
TITLE

SITE LAYOUT
LANDSCAPING PLAN
PROPOSED GROUND FLOOR PLAN
PROPOSED FIRST FLOOR PLAN
PROPOSED NORTH ELEVATION
PROPOSED WEST ELEVATION
PROPOSED SOUTH ELEVATION
PROPOSED EAST ELEVATION
PROPOSED SECTIONS
SLAB LAYOUT
GROUND FLOOR FRAMING
FIRST FLOOR FRAMING
FRAMING DETAILS
FIXING DETAILS
PERSPECTIVES

DWG-1.01
DWG-1.02
DWG-2.01
DWG-2.02
DWG-3.01
DWG-3.02
DWG-3.03
DWG-3.04
DWG-4.01
DWG-5.01
DWG-6.01
DWG-6.02
DWG-7.01
DWG-8.01
DWG-9.01

Page NO.

DRAWING SCHEDULE:

project
94 River Links Boulevard East
HELENSVALE

area

ground floor living - 239.0sqm
porch - 3.8sqm
alfresco - 18.6sqm
upper floor living - 138.6sqm
balcony - 11.0sqm
voids - 48.2sqm

TOTAL - 459.2sqm

FLOOR PLAN LEGEND
APP  - APPLIANCE CUPBOARD
AC - AIR CONDITIONING DUCT
br  - BROOM CUPBOARD
cbd - CUPBOARD
dp - RAINWATER DOWN PIPE
dps - RAINWATER DOWN PIPE & SPREADER
dw - DISH WASHER LOCATION
DWB - DUMBWAITER SHAFT
F.F.L. - FINISHED FLOOR LEVEL
F.P.S. - FIXED PRIVACY SCREEN
Fre. - FREEZER LOCATION
HC - HOSE COCK
ct+rh - COOKTOP / RANGEHOOD
HWU - WALL HOT WATER UNIT
L.C. - LAUNDRY CHUTE
mb - METERBOX
MH - MANHOLE
mv - MECHANICAL VENT
mw - MICROWAVE PROVISION
oh - OVERHEAD CUPBOARD
pd - PLUMBING DUCT
Pty - PANTRY
Ref - REFRIGERATOR LOCATION
RA - A/C RETURN AIR
s - SINK
sh- SHELVES
shr - SHOWER
t - TUB
ubo - UNDER BENCH OVEN
v - VANITY BASIN
vb-cant. - CANTILEVERED VANITY CABINET
(P TRAP DRAINAGE concealed in cabinet)
w - WATER CLOSET
WM - WASHING MACHINE LOCATION
WO - WALL OVEN

FLOOR FINISH LEGEND
CON - CONCRETE
CPT - CARPET
CT - CERAMIC TILES
TIMBER - TIMBER, PARQUETRY or PLYWOOD
VINYL - VINYL

DOOR-WINDOW LEGEND
AW - AWNING WINDOW
CA - CASEMENT WINDOW
csd - CAVITY SLIDING DOOR
DH - DOUBLE HUNG WINDOW
FG - FIXED GLASS
fow - FACE OF WALL SLIDING DOOR
J.L. - JOINERY LEVEL
LO - LOUVRE WINDOW
obs - OBSCURE GLASS
pv - PERMANENT VENT
R.D. - ROLLER DOOR
SD - SLIDING GLASS DOOR
SW - SLIDING GLASS WINDOW
X - DENOTES OPENABLE PANEL
0 - REFERS TO FIXED PANEL

NOTE - WINDOW, SLIDING GLASS DOORS &
DOOR SIZES ARE GENERIC INDUSTRY STANDARD
ONLY & TO BE CONFIRMED WITH MANUFACTURER
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GENERAL NOTES :
1. Written dimensions take precedence over scale;
2. Contractor to verify all dimensions on site prior to
commencing any work;
3. Ground levels and steps are approximate only;
4. "Manufacturers specifications" refers to a current
specification approved by the local authority for use under the
conditions applicable to this industry;
5. Standard building by-laws shall be read in conjunction with
the QLD Building Act 1975;
6. Timber framing shall be designed and constructed in
accordance with AS 1684-2010.

