

 Representors will be allocated 5 minutes to make their presentation, after which, Panel 
Members may ask questions to clarify any issues. It is solely a question and answer 
session. There will be no debate entered into. 

 Council Officers will advise you of the decision as soon as practical after the meeting. 
 
 

 Aaron and Toni Heemskerk the Applicant have been invited for Item 5.1, DA 
381/0142/2020 
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5 REPORTS 

5.1 62 WEHL STREET SOUTH, MOUNT GAMBIER  – REPORT NO. AR20/51644 

Development No: DA 381/0142/2020   

Applicant: Aaron and Toni Heemskerk    

Property Address: 62 Wehl Street South, Mount Gambier    

Property Owner: Aaron and Toni Heemskerk  

Report No: AR20/51644 

CM9 Reference: AF19/488 

Author: Emily Ruffin, Planning Officer 

Authoriser: Tracy Tzioutziouklaris, Manager Development Services  

Nature of 
Development: 

Consent/Category 1    

Description: To demolish part of the existing shop and dwelling, and to 
construct a detached dwelling in association with the existing 
shop and outbuilding (garage)  

Zoning: Residential    

Policy Area: Wehl Street South Historic (Conservation) Policy Area  

Heritage: N/A  

  

REPORT RECOMMENDATION 

1. That Council Assessment Panel Report No. AR20/51644 titled ‘62 Wehl Street South, Mount 
Gambier ’ as presented on 27 August 2020 be noted. 

2. The Applicant be advised that following the onsite inspection and reviewing the streetscape 
elevation the panel move that the having regard to the Development Plan provisions and all 
supporting documentation, the proposed development is not considered to be at serious 
variance with the Council’s Development Plan.  Development Plan Consent be granted 
subject to the following condition: 

(a) The development shall be carried out is accordance with the Plan/s as approved by 
Council, and maintained in good condition thereafter. 

4.    The applicant and owner be advised of the following reasons for Councils conditions of 
approval: 

(a) The development is not seriously at variance with the provisions of the Council       
Development Plan. 

(b) To promote orderly and proper development. 
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BACKGROUND 

The Council Assessment Panel Meeting first considered this application at it’s meeting held on 23rd 
July 2020.  At this time the CAP resolved the following; 

“1.  The Applicant be advised that the Council Assessment Panel has deferred making a 
decision of the application and requests:  
 

(a) An on site inspection be organised to enable the Council Assessment Panel to view the 
subject site immediately prior to the next meeting of the Council Assessment Panel 
scheduled to be held on Thursday 20th August, 2020.  
 

(b) The provision of a streetscape elevation of the proposed development illustrating the 
bulk, scale and size of the proposed dwelling in context with the existing building at the 
front of the subject property when viewing the subject property from the street.”  

 
The subject property is a regular shaped allotment, with a street frontage to Wehl Street South of 22 
metres and a depth of 61 metres, with a total land area of approximately 1,342 square metres.  

A shop and dwelling, and associated residential outbuilding (garage) is currently located on the 
subject site.  

The allotment is set slightly above street level.  

The allotment is located adjacent established residential dwellings, including a group of circa 1980s 
units to the south, to the rear of the allotment an access driveway to a Place of Worship exists, and 
opposite the property is open land associated with the Old Gaol.  The immediate area is 
characterised by a variety of dwelling styles, including historic cottages, and multiple sets of circa 
1980/early 1990 unit developments.     

The property is located within the Residential Zone and the Wehl Street South Historic 
(Conservation) Policy Area. 

PROPOSED DEVELOPMENT 

The proposed development involves the: 

 Demolition of the rear (dwelling) portion of the existing shop and dwelling; and  

 The construction of a single story detached dwelling with garage, portico and verandah under 
the main roofline with; 

(i) a total floor area of 327 square metres (sqm), comprising 217 sqm living area, 44 sqm 
verandah, 7 sqm portico, and 59 sqm garage; 

(ii) wall height of 2.6 metres; 
(iii) maximum roof height of 5.54 metres;  
(iv) Hipped pitch roofing, and; 
(v) flush pointed Mount Gambier store walls and custom orb colourbond roofing,  
(vi) D gutters 
(vii) Roll type barge cap  

 
The dwelling is proposed to have a 22.5 degree roof pitch, 600 mm eaves all round, D profile gutters 
and roll type barge capping. The dwelling will be separated from the shop by 2.4 metres, and will 
have a minimum side boundary setback of 0.90 metres, and rear boundary setback of 19 metres.  

The established palm tree onsite is proposed to be retained, along with existing landscaping to the 
northern side of the driveway.  
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DEVELOPMENT PLAN PROVISIONS 

The development plan provisions as contained with the Mount Gambier (City) Development Plan as 
consolidated 21 April 2016 which relate to this application include;  

Residential Zone  

Objectives 1, 2 and 3 

Desired Character Statement 

Principle of Development Control 1, 3,  

Form and Character 8, 10 

Mount Gambier (City) 

Historic Conservation Area 

Objectives 1, 2, 3, 4, 5 

Desired Character Statement 

Principles of Development Control 1, 4, 5, 6, 8, 10, 12, 13, 16, 18 

 

PLANNING ASSESSMENT 

The application was referred to the Council Assessment Panel as the development as proposed is 
not supported by Council’s Heritage Advisor.  

The additional information as requested by the Council Assessment Panel has now been provided. 

After consultation with the Council Assessment Panel Presiding Member by the Assessment 
Manager it was considered an inspection of the subject site by the Council Assessment Panel was 
not necessary as the additional information requested has been provided. 

The proposed development meets the residential provisions of the Development Plan, including 
boundary setbacks, wall and overall height, private open space and site coverage provisions. 

There are no concerns in relation to the demolition of the rear half of the shop and dwelling, this 
being a lean to fibro clad addition to the original cottage building.  

