
. ,,’:.

GENERAL HOUSING 

SPECIFICATION

Between

- 

~ C’,,-;;. ~.l’:~ ro’t~; ’-, 
lr~1c:n . ro.. I 

L 7 DEe 2013 
’- 

lP~--’ ~’:!3fTH ~,;-.-:;:::-- 
----:.:~/.,C!l 

--...;;.

BEECHWOOD HOMES (NSW) PTY 
LTD. 

ABN 50 132370 104

Builders Licence No. 207765C

And

MR LOW & MISS CHONG 

LOT 2302 ELlMATTA AVENUE 

JORDAN SPRINGS NSW 2747

Date:

~.#~j~. 
/{ I; 

v

Signed:



GENERAL

Standard of Work 

All work shall be carried out and compli’)ted to comply with the contract, the 

prescribeq construction standard, and the Local Government Act, (hereinafter 
referred to as "the standard d9cuments") and where applicable, to the satisfaction of 

the Lending Body. PROVIDED HOWEVER, that should the requirements - of the 

Lending Body require the B ilder to carry out any additional work or carry out any 

. 

work to a standard other than that provided by the stalldards documents, the cost. 
incurred plus 23% for such additional worl< or additional standard of work shall be to 

the Owner’s account.

, 

i 

,

Regulations and Notices 
The Builder is to comply with Local Government Regulations, the Building Code of 

Australia, the requirements of legally constituted authorities and the provisiolJs of the 

Building Services Act. The Builder shall not be required -to obtain a Section 149A 

Certificate. 
.

Labour & Materials 

The Builder is to provide all labour and materials to construct and complete the 

building. Materials are to be of the standards specified. Workmanship in each trade 
. to be performed by tradespeople of that particular trade and in conformity with 

accepted building practice. Surplus building materials remain the property of the 

Builder.

Plans & .Specific tions 
Where there is a difference between the plans and specifications the specifications 
will take precedence. If any alterations to the plans or specifications are required by 

_ any Authority, Owner or Lending Body then any additional cost that may be incurred 

plus 23% shall be charged to the Owner’s account.

Setting Out 

The Builder is to set out and maintain the works in accordance with the drawings. 

Figured dimensions to be taken in preference to scale:

Electricity 
The Builder is to make arrangements for any electric power to be. used in the 

erection of the works.

Water 

Where water is available to the site, the Builder will connect to the main, to obtain 

water required for construction purposes. Where water is not available to the site, all 

costs associated with briflging water to the site will be borne by the Owner.

Prime Cost Items 

The prime cost items are at retail prices, they do not include the cost of cartage and 

freight. Should any of these items not be required, a refund will be made at the 

wholesale price only.
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All-weather access and storage must be available for delivery of materials by heavy- 
laden vehicles adjacent to and surrounding’ the works. Any additional costs incurred 

by the Builder for handling charges and/or the use of a concrete pump will be 

charged to the Owner’s account at the Builders’ cost plus 23%.

SelectIons By Owner 
. 

. 

. ..’ 

The Builder shall forthwith notify the Owner should any item or specific colour 
selected by the Owner not be vailable at the required time whereupon the Owner 
shall within 7 days of s.uch notification make a further selection from items that are 

readily available provided however that should the Owner fail to make a further 
selection within the specified time the Buifder may at his discretion make such 

selection, provided that any additional costs incurred by the Builder shall be to the 
Owner’s account.

!EXCAVATOR
Underfloor fill 

In accordance with AS2870 or part 3.2BCA

Sb 
. 

At the Owner’s expense clear the building site and grub all stump.s, roots, etc., to a 

minimum distance of 1 metre outside the building line or to the boundaries of the 

allotment, whichever is the less. Fill any depressions within the area covered by the 
buifding. 

.

Trenches 
Excavate footings for walls to a depth and width as specified by Engineer. Excavate 
to secure’soil bottoms and even bearing throughout. Any additional cost shall be 

borne by the Owner.

Rock or Shale 

Should rock or shale be encountered in any excavation, removal of same will be an 

extra charge to the Owner’s account at cost plus 23%.

Excess Soil and Excavated Material 

The cost of removal of. excess soil or excavated material is to be borne by the 

Owner.