MATERIALS & COMPONENTS :
1. All materials shall be new;
2. Termite treatment to comply with Part 3.13 of the NCC &
AS 3660-2000;
3. Roofing materials to be fixed in accordance with
manufacturers specifications;
4. Fixtures shall not be cut into bracing walls;
5. Wall and ceiling linings, generally plasterboard, to be fixed
in accordance with manufacturers specs;
6. Aluminium windows and sliding glazed doors shall be
powdercoated (unless noted otherwise) and fixed in
accordance with manufacturers specifications;
7. Lift off hinges shall be provided to W.C and Ensuite doors;
8. Stairs to comply with Part 3.9.1 of the NCC;
9. Handrails and balustrading to comply with Part 3.9.2 of the
NCC;
10. Masonary construction to comply with AS 3700;
11. All wet areas to comply with Part 3.8.1 of the NCC;
12. Smoke alarms shall be installed in accordance with Part
3.7.2 of the NCC & AS 3786.

QLD Development Code - MP4.1 (Sustainable Buildings)
Shower Roses installed in the building must have a minimum
3-star Water Efficiency Labelling and Standards rating
(WELS).
The Water Service supplied to the building does not;
(a) exceed pressure levels set out in AS/NZS 3500.1:2003
and;
(b) if mains pressure exceeds or could exceed 500kpa, a
water pressure limiting device is installed to ensure that the
maximum operating pressure at any outlet within the
boundaries of the property does not exceed 500kpa.
Toilet Cisterns must have a dual flush function & a minimum
4-star Water Efficiency Labelling and Standards rating.
Energy Efficient Lighting - Energy efficient lighting with a
minimum output of 27 lumens per watt for a minimum of 80%
of total fixed internal lighting.
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Development Summary
Site Area - 763sqm
SITE COVERAGE = 34% (261.4sqm)

Real Property Description
Lot 837 on SP214290
Parish of Coomera
Local Authority - GOLD COAST CITY COUNCIL

Wind Classification - N3
Region - B
Terrain Category - 3
Topographic Classification - T0
Shielding Factor - PS
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site notes
- Levels indicated are measured to the Australian Height Datum (AHD)
- Final levels, extent of excavation & retaining walls to be confirmed on site;
- roof stormwater to be diverted to approved discharge point;
- allotment pegs and boundary reinstatement to be established by registered surveyor;
- contours & existing infrastructure plotted from contour survey provided by Statewide Survey Group.
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TYPE: Sir Walter
PREPARATION: Apply turf over 150mm
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s SMOKE DETECTOR to be installed in acc. with AS3786-1993

denotes 300 deep bulkhead

timber wall frame
Refer Timber Framing Schedule

110mm brick wall
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BUILDERS NOTE:
- Square set ceiling to foyer,
family, meals, kitchen & corridor;
- R3.0 ceiling batts to roof void;
- R1.5 batts to ALL external walls;
- Sisalation to external walls & roof;
- Ceiling fan to alfresco ONLY.
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DETAILS AS REQUIRED BY CERTIFIER 09-01-2020B
GLAZING ADJUSTMENTS 13-04-2020C

D 01-06-2020MEDIA DOOR DOOR/ W.C. REDUCE LENGTH/ ENS.W.C. DOORfirst floor plan 1:100
DWG-2.02

FLOOR PLAN LEGEND
APP  - APPLIANCE CUPBOARD
AC - AIR CONDITIONING DUCT
br  - BROOM CUPBOARD
cbd - CUPBOARD
dp - RAINWATER DOWN PIPE
dps - RAINWATER DOWN PIPE & SPREADER
dw - DISH WASHER LOCATION
DWB - DUMBWAITER SHAFT
F.F.L. - FINISHED FLOOR LEVEL
F.P.S. - FIXED PRIVACY SCREEN
Fre. - FREEZER LOCATION
HC - HOSE COCK
ct+rh - COOKTOP / RANGEHOOD
HWU - WALL HOT WATER UNIT
L.C. - LAUNDRY CHUTE
mb - METERBOX
MH - MANHOLE
mv - MECHANICAL VENT
mw - MICROWAVE PROVISION
oh - OVERHEAD CUPBOARD
Pty - PANTRY
Ref - REFRIGERATOR LOCATION
RA - A/C RETURN AIR
s - SINK
sh- SHELVES
shr - SHOWER
t - TUB
ubo - UNDER BENCH OVEN
v - VANITY BASIN
vb-cant. - CANTILEVERED VANITY CABINET
(P TRAP DRAINAGE concealed in cabinet)
w - WATER CLOSET
WM - WASHING MACHINE LOCATION
WO - WALL OVEN