The portion of the building used for the shop will remain in its current form and will continue to be 
used as a shop. Whilst this is not a traditional pattern of development, it is not dissimilar to the 
separation of residential dwellings within the immediate locality, and is not considered out of 
character with the area.  

The dwelling design has integrated eave overhangs, roof pitch, gutter profiling and boundary 
setbacks patterns which reflect the character of the locality, and take cues from the existing historic 
built form.  

The proposed development maintains the width of frontage of the allotment, and does not propose 
to amend the existing established access arrangements, and will retain the existing established tree 
located onsite.  

Whilst the proposed garage under the main roofline does not have a single vehicle width garage 
door or separated doors, this faces inward to the allotment, and does not directly address the street. 
The applicant has considered this design element and requires a double width door for site 
functionally.  

No changes to the onsite boundary fences are proposed.  

The desired character statement for the Wehl Street South Historic (Conservation) Policy Area 
makes note of existing small side boundary setbacks, and seeks to maintain boundary setbacks and 
avoid boundary to boundary development, the proposed new dwelling delivers on this objective.  
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The Historic Conservation Area policies support infill development at the rear of larger allotments, 
with this development having the capacity to deliver on this objective.  

The immediate locality and existing built form within the subject locality vary significantly, with many 
examples of infill development not complementing the historical character of the area.  As a result 
the character of the area is now mixed, with the proposed development considered to be more 
complementary to the character of the historic conservation area than many of the existing infill 
development examples within the immediate locality.  

The applicant has indicated they wish to retain the roof span and ridge heights as they are installing 
cathedral ceilings internally.  

The southern elevation does indicate eave heights are similar to the existing cottage, albeit achieved 
by the rear portion of the allotment being retained.  

This detailing reflects the minimum standard in regard to an infill dwelling within a heritage area. The 
dwelling will be visible from the Wehl Street South Frontage.  Whilst there are opportunities for further 
refinement to ensure the proposed dwelling complements the existing cottage (shop) on site, 
including refining the roof span to reduce bulk and scale, when viewed in the content of existing built 
form improvements in the locality it would be difficult to argue the proposal is at significant variance 
from the Development Plan Provisions, and as such it is difficult to support the refusal 
recommendation of the Heritage Advisor.   

The existing cottage (shop) onsite is not identified as a contributory, local or state heritage place, 
and as such could be demolished and the allotment redeveloped for residential development. The 
proposal to retain the cottage as a shop and to set the new dwelling further back on the allotment 
minimises the streetscape impact, and delivers a sympathetic repurposing of a cottage that does not 
deliver on the current standard expected in a residential dwelling.  

CONCLUSION 

The proposed dwelling warrants the support of the Council Assessment Panel. The proposed 
development is not considered to be at serious variance to the provisions of the Development Plan 
and it is recommended Development Plan Consent be granted subject to the conditions as detailed 
in the recommendation.     

INVITES 

The Applicant – Aaron and Toni Heemskerek  

ATTACHMENTS 

1. Map - DA 381/0142/2020 - 62 Wehl Street South, Mount Gambier   
2. Plans of proposed dwelling   
3. Streetscape elevation    
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5.2 89 COMMERCIAL STREET WEST, MOUNT GAMBIER  – REPORT NO. AR20/51646 

Development No: DA 381/0115/2020  

Applicant: Yurek Jarnevic   

Property Address: 89 Commercial Street West, Mount Gambier   

Property Owner: Yurek Jarnevic   

Report No: AR20/51646 

CM9 Reference: AF19/488 

Author: Emily Ruffin, Planning Officer 

Authoriser: Tracy Tzioutziouklaris, Manager Development Services  

Nature of 
Development: 

Consent/Category1  

Description: To construct additions to the rear of the existing shop, to be used 
a dwelling in association with the existing shop   

Zoning: City Centre  

Policy Area: N/A  

Heritage: N/A   

  

REPORT RECOMMENDATION 

1. That Council Assessment Panel Report No. AR20/51646 titled ‘89 Commercial Street West, 
Mount Gambier ’ as presented on 27 August 2020 be noted. 

2. The Applicant and Owner be advised that having regard to the Development Plan provisions 
and all supporting documentation, the proposed development is not considered to be at 
serious variance with the Council’s Development Plan, and the applicant be granted 
Development Plan Consent subject to the following conditions;  

(a) The development shall be carried out is accordance with the Plan/s as approved by 
Council, and maintained thereafter. 

(b) All waste materials and refuse shall be contained within the proposed building or 
alternatively a screened holding place for the waste material and refuse containers 
shall be provided and maintained on the site of the development.  

3. The applicant and owner be advised of the following reasons for Councils conditions of 
approval; 

(a) To promote orderly and proper development. 

(b) To ensure the outbuilding has an acceptable streetscape impact  
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BACKGROUND 

The subject property is an allotment approximately 734 square metres in area and is located within 
the City centre Zone.  

The allotment has it’s primary street frontage to Commercial Street West, and secondary street 
frontage to Engelbrecht Lane.  

A single storey shop, with a floor area of approximately 450 square metres, is located at the front of 
the allotment with frontage to Commercial Street West, and a rear access/service area with frontage 
to Engelbrecht Lane. At the rear of the shop is an existing storage area of approximately 75 square 
metres exists, which is proposed to be incorporated into the proposed development.  

The existing site layout incorporates approximately 6 car spaces to the rear of the shop, with access 
from Engelbrecht lane.  

PROPOSED DEVELOPMENT 

The proposed development is to construct a dwelling to the rear of the existing shop, comprising a 
double storey extension located above the existing store area at the rear of the shop, extending to 
the rear boundary.  This dwelling is to be occupied in association with the existing shop, and includes 
shared waste storage areas, direct access to the shop, and shared car parking spaces.  

The proposed dwelling is to comprise: 

 Two bedrooms, ensuite, shared laundry/bathroom, kitchen dine living to the upper storey and 
balcony with a total living area of approximately 140 square metres, and balcony area of 33 
square metres.  

