
374 Main Road, Glenorchy
PO Box 103, Glenorchy TAS 7010

(03) 6216 6800 | gccmail@gcc.tas.gov.au 
www.gcc.tas.gov.au

ABN 19 753 252 493

DEVELOPMENT APPLICATION

APPLICATION NUMBER: PLN-25-236

PROPOSED DEVELOPMENT: Two Multiple Dwellings (One Existing and One 
New)

LOCATION: 152 Tolosa Street Glenorchy   

APPLICANT: Urban Space Designers

ADVERTISING START DATE: 13/03/2026

ADVERTISING EXPIRY DATE: 27/03/2026

Plans and documentation are available for inspection at Council’s Offices, located at 374 Main 
Road, Glenorchy between 8.30 am and 5.00 pm, Monday to Friday (excluding public holidays) 
and the plans are available on Glenorchy City Council’s website (www.gcc.tas.gov.au) until 
27/03/2026.

During this time, any person may make representations relating to the applications by letter 
addressed to the Chief Executive Officer, Glenorchy City Council, PO Box 103, Glenorchy 7010 
or by email to gccmail@gcc.tas.gov.au.  

Representations must be received by no later than 11.59 pm on 27/03/2026, or for postal 
and hand delivered representations, by 5.00 pm on 27/03/2026.
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DESIGN DRAWINGS

CHECK all dimensions and measurements on site 
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and do not allow for interior linings.
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Building Design and Drafting
 PROPOSED TWO STOREY DWELLING & 

RENOVATION OF EXISTING HOUSE

AT

152 TOLOSA STREET, 
GLENORCHY

TAS - 7010

SHEET REVISION SHEET NAME
A00 4 COVER SHEET
A01 4 SITE PLAN EXISTING
A02 4 EXISTING HOUSE
A03 4 SITE PLAN - PROPOSED
A04 4 EXISTING HOUSE RENOVATION PLAN
A05 4 ELEVATIONS - EXISTING
A06 4 LOWER FLOOR - PROPOSED UNIT

SHEET REVISION SHEET NAME
A07 4 UPPER FLOOR - PROPOSED UNIT
A08 4 ROOF PLAN
A09 4 ELEVATIONS - PROPOSED UNIT
A10 4 SERVICE PLAN
A11 4 SHADOWS
A12 4 SHADOWS
A13 4 SHADOWS
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SITE PLAN - EXISTING
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SITE PLAN - EXISTING

152 TOLOSA STREET, GLENORCHY, TAS - 7010
Site plan at a scale of 1:200. 
The site plan showing Existing building.

C.T. Reference: 82027/2

Property ID: 5397086

Climate Zone: 7
Wind Classification: TBC
Wind Speed (V h,u) : TBC
Soil Classification: TBC

Lot Area: 701sqm
Existing House Area: 140sqm

No. 152 

DEMOLITION NOTES
Generally Demolition works must be carried out in Accordance with AS 2601 - 2001:
Demolition of Structures & Regulations 29, 30 & 31 of the Building Regulations (TAS) 
2016.
Buildings prior to 1990 MAY contain asbestos. Buildings prior to 1986 ARE LIKELY to 
contain Asbestos either in Cladding material or in Fire retardant insulation material. 
The Builder should check & if necessary, take appropriate action before demolishing, 
cutting, sanding, drilling or otherwise disturbing the existing structure.
Procedures and methods of Demolition must be adequate to prevent injury to 
persons & avoid damage to neighboring property.
Before removing existing wall shown to be demolished, Builder shall confirm on - site 
whether they are Load bearing or not. If it is found to be Load - Bearing, a structural 
Engineer must be engaged to determine any beams required to support these loads.
All redundant stormwater, sewer and water connections associated with the 
demolition shall be cut & sealed to the satisfaction of council's Senior Plumbing 
Inspector.
The removal of existing plumbing fixtures shall include all associated waste & vent 
pipes, Floor Drains, water service pipework brackets, support etc. & seal off existing 
services, seal off & make good all floor, wall & roof penetrations.
Generally, make good to existing floors, walls, & ceilings where all demolition work 
occurs to match existing as & where
required.
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SITE PLAN

152 TOLOSA STREET, GLENORCHY, TAS - 7010
Site plan at a scale of 1:200. 
The site plan showing Existing building, Proposed Dwelling, 
Easements and neighbouring buildings.