FLOOR FINISH LEGEND
CON - CONCRETE
CPT - CARPET
CT - CERAMIC TILES
TIMBER - TIMBER, PARQUETRY or PLYWOOD
VINYL - VINYL

DOOR-WINDOW LEGEND
AW - AWNING WINDOW
CA - CASEMENT WINDOW
csd - CAVITY SLIDING DOOR
DH - DOUBLE HUNG WINDOW
FG - FIXED GLASS
fow - FACE OF WALL SLIDING DOOR
J.L. - JOINERY LEVEL
LO - LOUVRE WINDOW
obs - OBSCURE GLASS
pv - PERMANENT VENT
R.D. - ROLLER DOOR
SD - SLIDING GLASS DOOR
SW - SLIDING GLASS WINDOW
X - DENOTES OPENABLE PANEL
0 - REFERS TO FIXED PANEL

NOTE - WINDOW, SLIDING GLASS DOORS &
DOOR SIZES ARE GENERIC INDUSTRY STANDARD
ONLY & TO BE CONFIRMED WITH MANUFACTURER

s SMOKE DETECTOR to be installed in acc. with AS3786-1993

timber wall frame
Refer Timber Framing Schedule

110mm brick wall

BUILDERS NOTE:
- Square set ceiling to foyer,
family, meals, kitchen & corridor;
- R3.0 ceiling batts to roof void;
- R1.5 batts to ALL external walls;
- Sisalation to external walls & roof;
- Ceiling fan to alfresco ONLY;
- IQ 5 Solar Power System.
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INT. L.B. WALL

wind classification - N2

INT. L.B. WALL

360X115 GL18C bearer
INT. L.B. WALL

steel bearer to ENGINEER'S DETAIL

IN
T.

 L.
B.

 W
AL

L

360X85 GL18S WINDBEAM

89x6.0 SHS posts
slab to u/s upr.flr top plate

(REFER FIXING DETAILS)
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7 X2
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X2
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X3
0

RESISTANCEUNITLENGTHTYPEMARK
X WIND LOAD RESISTANCE TABLE

6.40TB6.4X1 600.0 3.84
6.40TB6.4X2 600.0 3.84
6.00TB6.0X3 1200.0 7.20
6.00TB6.0X4 900.0 5.40
6.00TB6.0X5 900.0 5.40
6.00TB6.0X6 1200.0 7.20
6.40TB6.4X7 600.0 3.84
6.00TB6.0X8 900.0 5.40
6.00TB6.0X9 900.0 5.40
6.00TB6.0X10 900.0 5.40
6.00TB6.0X11 900.0 5.40
6.00TB6.0X12 900.0 5.40
6.00TB6.0X13 900.0 5.40
6.00TB6.0X14 900.0 5.40
6.00TB6.0X15 900.0 5.40
6.00TB6.0X16 1200.0 7.20
6.00TB6.0X17 1200.0 7.20
6.00TB6.0X18 1200.0 7.20
6.00TB6.0X19 1200.0 7.20
6.00TB6.0X20 1200.0 7.20
6.00TB6.0X21 1200.0 7.20
6.00TB6.0X22 1200.0 7.20
6.40TB6.4X23 600.0 3.84
6.00TB6.0X24 900.0 5.40
6.00TB6.0X25 900.0 5.40
6.00TB6.0X26 900.0 5.40
6.00TB6.0X27 1200.0 7.20
6.40TB6.4X28 600.0 3.84
6.40TB6.4X29 600.0 3.84
6.00TB6.0X30 1200.0 7.20
TOTAL 172.44