DRAINER
Sewered Area 

Provide a drainage system from pedestal pan and from wastes of all fittings and 
connect to the sewer main, all to be in accordance with rules and requirements of the 

Authority for Water Supply and Sewerage. Provide at least one gully outside the 

building. The Authority’s approval is to be obtained at completion of the work. All 
work is to be completed by a Licensed Drainer.

Septic System 
Provide and install a septic system to the requirements of the Local Authority and in 
accordance with the manufacturer’s instructions.
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Dampcourse 
On all brickwork, at a level not higher th,m bottom floor bearers, provide a 

continuous run of damp course material, provide an addition<ll run 
of dampcourse 

material at a level not higher than one full course above the top 
of the concrete floor. 

Dampcourse material is to be in long lengths, lapped 
150mm at joints and full width 

at all intersectfons. All materials to comply with AS.2904 or 
3.3.4 BcA

Ant Capping. 
To aJI brickwork and piers, at th\3 level of underside 

of fIoorbearers, ant capping of 

galvanised steel or other approved metal, is to be set, projecting 
40mmbeyond the 

internal faces of all brickwork and turned down at a 
45 degree angle, lapped and 

soldered. or folded at all joints and corners so as to provide 
’acontinuous and 

effective barrier against termites throughout the entire length of 
the material.

Vermin Pro fing 
12mm mesh galvanised bird wire to be built into brickwork 

and taken across cavity 

and secured to bottom plate (where bearers and joists are used). 

VimeerWall 
To e 11 Omm brickwork providing a clear cavity of40mm from 

timber frame. Bui!d in 

3mm galvan sed veneer ties placed no further apart than 
610mm hor z:ontalfy and 

46 mm vertically. In single storey construction, the brick 
veneer is to be kept 10mm . 

clear" below roofing framing and/or eaves linings and 10mm 
clear of window sills. All 

(oad bearing framed walls and jamb studs to openings over 
1800mm wide and posts 

carrYing point loads are to be adequately supported 
on piers. All mortar joints on 

inside faces of walls are to be flush with bricl<worl<. 
All mortar droppings are to be 

removed from wall ties, vermin proofing and sLib floor vents, 
before inf.ernal linings 

are fixed. 

.

Arch Bars and Angled Irons 

Brickwork over openings is to be supported on primed or galvanised (if specified) 

mild steel bars or angles as per 3.3.3 BCA. 

Flashing 
Build in approved flashing Elt floor level or below to 

all external veneer iNalls with 

open perpend joints to one continuous 
course of br ckwork immediately above 

flashing. Build in flashing under window frames 
and above all exposed openings. 

Provide all necessarY weep holes. 

Cleaning 
Clean all exposed brickwork with approved cleaner, wash 

down with clean water and 

leave free from cement and mortar stains. 
’

CARPENTER

Timber Sizes 

As a minimum all timber sizes shall conform to 
the prOVisions of the A.S.1684or 

NSW TfmberFraming Manual as amended, or the Building Code 
of Australia. .

6
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Floor Framing 
All floors not specified to be concrete are to be framed at level shown on Plans. 

Span and spacing of bearers is to conform to the requirements of the span tables 
for 

the appropriate member size. All sizes and stress grades of timber or sleel members 

and tie down methods are to be in accordance with A.S.1684 or the NSW Timber 

Framing Manual.

1I\Ial/ Framing 
Plates are to be trenched to a depth of approximately 10mm to provide uniform 

thickness, where studs are to be fixed. Where plates are machine gauges’ to a 

uniform thickness’ trenching may be omitted. Wall framing is to be erected plumb and 

straight and secure,ly fastened. Provide a clear space of 40mm between. the outer 

wall frames and internal face of bricl( veneer walls. Secure frames to the veneer 

walls with approved veneer ties. Ties are to slope downwards towards the veneer 

wall. 
.

Bottom and Top Plates 

To be in long lengths. Plates are to be halved and/or butted at joins and 

intersections.

studs 

Provide studs at a maximum of 600mm centres. Well blocked and securely fasten 

studs at al) wall angles and intersections.