Lot Area: 701sqm
Existing House Area: 140sqm
Proposed House Area:
Ground Floor: 124sqm
First Floor: 132sqm

Total Ground Cover: 264sqm (37.70%)

Concrete Driveway: 221.80sqm (31.65%)
Total Green: 215.20sqm (30.65%)

FINISHES: COLOR / MATERIAL SCHEDULE
EXTERIOR WALLS :
Ground Floor: Brick
First Floor: Light Weight Cladding

WINDOWS: Aluminium Powder coating Double Glazed
INTERNAL WALLS: Painted Stud Walls
ROOF/ GUTTER/ FASCIA: Colorbond 
BOUNDARY FENCE: As/ Existing
DRIVEWAY: As/ Existing to continue to the new Dwelling.

NOTE: BATHROOM, ENSUITE AND LAUNDRY WINDOWS ARE TO BE OBSCURE 
GLASS.
ALL INTERNAL DOORS ARE STANDARD. THE REFLECTIVITY INDEX USED IN 
THE EXTERNAL FACADE OF THE BUILDING NOT TO EXCEED 20 PERCENT.
EAVES VENTS SHOULD BE EVENLY SPACED

Rev Description Date
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EXISTING HOUSE RENOVATION PLAN

•
•

INSULATION: R5.0 TO CEILINGS AND R2.5 TO EXTERNAL WALLS.
WINDOWS / DOORS: BUILDING GENERALLY WILL BE SEALED 
TO PREVENT AIR LEAKAGE.

•
•

•
•

CONFIRM MANHOLE ACCESS TO ROOF SPACES ON SITE
A/C SERVICES, DUCTING & FIXTURE LOCATIONS TO BE 
DETERMINED ON SITE
EXHAUST RANGEHOOD EXTERNALLY -CONFIRM ON SITE
FLOOR WASTES TO KITCHEN, L'DRY & PDR TO BE 
CONFIRMED ON SITE
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Existing House Roof Plan

Install new stud frame and
brick to match existing
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LOWER FLOOR - PROPOSED UNIT

Framing part H1D6 NCC
All timber framing, fixing and bracing shall comply with AS 1684 and the requirements of NCC part 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.
Structural steel members shall comply with the requirements of clauses in part 6.3. Refer to Engineer's 
details where provided.
Glazing part 8.3
NCC 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 clauses in 
part 8.3
Human impact safety requirements shall comply with NCC clauses 8.4 pane within 500mm from finished 
floor level & glazed full height
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.

Energy efficiency bulk insulation between external studs to be insulated with min R2.5. (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 perforated reflective foil over the outside of the timber frame. Ceiling to be 
insulated with R5.0 and reflective foil. Floor to be insulated with R2.0 batts. Seal exhaust fans to Ensuite, 
Bathroom, Laundry and Kitchen. Building to be sealed in accordance with BCA 2019 Part 3.12
Construction of the external walls, floor and roof compliance of air leakage to comply with NCC part 3.14 

Notes:

Clearances between Cladding and Ground shall comply with Clause 7.5.7 of the NCC 
2022 and shall be a minimum of:
1. 100mm in low rainfall intensity areas or sandy, well - drained areas; or
2. 50mm above Impermeable areas that slope away from the Building; or
3. 150mm in any other case.

Wall Cladding must extend a minimum of 50mm below the Bearer or lowest horizontal 
part of the suspended floor framing.

Unless Noted otherwise in Builder's specifications or located in Saline environments or if 
using a glazed finish Brick, Brickwork is to be installed in Stretcher bond pattern with 
raked joints.

As per NCC parts 11.3.7 and 11.3.8,
Openable windows greater than 4m above Ground level are to be fitted with a device to 
limit the opening or a suitable screen so a 125mm sphere cannot pass through, and 
withhstand a force of 250N. Except for Bedrooms, where the requirement is for heights 
above 2m.

F8D3 External wall construction 

2 (b) for climate zone 6,7,& 8, 1.14 µg/N.s

Class 4 vapour control membranes meet the vapour 
permeance requirements of F8D3(2)(b).
One vent be installed for every 90m2 of roof space.