RESISTANCEUNITLENGTHTYPEMARK
Y WIND LOAD RESISTANCE TABLE

6.00TB6.0Y1 1200.0 7.20
6.00TB6.0Y2 900.0 5.40
6.00TB6.0Y3 1200.0 7.20
6.00TB6.0Y4 1200.0 7.20
6.00TB6.0Y5 1200.0 7.20
6.00TB6.0Y6 900.0 5.40
6.40TB6.4Y7 600.0 3.84
6.00TB6.0Y8 1200.0 7.20
6.00TB6.0Y9 1200.0 7.20
6.40TB6.4Y10 600.0 3.84
6.00TB6.0Y11 1200.0 7.20
6.00TB6.0Y12 1200.0 7.20
6.00TB6.0Y13 1200.0 7.20
6.00TB6.0Y14 1200.0 7.20
6.00TB6.0Y15 1200.0 7.20
6.00TB6.0Y16 900.0 5.40
6.00TB6.0Y17 1200.0 7.20
6.00TB6.0Y18 900.0 5.40
TOTAL 115.68

INT. L.B. WALL
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wind classification - N3

89x6.0 SHS posts
slab to u/s upr.flr top plate

(REFER FIXING DETAILS)

X 
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Y LOAD
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X1
X2

X3 X4

Y1Y2
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Y5
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X6
X7X8
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X1
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X1
1

X1
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Y6

X1
3
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4

Y7

RESISTANCEUNITLENGTHTYPEMARK
X WIND LOAD RESISTANCE TABLE

6.00TB6.0X1 900.0 5.40
6.00TB6.0X2 1200.0 7.20
6.00TB6.0X3 1200.0 7.20
6.00TB6.0X4 900.0 5.40
6.00TB6.0X5 900.0 5.40
6.00TB6.0X6 900.0 5.40
6.00TB6.0X7 900.0 5.40
6.40TB6.4X8 600.0 3.84
6.40TB6.4X9 600.0 3.84
6.00TB6.0X10 900.0 5.40
6.00TB6.0X11 900.0 5.40
6.00TB6.0X12 1200.0 7.20
6.00TB6.0X13 900.0 5.40
6.00TB6.0X14 900.0 5.40
TOTAL 77.88

RESISTANCEUNITLENGTHTYPEMARK
Y WIND LOAD RESISTANCE TABLE

6.00TB6.0Y1 1200.0 7.20
6.00TB6.0Y2 1200.0 7.20
6.00TB6.0Y3 1200.0 7.20
6.00TB6.0Y4 1200.0 7.20
6.00TB6.0Y5 1200.0 7.20
6.00TB6.0Y6 900.0 5.40
6.00TB6.0Y7 900.0 5.40
TOTAL 46.80

300X42 hySPAN rafters @ 600ctrs
Scyon™ Secura™ Exterior floorinf sheets

& waterproofing to top surface
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16mmØ
MS
X-BRACE

16mmØ Galvanised Mild
Steel Rod

* 150X8mm plate 5c.f.w. (100max. below bearer)
* 50mmx8mm plate (100min) 5c.f.w. fixed with M.20 bolt
* Galvanised MS turnbuckle

F.27 Plywood panel
(4.5mm thick)
fixed with 30x2.8mmØ clouts

F.27 Plywood panel
(4.5mm thick)
fixed with 30x2.8mmØ clouts

Galv. metal angle
(18x16x1.2mm)
fixed with 50x2.8mmØ nails

MATERIAL

TB1.5

TB6.4

TB6.0

TYPE

* 2 nails to each stud and plate
* 30x0.8mm G.I. strap top & bottom
plate, fixed with 3/30x2.8mmØ nails
to each end to stud.

* top & bottom plate @ 150mm ctrs.
* vertical edges @ 150mm ctrs
* nogging @ 150mm ctrs
* intermediate studs @ 300mm ctrs
* M.12 hold down bolts @ 1200c Max.
* M.12 anchor rod each end of sheathed
section.

* top & bottom plate @ 50mm ctrs.
* vertical edges @ 150mm ctrs
* nogging @ 150mm ctrs
* intermediate studs @ 300mm ctrs
* M.12 hold down bolts @ 1200c Max.