Head Trimmers 

Alt head sizes and strengths must conform to the code. Alternatively High Tensile 

Steel heads may be used in accordance with the Manufacturers span 
tables and 

recommendations.

Bracing 
.Timber frames must be braced in accordance with the Building Code of Australia. 

Bracing units shall be determined as appropriate for the design wind velocity for 
the 

building. Type A and/or B units are to be distributed throughout the building as 

required as per 3.4.3.8 SeA.

Nogging 
Nogging to be fixed or checked-in between studs at not more than 1200mm centres.

Roof Trusses 

Where Roof Truss construction is used, trusses shall be fabricated in a properly 

equipped factory, fixed and braced in accordance with the fabricators instructions.

Manhole 

Trim between trusses for a manhole and provide a suitable cover.

Verandah Posts 

Where fixed to concrete the base of the verandah post is to be supported on an 

approved post shoe.



Gables 

Form as shown on drawings.

Eaves 
. 

Project rafters and fit fascias to form eaves 
in accordance with dra"Vings. Line eaves 

With specified material.

Floor,ing 
Cover floor joists with strip or sheet flooring as shown 

on Plan. Thickness of flooring 

to be appropriate for the floor joist spacing or as per 
3.4.3 SeA.

ROOFER

Tiles 

Cover the mof of the dwelling with first quality approved roofing 
tiles..The tiles are to 

be fixed to approved battenS of sizes appropriate to 
the spac ng of rafters/trusses in 

accordance with manufacturers recommendations. Cover hips 
and ridges with 

capping. Capping and verge tiles are to 
be well bedded on mortar and neatly 

pointed. Roof tiles may vary in colour 
and this is to be anticipated and’ expected. 

Roof til ng to comply with A.S.2049 & A.S2050. 
Metal roof sheeting to comply with 

AS.1562.1.

Metal Roof 

Provide an inst ll a metal roof together with accessories 
all in accordance with the 

manufacturer’s instructi{)ns.

Except where design prohibits, sheet shall be 
in single lengths from fasc a to ridge. 

Fixing of sheet shall be strictly in accordance with the manufact rers 

recommendations. Incompatible materials shall not be 
used for flashings, fasten rs 

ordownpipes. 

Sarking 
.Sarking if used under roof coverings must comply 

and be fixed in accordance with 

AS 4200.1 for materials and AS 4200.2 for installation.

Sealants 

Appropriate sea.lants shall be used where necessary, 
and in accordance with 

manufacturer’s specifications.

Weatherproofing 
Flashings shall comply with AS 2904, AS 1804, 

AS 3700 and Part 3.3.4 SCA 

. 
Housing provisions.

JOINER

Generally 
All joinery work shall be manufactured 

and installed according to good, trade 

practices.

8
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Windows 

Provide windows from an approved supplier and install these frames strictly in 

accordance with the manufacturers recommendations.

Arcl1itraves 

provide architraves to all door, window and other openings internally.

Skirtings 
Provide skirting to all rooms except tiled areas.

Kitchen Cupboards . 

Provide properly constructed floor and wall cupboards in position and to dimensions 

.indicated on plan. Floor cupboards to have raised floors wil,h toe space under front 

face. Doors to be accurately fitted and hung and finished with catches and handles. 

All cupboards are to be secure1y fixed in position and neatly finished at wall and floor 

intersections.

Stairs & Balustrades 

Provide stairs to any change in levels nd balustrades as per 3.9.1 & 3.9.2 SeA.

Built-In Cupboards 
Frame up and fix cupboardfs in position and to dimens.ions shown on plan, provide 

particle board shelves. Provide doors and furnish with catches and handles.

Baths 

Under exposed edges of bath, provide a properly constructed frame ready to receive 

covering specified elsewhere, or build brick-on-edge walls ready to receive tiles. 

Make provisions for the area under bath to be properly ventilated.

PUJJMBIER
Plumber 

All work to be carried out by a Licensed Plumber.

Eaves Gutters 

Provide guttering to all eaves, Set in position with sufficierit fall to downpipes and 

secure with brackets if required. Installation to comply with A.S.3500.

Downpipes 
Provide downpipes as required. Connect each pipe to gutter and roof water drains 

and secure to walls as required.