 An open area to be utilised for pool table/additional living area (man cave) to the lower storey 
of approximately 60 square metres, including a undercover patio space of 47 square metres, 
small storage room of 11 square metres and a double car garage (in one line) of 40 square 
metres. 

 A stairwell area acts as a common area providing access to the upper and lower storey of the 
dwelling, and direct access to the shop.  

Adequate space remains in front of the dwelling from Engelbrecht Lane to accommodate 4 car 
parking spaces in front of the dwelling, and two undercover car spaces (in one line) in association 
with the dwelling.  

DEVELOPMENT PLAN PROVISIONS 

The development plan provisions as contained with the Mount Gambier (City) Development Plan as 
consolidated 21 April 2016 which relate to this application include;  

City Centre Zone  

Objectives 1, 2, 3 4, 5, 6, 7, 11  

Desired Character Statement 

Principle of Development Control 1, 3,   

Form and Character 7, 8, 10, 13 

 

 

 

 

Mount Gambier (City) 

Design and Appearance  
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Objective 1 

Principle of Development Control 1, 2, 3, 4, 9, 11, 12, 14, 15, 16, 17 

 

Interface Between Land Uses 

Objective 1, 2 

Principles of Development Control 4 

 

Residential Development  

Objectives 1, 2, 3 

Principles of Development Control 1, 5, 6, 14, 17, 18, 19, 20, 21, 22, 23, 26, 27, 32, 34,  

 

PLANNING ASSESSMENT 

The application is referred to the Council Assessment Panel as the proposed new dwelling to be 
utilised in association with the existing shop: 

 Does not provide adequate private open space for the dwelling; 

 Reduces the number of car parking spaces available the existing shop, resulting in an overall 
car parking deficiency; 

 Has not provided a screened utility areas (cloths drying, rain water tank, household waste and 
recycling) or any onsite landscaping 

 Has not indicated measures to be implemented in the building design to mitigate the impact of 
non-residential activities on the subject dwelling 

The City Centre Zone Objectives specifically envisage a centre accommodating medium density 
residential development that contribute to the public realm as a safe, secure and attractive, whilst 
minimising adverse impact and conflict between and uses.  

Dwellings are listed as a non-complying form of development in the City Centre, except where in 
conjunction with non-residual development. The proposed dwelling in association with the existing 
shop is an envisaged use with the City Centre.  

External noise and light intrusion into bedrooms should be prevented by separating or shielding 
rooms/ bedrooms located away from noise sources noise attenuation.    

The applicant has not identified elements with the proposal that minimise adverse impacts resulting 
from the non-residential uses in the City Centre, including after hours activity and light intrusion. It is 
noted the bedrooms are located to the rear of the dwelling well set back from the public laneway, 
have no external facing windows which should assist in minimising impacts of light and afterhours 
activity.  

There are no overlooking concerns resulting from the upper level windows, given there are no other 
dwellings in the immediate vicinity, and a balcony separates the windows of the living areas from the 
street frontage. Whilst the development plan does consider upper level windows should screened to 
1.5 metres to avoid overlooking into habitable rooms or onto private open space of other dwellings, 
this is not necessary in this instance.  

Buildings are generally envisaged to be single storey except where adjoining existing two storey with 
unifying architectural elements that complement the adjoining properties, and the service area be 
screened. The proposed dwelling is double storey, however when viewed alongside the existing 
shop, and given the residential scale, skillion rood design and setback from Engelbrecht Lane the 
proposal does complement the adjoining property and delivers a high architectural standards that 
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responds to and reinforces positive aspects of the local environment and built form, reducing visual 
bulk and provides interest. The integration of a balcony area, cantilevered forward of the lower storey 
of the dwelling provides visual interest and is appropriately orientated facing west to provide solar 
access.  

The setback from Engelbrecht Lane enables the provision of car parking spaces for the shop forward 
of the dwelling, reducing the impact on site functionality. The shop, at 450 square metres in area, 
should provide 25 onsite car spaces based on the requirements for car parking within the 
Development Plan. The current development provides for 6 onsite car spaces, with this reduced to 
4 as a result of the proposed dwelling construction, with two of these spaces to be associated with 
the dwelling. The location within the City Centre, and the intent that the dwelling be occupied in 
conjunction with the shop, mitigates the concern resulting from the car parking deficiency. The 
Development Plan encourages the use of public car parking spaces, and given the occupant of the 
dwelling occupier is the operator of the shop, this reduces the need for the provision of on onsite car 
parking.  

The Development Plan also identifies site coverage should be limited to enable adequate space to 
deliver on pedestrian and vehicle access and parking, domestic storage, outdoor clothes drying, 
rainwater tank/s, private open space and landscaping, incorporating appropriate front, side and rear 
setbacks and convenient storage of household waste and recycling.  

The proposal seeks to co-locate waste storage with the existing shop storage, this is perhaps not 
the most convenient location in regard to access from the dwelling as it is behind a roller door, 
however it is functional. There is adequate lower level space to provide for utility areas, and it is 
recommended that a condition of approval be that if any lower ground utility areas are established 
they be appropriately screened. Revised plans, as attached, have been provided which screen the 
balcony to each end, providing capacity and provision to enable outdoor clothes drying, and 
screened private open space.   

Private open space, where a site of the dwelling is less than 250 square metres,  should be minimum 
of 35 square metres, part of which can be provided by balconies if this area is greater than 8 square 
metres and has a minimum dimension of 2 metres.  The only area identified to provide private open 
space for the proposed development is the upper balcony area, give the lower patio area remains 
open to the laneway and is forward of the dwelling. The balcony area does not provide adequate 
private open space, which by technical measurement delivers approximately 7.8 square metres at a 
minimum width of 2 metres. There is however some 33 square metres in total balcony area with a 
minimum width of 1.75 metres, that does deliver some functionality. There is also capacity to deliver 
additional private outdoor space with screening to the lower level, however this has not been 
included as part of the proposed development.  