Staircase Notes:

All stairs to be constructed in Acoordance with NCC 2022 Vol II Part 11.2.2
Parameters shall be as follows:-
Risers max. 190mm, min 115mm, Treads max. 355mm, min 240mm, Slope 
(2R+G): Max. 550mm - min. 700mm

Provide at least One(1) Continuous Handrail for full flight of stairs, minimum 
865mm above Nosings.
Treads of internal Stairs must have a Slip-Resistance classification of 'P3', 
and shall be fitted with a nosing strip with a Slip-Resistance classification of 
'P3' when tested in accordance with AS4586 (dry surface conditions).
Handrails shall be no less than 865mm above Tread Nosings and 1000mm 
above Landing F.F.L. 1 : 100

Lower Floor

Rev Description Date

1 Proposed Dwelling rear deck area reduced.
Rear S'back revised. Car Park 1 on the front.

18/12/2025

2 Drawings rev. as per RFI dt. 05 January 2026 23/01/2026
3 Drawings rev. as per RFI dt. 04 February 2026 16/02/2026
4 Drawings rev. as per RFI dt. 25 February 2026 03/03/2026
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UPPER FLOOR - PROPOSED UNIT

Framing part H1D6 NCC
All timber framing, fixing and bracing shall comply with AS 1684 and the requirements of NCC part 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.
Structural steel members shall comply with the requirements of clauses in part 6.3. Refer to Engineer's 
details where provided.
Glazing part 8.3
NCC 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 clauses in 
part 8.3
Human impact safety requirements shall comply with NCC clauses 8.4 pane within 500mm from finished 
floor level & glazed full height
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.

Energy efficiency bulk insulation between external studs to be insulated with min R2.5. (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 perforated reflective foil over the outside of the timber frame. Ceiling to be 
insulated with R5.0 and reflective foil. Floor to be insulated with R2.0 batts. Seal exhaust fans to Ensuite, 
Bathroom, Laundry and Kitchen. Building to be sealed in accordance with BCA 2019 Part 3.12
Construction of the external walls, floor and roof compliance of air leakage to comply with NCC part 3.14 

Notes:

Clearances between Cladding and Ground shall comply with Clause 7.5.7 of the NCC 
2022 and shall be a minimum of:
1. 100mm in low rainfall intensity areas or sandy, well - drained areas; or
2. 50mm above Impermeable areas that slope away from the Building; or
3. 150mm in any other case.

Wall Cladding must extend a minimum of 50mm below the Bearer or lowest horizontal 
part of the suspended floor framing.

Unless Noted otherwise in Builder's specifications or located in Saline environments or if 
using a glazed finish Brick, Brickwork is to be installed in Stretcher bond pattern with 
raked joints.

As per NCC parts 11.3.7 and 11.3.8,
Openable windows greater than 4m above Ground level are to be fitted with a device to 
limit the opening or a suitable screen so a 125mm sphere cannot pass through, and 
withhstand a force of 250N. Except for Bedrooms, where the requirement is for heights 
above 2m.

F8D3 External wall construction 

2 (b) for climate zone 6,7,& 8, 1.14 µg/N.s

Class 4 vapour control membranes meet the vapour 
permeance requirements of F8D3(2)(b).
One vent be installed for every 90m2 of roof space.

Staircase Notes:

All stairs to be constructed in Acoordance with NCC 2022 Vol II Part 11.2.2
Parameters shall be as follows:-
Risers max. 190mm, min 115mm, Treads max. 355mm, min 240mm, Slope 
(2R+G): Max. 550mm - min. 700mm

Provide at least One(1) Continuous Handrail for full flight of stairs, minimum 
865mm above Nosings.
Treads of internal Stairs must have a Slip-Resistance classification of 'P3', 
and shall be fitted with a nosing strip with a Slip-Resistance classification of 
'P3' when tested in accordance with AS4586 (dry surface conditions).
Handrails shall be no less than 865mm above Tread Nosings and 1000mm 
above Landing F.F.L. 1 : 100

Upper Floor
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ROOF PLAN

WHERE DOWNPIPES ARE FURTHER 
THAN 1.2m AWAY FROM VALLEY REFER 
TO N.C.C. 7.3.5(2)

Stormwater Notes

All gutters, downpipes and rain heads to be designed and installed in compliance with AS3500.3 & NCC 2022 Volume II Part 7.4.
Roof Cladding
R5.0 Insulation batts to roof space above ceiling lining.
Roof cladding, flashings, cappings, roof sheeting and fixings are to be installed in accordance with NCC 2022 Volume II Part 7.2 for sheet roofing and 
Part 7.3 for tiled and shingle roofing.
Eaves & Soffit Linings
To comply with NCC 2022 Vol II Part 7.5.5 and where provided, external fibre-cement sheets and linings used as eaves and soffit linings must-
(a) comply with AS/NZS 2908.2 or ISO 8336; and
(b) be fixed in accordance with Table 7.5.5 and Figure 7.5.5 using-
(i) 2.8 ×~ 30 mm fibre-cement nails; or
(ii) No. 8 wafer head screws (for 4.5 mm and 6 mm sheets only); or
(iii) No. 8 self embedding head screws (for 6 mm sheets only).
Refer to table 7.5.5 for trimmer and fastener spacings.