, Valley Gutters 

Valley gutters are to be fixed to valley boards on turned edge, well lapped at joints. 

(Approved ribbed valleys may be fixed without valley boards).

Flashing
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The Owner is to arrange with the Supply Authority for connection from supply mains 

to the meter board. The Owner is to pay all fees applicable for connection in 

accordance with AS 3000 & AS 3006.

Meter Box 
. 

Provide box to encl se meters in accordance with the requirements of the Authority 
concerned.

Smoke Detectors 

As per3.7.2 SeA.

~NTERNAl WAll UN~NGS

General 

Line all walls except wet area with. plasterboard or seleeled materials. To wet areas, 

approved water repellent sheets shall be used. Fit water-proofing angle to internal 

corners of shower recesses as per AS 3740 or 3.8.1 BeA.

Plaster Board 

Fix horizontally with full length sheets, or staggered end joints, to ceiling heights. 
Sheets are to have recessed edges and be minimum 10mm thick when fixed to 

studs spaced at up to 600mm centre. Fixing is to be with screws/clo ts and/or 

approved adhesive and be strictly in accordance with the Manufacturer’s 

recommendations. Internal angles from floor to ceiling to be set.

C illng Fixer 

Provide P.laster Board or othel’ selected material to all ceilings. Sheets to have 

recessEld edges and be minimum 10mm thick when fixed to ceiling joists/battens 

spaced at up to 600mm centres. Fixing is to be with screws/clouts and/or approved 
adhesive and be strictly in accordance with Manufacturers recommendations.

Cornice 

Set corners or provide cornices to ceiling as required.

WATERPROOf~NG

Wet areas 
. 

Bathroom, w.e, ensuite and laundry floors to be waterproofed in accordance with 

AS.3740.o(3.8.1 SeA.



TILER -, FLOOR AND WALL 

~l~ . 

Cover specified wall faces with neatly grouted tiles 
from the Builders standard range. 

Tiles are to be fixed to wall sheeting with approved 
adhesive. Provide adequate 

waterproofing flashing to junctions between walls and 
troors in wet areas (in 

particular in shower recessE s).

Floor 

"Lay floor tiles in sand and cement mortar 
to specified areas. If required, fit edge 

strips to exposed edges in doorways as per 
AS 3740.

GLAZIER

All glass is to be in accordance with A.S.1288..., 
1994 glass in building selection and 

installation a:;; per. volume 2 part 3.6 of the Building 
Code of Australia. Clean all 

glass on completion of work. All windows 
to be in accordance witD A.S.2047 

. 

windows in buildings, selection and instqllatioh.

PAINTER

Generally . 

All paints are to be approved brands. All surfaces 
to .be pointed shall be properly 

prepared.

Externally 
All external woodwork to.be given: 

(1) two coats of stain. 

(2) two coats of paint (over pre primed timber). 

Ml’Jtalwo rk 

Exposed seNice pipes and all exposed metal etc., 
to be cleaned and primed and 

given one coat of oil paint.

Fibre Cement 

Clean and prepare all external fibre 
cement surfaces and finish with two coats of 

paint.

Int~r\1ally . 

All internal woodwork to be given at least two coats 
of stain or one undercoat and 

one finish coat.

Ceiling and Walls 

To be given two coats of paint.

FLOOR SANDER

2



Strip or sheet flooring 
where required, are to be 

sanded to even surface 
and left 

clean throughout.

CllEANER

It is the responsibility of 
the owner to remove any 

items not associated with 
the 

building works, prior to 
commencement on site by the 

builder. 

The builder will 
clean out the premises 

and remove all Builders’ 
rubbish at the 

completion of construction.

\PRIME COST nlEMS

Refer attached schedule.



SIGNATURES

Signed by 
The said Builder 
In the presence of 

. 

. 

WITNESS BUILDERS 
SIGNATURE SIGNATURE

. ,

DATE

Sigp.ed by 
The said Owner 

In the presence of 

WITNESS. OWNER’S 
SIGNATURE SIGNATURE

DATE

WITNESS OWNER’S 
SIGNATURE SIGNATURE

DATE

[
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