The private open space as part of the balcony area delivers on the changing needs and expectations 
of the community, and the desire to have low maintenance, higher density living. Whilst no 
landscaping is provided onsite, the site configuration does not lend itself to the provision of 
landscaping without impacting functionally, including limiting car parking, and with the absence of 
landscaping the proposal is not considered to be out of character with the established built form.  

CONCLUSION 

The proposed dwelling warrants the support of the Council Assessment Panel. Whilst there remains 
opportunities for further design improvements, the proposed development in its current form is not 
considered to be at serious variance to the provisions of the Development Plan and it is 
recommended Development Plan Consent be granted subject to the conditions.   

  

INVITES 

Nil 
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ATTACHMENTS 

1. Map - DA 381/0115/2020 - 89 Commercial Street West, Mount Gambier   
2. Plans of proposed dwelling addition   
3. Additional detail regading proposed developement    
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MANUFACTURER TO CHECK MEASURE ALL 
WINDOWS ON SITE.
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MASONRY JOINT FULL HEIGHT THORUGH 
BOTH LEAVES OF MASONRY


90mm PVC DOWNPIPE
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LIVING 217m2


DECK   44m2


VERANDAH     7m2


GARAGE   59m2


TOTAL 327m2
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ROLL TYPE BARGE CAPPING 
TO PROPOSED NEW ROOF


D GUTTER
COLOUR BY OWNERS SELECTION


EXISTING SALON


PROPOSED NEW RESIDENCEEXISTING SHED


EXISTING TREE


REAR BOUNDARY


2400mm SETBACK FROM 
EXISTING SALON BUILDING


600mm HIGH RETAINING WALL


2400


MASONRY ONLY, UP TO 600mm IN HEIGHT
MASONRY UP TO 600mm IN HEIGHT AND A TILED ROOF
MASONRY UP TO 600mm IN HEIGHT AND A METAL ROOF
MASONRY OF AT LEAST 2100mm AND A TIMBER FLOOR
MASONRY ONLY, GREATER THAN 600mm IN HEIGHT
MASONRY INC CONCRETE OR TIMBER FLOOR AND TILED ROOF


I N G A L   L I N T E L  S P A N   T A B L E
LOAD
TYPE DESCRIPTION


A
B
C
D
E
F


LINTEL DESCRIPTION


85 x 7
75 x 10


90x90x6
100x100x6
100x100x6
150x100x6
100x100x8
100x75x10
150x90x10
150x100x10


200x6+200x6
200x8+200x6
200x10+200x10
250x10+200x6
250x10+200x10
250x12+200x10
250x12+250x10


FLAT


ANGLES


TBAR


CF
HR


HR
CF
HR
CF
HR
HR
HR
HR


HRW
HRW
HRW
HRW
HRW
HRW
HRW


MAXIMUM OPENING WIDTH
LOAD TYPE


A              B              C              D              E              F 
900


1200


3000
3270
3350
4070
3600
3710
4990
5040


5010
5270
5700
5700
5700
5700
5700


650
800


1950
1750
2100
2340
2250
2140
3190
3230


3180
3600
4100
4520
4740
4890
4980


650
800


2200
2180
2400
2870
2550
2530
3730
3760


3840
4180
4550
5030
5270
5430
5540


650
800


2050
1490
2250
1990
2400


ns
2940
2970


2590
2920
3370
3930
4130
4460
4540
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800


2650
2320
2900
3010
3040
2660
3860
3900


3480
3850
4190
4630
4850
5000
5100


ns
ns


1150
1170
1260
1560
1420


ns
2300
2320


1740
1940
2270
2650
2780
3000
3060


CF=COLD FORMED HR=HOT ROLLED
MIN. BEARING LENGTH < = 1000mm - 100mm OPENINGS > 1000mm - 150mm
LINTELS TO BE PROPPED DURING CONST. OR UNTIL MORTAR CURES - MID SPAN OR MAX 1.5m
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BUILDING DESIGN (08) 8723344
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Revisions Date


C COPYRIGHT PROTECTED


THESE DRAWINGS ARE TO BE READ IN CONJUNCTION WITH THE ENGINEERS REPORT No.


BUILDING SUB FLOORS AND PERIMETERS TO BE TREATED FOR THE PREVENTION OF 
SUBTERRANEAN TERMITES IN ACCORDANCE WITH AS 3660.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER SCALED DIMENSIONS.


G E N E R A L  N O T E S 


- ALL TIMBER FRAMING TO BE IN ACCORDANCE WITH AS 1648.2 2010.
- MINIMUM STRESS GRADE FOR STRUCTURAL TIMBER MGP10 UNLESS OTHERWISE NOTED.
- REFER TO WALL FRAME MANUFACTURERS SPECIFICATIONS FOR MEMEBER SIZES, LINTEL 
SIZES, JAMB STUDS AND BRACING REQUIREMENTS.
- REFER TO ROOF TRUSS MANUFACTURERS SPECIFICATIONS FOR LAYOUT, SPACINGS, 
CONNECTION DETAILS AND BRACING REQUIREMENTS.


T I M B E R  F R A M I N G


H1     INSIDE, ABOVE GROUND. COMPLETELY PROTECTED FROM WEATHER, WELL VENTILATED    
          AND PROTECTED FROM TERMITES.
H2     INSIDE, ABOVE GROUND. PROTECTED FROM WETTING. NIL LEECHING.
H3     OUTSIDE, ABOVE GROUND. SUBJECT TO PERIODIC MODERATE WETTING AND LEECHING
H4     OUTSIDE. IN-GROUND. SUBJECT TO SEVERE WETTING AND LEECHING.
H5     OUTSIDE, IN-GROUND OR IN FRESH WATER. SUBJECT TO EXTREME WETTING AND 
          LEECHING, AND/OR WHERE THE CRITICAL USE REQUIRES A HIGHER DEGREE OF  
          PROTECTION.
H6     MARINE WATERS. SUBJECT TO PROLONGED IMMERSION IN SEA WATER.