F8D3 External wall construction
2 (b) for climate zone 6,7,& 8, 1.14 μg/N.s
Class 4 vapour control membranes meet the vapour permeance requirements of F8D3(2)(b).

 1 : 100

Unit Roof Plan

Gutter and Down Pipes - NCC 2022 Part 7.4

· Colorbond metal fascias and gutters.
· Eaves gutters installed with a fall of 1:500 (normally).
· Box gutters fall of 1:100.
· Spacing between downpipes maximum 12m.
· Downpipes to be located 1.2m from a valley or provisions made for overflow.
· Gutters and downpipes to be selected in accordance with NCC Vol 2 Part 7.4.3 
and table 7.4.3b and 7.4.3c.
Zincalume color (B.M.T) 0.500 protected steel sheet to Australian Standard AS139
\ Fascia
clips/brackets shall be attached to fascia /barge at a max 1.2m centres using 
recommended fasteners.

Ventilation of Roof Spaces NCC 2022 Part 10.8.3

A roof must have a roof space that-
(a) is located-
(i) immediately above the primary insulation layer;or
(ii) immediately above sarking with a vapour permeance of not less than 1.14 
μÊg/N.s, which is
immediately above the primary insulation layer; or
(iii) immediately above ceiling insulation; and
(b) has a height of not less than 20 mm; and
(c) is either-
(i) ventilated to outdoor air through evenly distributed openings in accordance with 
Table 10.8.3; or
(ii) located immediately underneath the roof tiles or an unsarked tiled roof.
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ELEVATIONS - PROPOSED UNIT
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NE Elevation

 1 : 100

NW Elevation
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SE Elevation
 1 : 100

SW Elevation
Window Schedule

Number Width Height Sill Height Head Height
W01 1800 1800 300 2100
W02 1800 1800 300 2100
W03 900 1000 1100 2100
W04 600 1000 1100 2100
W05 750 1000 1100 2100
W06 750 1000 1100 2100
W08 1800 1800 300 2100
W09 1800 1800 300 2100
W10 1200 1200 900 2100

Fall Ground away from House a min. 
of 50mm over the first 1000mm in 
AAccordance with AS2870, NCC 
2022 Part 3.3.3 & Fig. 3.3.3a

Fall Ground away from House a min. 
of 50mm over the first 1000mm in 
AAccordance with AS2870, NCC 
2022 Part 3.3.3 & Fig. 3.3.3a

Fall Ground away from House a min. of 50mm 
over the first 1000mm in AAccordance with 
AS2870, NCC 2022 Part 3.3.3 & Fig. 3.3.3a

Fall Ground away from House a min. of 50mm over 
the first 1000mm in AAccordance with AS2870, 
NCC 2022 Part 3.3.3 & Fig. 3.3.3a

Rev Description Date

1 Proposed Dwelling rear deck area reduced.
Rear S'back revised. Car Park 1 on the front.

18/12/2025

2 Drawings rev. as per RFI dt. 05 January 2026 23/01/2026
3 Drawings rev. as per RFI dt. 04 February 2026 16/02/2026
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Window Schedule

Number Width Height Sill Height Head Height
W11 2400 1800 300 2100
W12 600 1000 1100 2100
W13 1800 1800 300 2100
W14 2400 1800 300 2100
W15 2400 400 1700 2100
W16 1000 600 1500 2100
W17 1200 600 1700 2300
W18 1200 600 1700 2300
W20 990 520 2980 3500
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NOTES:
Waterproof Membrane not required below Pre - Formed Shower 
Bases, but still required at Penetrations (including floor waste)

Abbreviation Fixture Min. Outlet Size (dia)

B BASIN 40 

BTH BATH 40 

SHR SHOWER 40 

S SINK 50 

TR TROUGH 40 

WC WATER 
CLOSET 
PAN

100 

DP DOWNPIPE 90

Table 6.2.1a Subfloor openings
Climatic Zone Min. Aggregate Subfloor Ventilation openings with 

no membrane (mm2//m of wall)
Min. Aggregate Subfloor Ventilation openings with ground 
sealed with Impervious membrane (mm2//m of wall)