FIXING LOCATION

WALL BRACING

NOTE: top & bottom plates still required to be strapped as per tie down schedule.

70 X 35 MGP10
2/70 X 35 MGP10
3/70 X 35 MGP10

Up to 1800 opening
Up to 2400 opening
Up to 3000 opening

ROOF LOAD WIDTH (RLW) = 4500mm

70 X 35 MGP10 @ 600c 
70 X 35 MGP10 @ 300c

70 X 35 MGP10 @ 450c (not notched)  L.B.  (U.N.O.)
35 X 70 MGP10 (one row)

2/35 X 70 MGP12  L.B.  
35 X 70 MGP10 (continuous support)

SINGLE OR UPPER STOREY
Size DxB mm      

Top plate
Bottom Plate 

Studs
Nogging 

NON-L.B. studs

Framing member 

Up to 3600 high

* Provide an additional jamb stud each
side for lintels supporting concentrated
loads eg. girder truss

1100
2000
2800

Size DxB mm

4/70 X 35 MGP10
3/70 X 35 MGP10
2/70 X 35 MGP10

Jamb studs

studs)  studs) 

Windowsill trimmer 

(inc. secondary jamb  (inc. secondary jamb
MAX. opening (mm) 

Up to 2700 high

Metal roof - 40kg/m2 Truss spacing - 600c
Stud height - 2700mm

N3 - TIMBER WALL FRAMING SCHEDULE
ROOF LOAD WIDTH (RLW) = 7500mm  A.S. 1684 - 2010N3 (W41 N)
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UPPER FLOOR LOAD WIDTH = 3600mm

Joist spacing - 450mm

Up to 2700 high
MAX. opening (mm) 

(inc. secondary jamb(inc. secondary jamb  

Windowsill trimmer 

studs) studs)  

Jamb studs

70 X 35 MGP10
2/70 X 35 MGP10
3/70 X 35 MGP10

3/70 X 35 MGP10
4/70 X 35 MGP10
4/70 X 35 MGP12

Size DxB mm

3400
2300
1500 * Provide an additional jamb stud each

side for lintels supporting concentrated
loads eg. girder truss
Up to 1800 opening
Up to 2400 opening
Up to 3000 opening

70 X 35 MGP10 @ 450c (not notched)  L.B.  (U.N.O.)

Metal roof - 40kg/m2

Framing member 
LOWER STOREY OF TWO STOREY

Stud height - 2700mm

Truss spacing - 600c

NON-L.B. studs

Nogging 
Studs 

Bottom Plate 
Top plate

70 X 35 MGP10 @ 600c 

35 X 70 MGP10 (continuous support)
2/35 X 70 MGP12  L.B.  

35 X 70 MGP10 (one row)

Size DxB mm      

ROOF LOAD WIDTH (RLW) = 5500mm  A.S. 1684 - 2010N3 (W41 N)

N3 - TIMBER WALL FRAMING SCHEDULE

INTERNAL L.B. Studs 70 X 35 MGP10 @ 300c (not notched)  L.B.

Brickwork ONLY

90x90x6 equal angle

LINTEL TYPE

Steel Lintels

Note:
- Minimum bearing length for lintels is 150mm.

3000

90x90x8 equal angle 3300

100x100x6 equal angle 3400

100x100x8 equal angle 3600

150x90x8 unequal angle 4200

150 UB 14.0 4200

150 UB 18.0 4200

180 UB 22.2 4200

ROOF FRAMING
- Design & placement of trusses shall be in strict accordance with truss
design;
- Non-loadbearing external walls, shall be restrained laterally at a Max.
of 3000mm with 70x35 MGP10 binders;
- Metal battens @ 900c.

Note: - If Girder Truss locations alter to what is shown on plan,
      designer to be contacted to redesign affected lintels.
      - Floor framing to be constructed to manufacturer's detail.
      - ALL Floor Beams to be concealed in floor space U.N.O or over openings.

100x6.0 SHS post
to TOP PLATE DETAIL

WINDBEAM to 100x6.0 SHS
post DETAIL



For 6.4kN/m only: M.12 rod
top to bottom plate each end
of sheathed section

Sheathed panels shall be
connected to subfloor with
1/M.12 anchor bolts @ 1200ctrs.