T I M B E R   D U R A B I L I T Y  C L A S S 


B U S H F I R E  P R O V I S I O N S  -  G E N E R A L


E N E R G Y  E F F I C I E N C Y  /  C L I M A T E   Z O N E   6


- FIRE DANGER INDEX - FDI 80
- VEGETATION CLASSIFICATION - OPEN WOODLAND 'B 06'
- DOWNSLOPE - 3 DEGREES


- EXCLUSIONS (2.2.3.2 AS 3959)
  DISTANCE FROM VEGETATION - 100m
  LOW THREAT VEGETATION EG. MANAGED GRASSLAND


  BUSHFIRE ATTACK LEVEL - BAL - LOW


  CONSTRUCTION IMPLICATIONS:
  NO SPECIFIC BUSHFIRE REQUIREMENTS/


CHIMNEYS AND FLUES
THE CHIMNEY OR FLUE OF AN OPEN SOLID-FUEL BURNING APPLIANCE MUST BE FIT WITH A 
DAMPER OR FLAP THAT CAN BE CLOSED TO SEAL THE OPENING.
ROOF LIGHTS
ROOF LIGHTS TO HABITABLE ROOMS MUST BE SEALED IN ACCORDANCE WITH THE BCA
EXTERNAL WINDOWS AND DOORS
ALL EXTERNAL SWING DOORS MUST BE FITTED WITH DRAUGHT SEALS, TO BOTTOM EDGE.
FOAM OR RUBBER COMPRESSIBLE STRIPS MUST BE FITTED TO ALL EDGES OF OPENABLE 
WINDOWS AND TO OTHER EDGES OF EXTERNAL SWINGS DOORS.
EXHAUST FANS AND EVAPORATIVE COOLERS
MUST BE FITTED WITH A SELF CLOSING DAMPER OR FILTERS WHEN SERVING AN HABITABLE 
ROOM.


VENTILATION REQUIREMENTS
ALL HABITABLE ROOMS MUST BE VENTILATED WITH AN OPENING SIZE NOT LESS THAN 5% OF 
THE FLOOR AREA OF ROOM. OPENING MUST OPEN TO A SUITABLY SIZED COURT OR OPEN TO 
SKY, AN OPEN VERANDAH OR CARPORT.
EXHAUST FANS USED TO VENTILATE SANITARY COMPARTMENTS MUST EXHAUST DIRECTLY 
TO OUTSIDE OF BUILDING BY WAY OF DUCTS. IF EXHAUSTED INTO ROOF SPACE, ROOF NEEDS 
TO BE ADEQUATELY VENTILATED BY OPEN EAVES AND OR ROOF VENTS.


LIGHTING LEVELS ARE NOT TO EXCEED 5 WATTS PER SQUARE METRE OF FLOOR AREA. 4W/M2 
FOR TERRACES. ADJUSTMENT FACTORS CAN APPLY FOR DIMMERS IN ACCORDANCE WITH 
BCA.3.12.5.3
HOT WATER SYSTEMS SHALL COMPLY WITH THE FOLLOWING: 
-SOLAR OR HEAT PUMP SYSTEMS WITH AT LEAST 22 RENEWABLE ENERGY CERTIFICATES 
/ZONE.
-GAS HOT WATER SYSTEM RATED AT NOT LESS THAN 5 STARS.
HEATING ONLY SYSTEMS SHALL HAVE A MIN. R VALUE OF R1.0 FOR DUCTWORK AND R0.4 FOR 
FITTINGS.


2. B U I L D I N G  S E A L I N G
1. G L A Z I N G REFER TO ATTACHED ENERGY REPORT.


3. A I R   M O V E M E N T


4. S E R V I C E S


Check and verify all dimensions and levels before
commencing any work or shop drawings. Discrepancies
are to be reported to this office before proceeding.


P E R S P E C T I V E


F I N I S H E S   S C H E D U L E


co COLORBOND CUSTOM ORB ROOF.
FASCIA AND GUTTERS TO MATCH.


ht HARDITEX 
m.g.s FLUSH POINTED MOUNT GAMBIER 


STONE WALLS FOR PAINT FINISH.
wa WA LIMESTONE
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EXISTING CROSSOVER 
TO BE MAINTAINED
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35mm SET DOWN AS PER DETAIL


35mm SET DOWN AS PER DETAIL


R A F T   S L A B
- 100mm THICK CONCRETE RAFT SLAB SL72
  40mm COVER
- 200µm MEMBRANE UNDER
- EXTERNAL BEAMS: 350w X 300d. 1/3TM11 BOT
- INTERNAL BEAMS: N/A 300w X 300 d  1/ 3TM11 BOT
- RE-ENTRANT CORNERS: 3 x N12 X 2000L
- SET DOWNS AS DETAILED
- 25mm K3 R1.25 FOIL BOARDS


SITE CLASSIFICATION "S"
ARTICULATED MASONRY VENEER  AS 2870
25mpa CONCRETE
MAINTAIN SLAB THICKNESS AT ALL SET DOWNS
ALL COMPACTED FILL TO 95% S.D.D
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2/200 UB STEEL PORTAL TO ENGINEERS DETAIL


425 x 85 GL13 LAMINATED BEAM
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425 x 85 GL13 LAMINATED RIDGE BEAM.
SEE ENGINEERS DWGS FOR MORE DETAILS.


PORTAL FRAME AS PER ENGINEERS DETAIL.


LINE OF RAFT FOOTING


C2C2


200 UB TO ENGINEERS DETAILS


LINE OF RAFT FOOTING


SB3


SB1
SB1


PF1PF2


1


S E C T I O N   A  /   S C A L E   1 : 5 0


10mm WR PLASTERBOARD LINING TO ALFRESCO


R4.0 INSULATION


10mm PLASTERBOARD CEILING AND WALL LINING


R2.0 WALL INSULATION


22mm DECK TO OWNERS SELECTION


PORTAL FRAME TO ENGINEERS DETAIL 
SHOWN SHADED IN GREY.