A 2000 1000

B 4000 2000

C 6000 3000

A,B and C 150 400 

Table 6.2.1b Ground Clearance
Climatic ZoneMinimum ground clearance height where termite 

inspection or management system is not required (mm)
Minimum ground clearance height where termite 
inspection is required (mm)

Backfill

Crushed rock

Provide 5% fall away 
from footings
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
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
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Ag drain @ min. 
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Site Area 701 m2

CENTROID FLOW LENGTH 17.5 m

CATCHMENT SLOPE 12.6% LOT SLOPES TO THE BACK

% IMPERVIOUS 44%

NUMBER OF SUBCATCHMENTS 1

RAFTS EQUIVALENT ROUGHNESS 0.03

CRITICAL DURATION FROM RAFTS 5 mins

I-5% 5 minutes 85.3 mm/hr

CALCULATED NATURAL SITE DISCHARGE 0.011259814 m3/s RATIONAL METHOD RUNOFF COEFFICIENT=68% [OK]

OR 11.3 L/S

ASSUME 3000 litres CIRCULAR TANK [BASED ON COUNCIL REQUIREMENT]

DIAMETER OF TANK 1.60 m

CROSS SECTION AREA 2.01 m2

MAXIMUM ORIFICE HEAD (H) 1.4 m

COEFFICIENT OF DISCHARGE (C) 0.6

PERVIOUS AREA -349 m2 [INDIRECTLY CONNECTED]

PEAK DISCHARGE WITHOUT ORIFICE AND TANK 0.007 m3/s

OR 6.834 L/S

RAINWATER TANK SIZE 3,000 LTR
ORIFICE PLATE OPENING 30 mm

MAX OVERFLOW FROM RAINWATER TANK 0.90 L/S

POST-DEVELOPMENT MODEL

ADOPTED DESIGN

PRE-DEVELOPMENT CONDITIONS -I-5% 5MIN

PRE-DEVELOPMENT MODEL

POST-DEVELOPMENT CONDITION

ORIFICE DIAMETER 30 mm

0.00071

ORIFICE AND RAINWATER TANK/OSD

ORIFICE OPENING AREA (A) m2 𝑃𝑆𝐷
𝐶 2 ∗ 𝑔 ∗ 𝐻

𝐴 ∗ 4
𝜋
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Site Area 701 m2

CENTROID FLOW LENGTH 17.5 m

CATCHMENT SLOPE 12.6% LOT SLOPES TO THE BACK

% IMPERVIOUS 44%

NUMBER OF SUBCATCHMENTS 1

RAFTS EQUIVALENT ROUGHNESS 0.03

CRITICAL DURATION FROM RAFTS 5 mins

I-5% 5 minutes 85.3 mm/hr

CALCULATED NATURAL SITE DISCHARGE 0.011259814 m3/s RATIONAL METHOD RUNOFF COEFFICIENT=68% [OK]

OR 11.3 L/S

ASSUME 3000 litres CIRCULAR TANK [BASED ON COUNCIL REQUIREMENT]

DIAMETER OF TANK 1.60 m

CROSS SECTION AREA 2.01 m2

MAXIMUM ORIFICE HEAD (H) 1.4 m

COEFFICIENT OF DISCHARGE (C) 0.6

PERVIOUS AREA -349 m2 [INDIRECTLY CONNECTED]

PEAK DISCHARGE WITHOUT ORIFICE AND TANK 0.007 m3/s

OR 6.834 L/S

RAINWATER TANK SIZE 3,000 LTR
ORIFICE PLATE OPENING 30 mm

MAX OVERFLOW FROM RAINWATER TANK 0.90 L/S

POST-DEVELOPMENT MODEL

ADOPTED DESIGN

PRE-DEVELOPMENT CONDITIONS -I-5% 5MIN

PRE-DEVELOPMENT MODEL

POST-DEVELOPMENT CONDITION

ORIFICE DIAMETER 30 mm

0.00071

ORIFICE AND RAINWATER TANK/OSD

ORIFICE OPENING AREA (A) m2 𝑃𝑆𝐷
𝐶 2 ∗ 𝑔 ∗ 𝐻

𝐴 ∗ 4
𝜋
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