For Method A only: M.12 rod top to bottom
plate each end of sheathed section

M.12 slab bolts each end of sheathed section & @ 1200ctrs.
M.12 slab bolts each end of sheathed section & @ 1200ctrs.

centres.
top & bottom plates and any horizontal joints at 50mm 
Method B (6.0kN/m) has no rods but sheathing shall be nailed to 
sheathed section top plate to bottom plate/floor frame. 
For Method A (6.4kN/m), M.12 rods shall be used at each end of 

nails or equivalent.
 flathead ØPlywood shall be nailed to frame using 30x2.8

PLYWOOD

30
0

15
0

40

Panel edges shall be supported by studs.
edges.
vertical edges and 15mm from the top and bottom 
Nails shall be located a minimum of 10mm from the 

 galzanised nails or equivalent.Ø30x0.8mm
Hardboard shall be nailed to frame using a minimum 
Hardboard shall comply with AS/NZS.
HARDBOARD

Horizontal butt joints permitted,
provided nail fixed to nogging at
s=150mm ctrs for Method A, or
s=50mm ctrs for Method B
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WIND CLASSIFICATION N3
METAL ROOF SHEETING
SPECIFIC TIE-DOWN FIXINGS (U.N.O.)
LOCATION- SINGLE OR UPPER STOREY
TRUSSES- 600ctrs  JOINT GROUP- JD4  UPLIFT LOAD WIDTH- 7500mm

- Battens to Trusses: 1/75mm No.14 type 17 screw;
- Trusses to top plate: 30x0.8mm G.I. strap 4/2.8Ø nails;
- Top & bottom plates to studs: 30x0.8mm G.I. strap 4/2.8Ø nails @ 600crs (U.N.O.);
- Bottom plate to lower storey top plate: M.12 bolts @ 1800crs, corners & sides of openings;
- Lintels up to 1800: 2/30x0.8mm G.I. straps 6/2.8mmØ nails
         over 1800: 1/M.16 Anchor rod

LOCATION- LOWER STOREY OF TWO STOREY
- Top & bottom plates to studs: 30x0.8mm G.I. strap 3/2.8Ø nails @ 600crs (U.N.O.);
- Bottom plate to slab: M.12 bolts @ 1800crs, corners & sides of openings;
- Lintels up to 1800: 2/30x0.8mm G.I. straps 6/2.8mmØ nails
         over 1800: 1/M.12 Anchor rod
         over 3000: 1/M.16 Anchor rod

Saw-cut studs shall be designed as notch.
exceed 20mm.
The maximum depth of a notch or saw-cut shall not 
METAL ANGLE BRACES

1800mm min. to 2700mm max.
Tie-down to floor
(nominal fixing only)

No end splits allowed;
drill if necessary

metal angle of min. nominal
section 18x16x1.2mm

2/50x2.8mmØ nails to
each stud and plate

30x0.8mm galv.straps
3/30x2.8Ø nails
to each end to stud

JD5
3.0
4.0

JD6
2.1
3.14.9

3.3
JD4

Shear capacity (kN)

6.1
4.1

8.1
5.46.6

9.8

Straps
1

2

Nails
4/2.8
6/2.8

6/2.8
4/2.8

2/30x0.8mm G.I. straps
with number of nails each
end of straps as per table

Internal bracing wall

External wall

Shear capacity (kN)

fixing of top of bracing walls

JD5
1.8
2.0

5.9

JD6
1.3
1.5

4.3

Nails
3.05
3.33
Screws

JD4
2.1
2.4

8.3No.14
Type 17

Provide clearance where
roof is trussed

Truss bottom chord

Bracing wall

2/75mmØ nails each end
 as per table or 2/75mm

No.14 type 17 screws

TRUSSED ROOFS: Nails or screws through the top
plate shall be placed in holes that permit free
vertical movement of the trusses.

AS1684.2 TABLE 8.22 detail(a)

4/75mmØ nails as per table
or 3/No.14 type 17 screws. 90x35mm MGP12

nogging on flat

AS1684.2 TABLE 8.22 detail(k)
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