TRUSS AND FRAMES TO 
MANUFACTURERS SPECIFICATIONS


COLORBOND ROOF SHEETING


90 x 45 MGP10 BATTENS @ 900CRS


6mm HARDIFLEX SOFFIT


ALUMINIUM FRAME WINDOWS TO SELECTION. 
REFER TO SCHEDULE FOR MORE DETAILS.


STONE SILL R2.0 WALL INSULATION


CORNICE TO OWNERS SELECTIONLINTEL AS PER SCHEDULE


WALL WRAP


ALL IMPORTED FILL COMPACTED TO 95% SDD


90 x 45 H3 PINE JOISTS @ 450 CRS


90 x 90 H3 PINE BEARERS @ 1500 CRS


90 x 90 H4 PINE STUMPS @ 1500 CRS
WITH 250 Ø x 150 D CONCRETE SOLE PLATE


MOUNT GAMBIER STONE FLUSH POINTED 
FOR PAINT FINISH.
WEEP HOLES @ 1200 CRS.
MASONRY TIES @ 300mm CRS VERT, 600mm 
CRS HORIZ. AND AROUND OPENINGS.


REFER TO DETAIL 3 FOR 
MORE INFORMATION.


D.P.C


D GUTTER
COLOUR BY OWNERS SELECTION
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LINE OF PF2


FORM POCKET AT REBATE 
LEVEL FOR COLUMN


PORTAL FRAME


STUD FRAMEWORK


D E T A I L  3  /  S C A L E   1 : 1 0


TRUNCATED TRUSS TGG1


JOIST HANGER BRACKET 
TO BC OF TGG1. 4 30 x 2 
REINFORCED HEAD NAILS 
PER CONNECTION FACE


90 x 35 STUD WALL FRAME


SQUARE SET 
PLASTERBOARD LINING


190 x 45 MGP10 
RAFTERS @ 600 CRS


D E T A I L  2  /  S C A L E   1 : 1 0


10mm PLASTERBOARD 
WALL LINING 


230 PFC TO ENGINEERS DETAIL


CONTROL JOINT 
FOAM


MGS


POLYURETHANE SEALANT WHERE 
STONE ABUTS STEEL POST


SELECTED ALUMINIUM WINDOW


89 x 3.5 SHS COLUMN 
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Check and verify all dimensions and levels before
commencing any work or shop drawings. Discrepancies
are to be reported to this office before proceeding.


LOCALITY


TABLE 3.5.2.1 RAINFALL DURATION INTENSITIES
5 min duration rainfall intensity (mm/h)
Average recurrence interval once in -


20 Years 100 Years


ADELAIDE
GAWLER


MT. GAMBIER
MURRAY BRIDGE
PT. AUGUSTA
PT. PIRIE
YORKYOWN


124
110
103
120
133
122
155


184
158
144
178
199
181
166


TABLE 3.5.2.2 GUTTER AND DOWNPIPE SELECTION


TABLE A. GUTTER SIZES FOR VARIOUS RAINFALL INTENSITIES AND ROOF 
CATCHMENT AREAS PER DOWNPIPE.


Design 
Rainfall 
Intensity 
(mm/h) as 
per table 
3.5.2.1


Roof catchment Area per Downpipe - m2


30 40 50 60 70


Size of Gutter required to drain Roof catchment area into one (1) 
downpipe ( A, B, C, D, E and F defined in Table B).


90
120
140
160
175
200
225


A or C
A or C
A or C
A or C
A or C
A or C
A or C


A or C
A or C
A or C
A or C
A or C
A or C
A or C


A or C
A or C
A or C
A or C
A or C
A or D
A or D


A or C
A or C
A or D
A or E
B or E
B or E


E
TABLE B. GUTTER SIZES FOR VARIOUS RAINFALL INTENSITIES


Gutter Type 
(as per Table A.) Gutter Description Minimum Cross Sectional


Area mm2


6500
7900
5200
6300
9000


Medium rectangular
Large rectangular
115 D Gutter
125 D Gutter
150 D Gutter


A
B
C
D
E
F Gutter must be designed in accordance with 


AS/NZS 3500.3 or section 5 of AS/NZS 3500.5
TABLE C. DOWNPIPE SELECTION


Downpipe Section 


internal gutterexternal gutter


A or C
A or D
B or E
B or E


E
F
F


Gutter Sections - (as per table B)


A B C D E
Yes
Yes
Yes
Yes


75mm dia
100mm x 50mm
90mm dia
100mm x 75mm


Yes
Yes
Yes
Yes


Yes
Yes
Yes
Yes


Yes
Yes
Yes
Yes


Yes
Yes
Yes
Yes


Legend - Yes - downpipe is suitable for the eaves gutter selection
No - downpipe is not suitable for eaves gutter selection


TABLE A. OVERFLOW VOLUME FOR CONTINUOUS MEASURE (L/s/m)


Design 
5 minute 
duration 
rainfall 


intensity 
(mm/h) 


from 
table 


3.5.2.1


2 4 6 8 10 12 14 16


Ridge to Gutter Length (m)


150
175
200


0.08
0.10
0.11


0.17
0.19
0.22


0.25
0.29
0.33


0.33
0.39
0.44


0.42
0.49
0.56


0.50
0.58
0.68


0.58
0.68
0.78


0.67
0.78
0.89


TABLE B. OVERFLOW VOLUME FOR DEDICATED MEASURE (L/s)


Design 5 
minute 


duration 
rainfall 


intensity 
(mm/h) 


(from Table 
3.5.2.1)


Roof Catchment Area m2


30 40 50 60 70


150
175
200


1.3
1.5
1.7


1.7
1.9
2.2


2.1
2.4
2.8


2.5
2.9
3.3


2.9
3.4
3.9


TABLE 3.5.2.4 ACCEPTABLE OVERFLOW MEASURE
TABLE A. ACCEPTABLE CONTINUOUS OVERFLOW MEASURE


Description Overflow Capacity
(L/s/m) Construction


Controlled back 
gap with


A) a permanent 
min. spacer 
installed between 
the gutter and the 
fascia; and


B) one spacer per 
bracket with the 
spacer not more than 
50mm wide; and


C) that back of the 
gutter installed a 
min. of 10mm below 
the top of the fascia


1.5


TABLE B. ACCEPTABLE DEDICATED OVERFLOW MEASURE


Rainhead with -


A) a 75mm dia. hole 
in the outward face of 
the rainhead


B) the centreline of 
the hole positioned 
100mm below the top 
of the fascia


3.5


Rainfall intensity in Mt. Gambier (mm/h)
Roof Area m2


Ridge to Gutter length (m)


Number of Downpipes as per 
3.5.2.2 Table (a) and size


Continuous overflow as per table (a) 
as per 3.5.2.4


Dedicated overflow as per table (b) 
as per 3.5.2.4


100mm75 mm


top of fascia


top of fascia
10mm


spacer
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STRUCTURAL  NOTES:
1. TIMBER TREATMENT


Outside exposed timbers above ground: treat to hazard level h3
structural timbers in ground or fresh water: treat to hazard level
h5
structural timbers in salt water: treat to hazard level h6


2. TIMBER FRAMING LINTELS TO - AS 1684.2
IRON ROOF - 1200MM TRUSS SPACING
WIND - N3
EFFECTIVE ROOF LENGTHS - 12000MM
900mm wide opening :    140x45 mgp10 pine
1300mm wide opening :  2/120x35 mgp10 pine
1600mm wide opening :  2/120x45 mgp10 pine
2100mm wide opening :  2/140x45 mgp10 pine
2200mm wide opening :  2/140x45 mgp10 pine
2400mm wide opening :  2/170x35 mgp10 pine
2800mm wide opening :  200x45 hyspan lvl
3400mm wide opening :  240x63 hyspan lvl
3900mm wide opening :  300x63 hyspan lvl


3. See truss manufacturers framing layout for structural bracing
details.


4. Steelwork to be installed in accordance with AS4100-1998.
5. Timber framing to be installed in accordance with AS1648-2010
6. STEELWORK PROTECTION IN A SEVERE ENVIRONMENT


All steelwork installed in a environment within 1km of breaking
surf or within 100m of salt water must comply with BCA part
3.4.4.4.
Internal steelwork


i. 2 coats alkyd primer or
j. 2 coats alkyd gloss
k. External steelwork
l.   Inorganic zinc primer plus 2 coats vinyl gloss finishing coats or
m.   Hot dip galvanize 300g/m² or
n.   Hot dip galvanize 100g/m² min plus:
o. 2 coats solvent based vinyl primer or
p. 2 coats vinyl gloss alkyd
q. All brackets i.e: Framing brackets, Joist hangers etc.
r. must be stainless steel if installed within an area affected by sea


spray


CONCRETE NOTES:
C1.    All workmanship and materials shall be in accordance with
AS3600-2001.
C2.    Concrete mix design shall be provided to the quality manager for
approval.
C3.    No concrete admixture or additives shall be used without written


approval from the quality manager. air entrainment is not
permitted. Water with more than 0.03% chloride or chlorine
content shall not be used.


C4.    All concrete to be ready mixed supplied in accordance with AS
1379 by the batch production process.  ready mixed concrete
shall be delivered in agitating trucks.


C5.    Form work and false work shall be designed and constructed in
accordance with AS3610.
C6.    Forms shall not be stripped or any form work supports removed


until the concrete has acquired sufficient strength to support its
own weight and any superimposed loads without detriment to its
intended use.


C7.    All exposed edges and re-entrant corners shall be chamfered.
C8.    The contractor shall employ concrete placement method so as


to:
· prevent segregation or loss of materials;
· prevent premature stiffening;
· prevent nonconforming displacement of reinforcement, ligatures


or embedment's;
· produce a dense homogeneous product which is monolithic


between planned joint and/or the extremities of members or
both;


· completely fill the form work to the intended level, expel
entrapped air, and surrounding reinforcement and embedment's;


· provide the specified finish;
· control cracking including that caused by plastic drying


shrinkage, concrete, slumping and plastic settlement. The use
of poked and form vibrators are considered essential.


C9.    Under no circumstances shall form work or projecting
reinforcement be shaken,  displaced or disturbed more than   twenty
minutes after placing the concrete.
C10.  The location of construction joints shall be planned and


approved in advance by the quality manager.
C11.  Concrete shall be continuously cured for at least 7 days.
C12.  The concrete surface shall be maintained at a temperature not
less than 5° throughout the curing  period.
C13.   All footings slabs on ground shall have a damp  proof
membrane to AS 2870 unless  noted otherwise.
C14. Where brittle floor coverings are to be used in area greater than


16m², extra measures shall be taken to control shrinkage,
cracking. Such measures shall include one or more of the
following:


· In the part of the slab in which brittle finishes are to be applied,
reinforcement shall not be less the SL92 or equivalent or an
additional sheet of slab mesh should be placed.


· The bedding system for brittle coverings shall be selected on
the basis of the expected slab movement.


· The placement of floor coverings shall be delayed
C15.     A Suitable Termite treatment is to be provided to floor area as
per AS 3660.1-2014 & AS3660.3.
C16.  Ensure exposed face of slab has a Class ”2” off-form finish.


PLUMBING NOTES
1.  Hot water service pipes shall be insulated for min 500mm in each direction


on all in/out pipes.
-pipe on exterior of building shall have min r0.6 insulation.
-pipe on interior of building shall have min. r0.3 insulation.
-heat trap shall be installed @ outlet
2. Supplied 2 x Instantaneous hot water systems to be installed in a suitable


serviceable positions.
3.Min 90 upvc downpipes to be used or similar
4.All roof drainage to be underground to rainwater tank as per AS/NZS


3500.3.2 (Alternative drainage to street kerb if available for existing
residence)


5. A maximum 12m gutter length to be served by each downpipe.
6. Locate downpipes within 1.2m of valleys or provide overflow capability in


gutter.
7.Total roof catchment area must be stored by a rainwater tank & plumbed into


at least a water closet /water heater or all laundry cold water outlets.
8.Tank must be fitted with an overflow device that disposes of overflow from


tank.
9.Inlet & overflow must be fitted with mosquito proof non-degradable screens.
10. Water Softener is located in a suitable serviceable position.
11. The gutter shall be Smoothline (or Traditional Half Round) Gutter. Gutter


material shall be protected steel sheet to Australian Standard AS1397 with
a minimum yield stress of 300MPa (Grade G 300) or 550 MPa (Grade G
550) with an AZ150 zinc-aluminium coating with or without an oven baked
paint film of selected colour. The gutter shall be installed in accordance
with manufacturers recommendations. The fascia clips/brackets supplied
shall be attached to the fascia/barge at a maximum of 1.2 metre centres,
using the recommended fasteners. Flashings shall be supplied in
compatible materials as specified. All work shall be fixed in a workman like
manner, leaving the job clean and weather tight. All debris (screws, rivets,
cuttings and filings, etc) shall be cleaned off daily


GENERAL NOTES
1. See construction material manufacturers notes for further
installation details
2. Exhaust fans must be fitted with a sealing device such as a self
closing damper or the like when servicing a conditioned or a habitable
room.
3. Ventilation fan in wc must exhaust to external of dwelling via open
roof eaves,roof vent or ducting.
4. Heating & cooling ducting
-R 1.0 under enclosed suspended floors & in roof spaces (uno)
-R 1.5 under open suspended floors(eg.  under a timber framed
subfloor)and external to the building(uno)
5. External glazing requirements
-installations are to meet the requirements for conductance (cu) and
solar heat gain (cshgc).
-installations must same or greater (cu) & (cshgc) rating as calculated
figures.
-Glazing and assemblies to be selected and installed min accordance
with AS1288-2006 and/ or AS2047 as appropriate.
6. Memberane damp proof courses (dpc) and flashings shall comply
with AS 2904.
- renders shall not bridge dpc.
-dpc to be no higher than finished floor level (FFL)
-dpc finished height shall confirm with the following:
· 150mm above finished ground level
· 100mm above well drained areas
· 15mm above finished pavement (exposed)
· 0mm above finished pavement (covered)
7. All down lights to have protective covers compliant with AS/NZS
5110
8.  Classifications
     Wind Class:               N2
     Soil Class:                 S
     BAL Rating:               -
     Terrain Conditions:    2.5


WALL / CEILING NOTES
1. 90x35mm MGP10 stud frames and lintel trimmers
over nominated doors, windows and cpbds. Refer
Details. Studs at 600mm max ctrs(uno). Where new
walls meet existing, match wall thickness and alignment.
Wall linings as scheduled. Wall batt insulation as per
Architectural Specification. Paint finish as scheduled.
2. PLASTERBOARD FIXING 
All layers shall be fixed to the framing as specified for
the relevant system in the CSR Gyprock Wall Systems
Installation Guide, NºGYP500 & 570, and other relevant
Gyprock® Technical Literature.
3. JOINTING AND FINISHING 
Jointing and finishing of the outer layer of plasterboard
shall be in accordance with the CSR Gyprock
Plasterboard Residential Installation Manual, NºGYP547.
4. LEVELS OF FINISH 
All framing, plasterboard lining, jointing and finishing
shall be carried out to a
high level of finish, in accordance with CSR Gyprock
Plasterboard Residential
Installation Manual, NºGYP547 and/or AS/NZS2589.1
'Gypsum linings in residential
 and light commercial construction - Application and
Finishing'.


EGRESS NOTES
Door to wc must be removable from the outside unless sliding, open
outwards or a clear space of 1.2m between pan and doorway is provided.


CONSTRUCTION ACTIVITY ACTIONS
This Structure Has Been Designed To Support The Design Loads As
Described In These Notes And Elsewhere On The Structural Drawings.
The Design Has Assumed That The Structure, As Described In The
Contract Documents, Is  Complete And That All Members Have
Attained  Their  Design Strength.
The Contractor Is Responsible For Ensuring That All  Construction
Loads  Are Kept  Below These  Design Loads On The Completed
Structure.
These Design Loads May Need To Be Reduced  For Incomplete
Structures Or For Members That Have Not Yet Attained Their Design
Strength.
Alternatively The Contractor May Provide Temporary Propping,
Bracing, Etc. To Ensure That The Structure Is Not Overloaded  At Any
Time During The Entire Construction  Period. All Such Temporary
Works Or Reduced Construction Loads Shall Be Designed And
Certified By A Registered Structural Engineer Suitably Experienced.


DEMOLITION NOTES:
1. Existing equipment, such as lighting fixtures, wiring devices, conduits,


etc., shown on plans to be removed completely.  cut/cap conduits at the
area of work perimeter and remove conduit within the work area,
disconnect wiring at the over current protective device and remove
wiring completely from the abandoned conduits.


2. Remove all accessible abandoned wiring of all types, or cap and label
in junction box for re-use, in compliance with the national electric code.


3. Maintain and restore, if interrupted, all conduits and conductors passing
through renovated areas and servicing undisturbed areas. general
notes general notes - demolition


4. Remove all accessible abandoned visible  pipes, or cap for re-use if not
accessible.


5. All reference dimensions for tender purposes only
6. Tasks to be conducted by suitably qualified persons.
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