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BUILDING CONSENT DRAWINGS FOR

SUBFLOOR RENOVATION

AT 4 SEASCAPE LANE, LOT 2 DP 75456, COOPERS BEACH

GENERAL NOTES:

1. AS BUILT DRAWINGS ARE BASED ON SITE MEASUREMENTS BY VISION CONSULTING ENGINEERS.  AS SUCH THE ACTUAL DIMENSIONS AND
AS-BUILT CONDITIONS MAY DIFFER FROM THOSE INFERRED FROM THE VISUAL INSPECTION AND MEASUREMENTS OF THE EXISTING
BUILDING. 

2. THESE DRAWINGS ARE NOT TO BE SCALED.
3. ALL WORKS ARE TO COMPLY WITH FNDC CONSENT CONDITIONS.
4. CONTRACTOR TO CHECK ALL DIMENSIONS ON SITE PRIOR TO CONSTRUCTION OR FABRICATION.
5. ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE CURRENT CODES OF PRACTICE EXCEPT WHERE VARIED BY THE

PROJECT SPECIFICATION AND/OR DRAWINGS.
6. ALL DISCREPANCIES SHALL BE REFERRED TO THE ENGINEER FOR DECISIONS BEFORE PROCEEDING WITH THE WORK.
7. UNLESS SHOWN OTHERWISE ALL WORK IS TO BE IN ACCORDANCE WITH NZS 3604:2011
8. DIMENSIONS SHOWN ARE IN MILLIMETRES.

SUBFLOOR

1. ENCASING CONCRETE TO BE 20MPa. THE ENCASING CONCRETE IS TO EXTEND TO 50mm ABOVE SURROUNDING GROUND LEVEL SO
THAT WATER DOES NOT POND AROUND THE POLES.

2. THE POLES ARE TO BE PLACED CENTRAL WITHIN THE HOLE SO THAT THERE IS AN EQUAL AMOUNT OF CONCRETE ALL AROUND THE
PERIMETER OF THE POLE THROUGHOUT THE WHOLE DEPTH.

3. CONCRETE TO BE WELL VIBRATED TO ENSURE THAT THE GAP BETWEEN THE POLE AND THE HOLE IS COMPLETELY FILLED WITH
CONCRETE.

4. TIMBER TREATMENT TO BE H5 FOR PILES AND BRACES IF BURIED, AND H3.2 FOR BEARERS AND NON-BURIED BRACES .
5. NO SERVICE TRENCHES ETC TO BE WITHIN A DISTANCE EQUIVALENT TO DEPTH OF THE HOLE, IN FRONT OF THE BASE OF THE POLES

UNLESS SPECIFICALLY APPROVED BY THE ENGINEER.
6. POLES TO BE PLACED WITH THE "LARGE" END INTO THE GROUND.
7. EXPOSURE ZONE D - ALL EXPOSED AND SHELTERED HARDWARE IS TO BE GRADE 304 STAINLESS STEEL.
8. WHERE NEW PILE POSITIONS CLASH WITH EXISTING PILES AND THE EXISTING PILE NEEDS TO BE REMOVED,  THE PILE REMOVAL

SHALL CAUSE MINIMUM DISRUPTION TO THE ADJACENT GROUND SUCH THAT THE NEW PILE IS FOUNDED IN GOOD GROUND. ANY
DISTURBED GROUND SHALL BE REMOVED AND REINSTATED WITH CONCRETE AS PART OF THE NEW PILE.

9. ENSURE THAT ALL FLOOR JOISTS ARE NAILED TO THE BEARERS IN ACCORDANCE WITH NZS 3604:2011 TABLE 7.5.

INSPECTIONS REQUIRED:

WITH RESPECT TO SITE INSPECTION OF FOUNDATIONS DURING CONSTRUCTION, PILES SHALL BE INSPECTED BY GEOTECHNICAL
ENGINEER ONCE EXCAVATED. GEOTECHNICAL ENGINEER TO CONFIRM GROUND CONDITIONS, PILE DEPTH AND DIAMETER AND POLE
DIAMETER.
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SCALE  (A3)   1:250

SITE PLAN

Site information:
4 Seascape Lane, Coopers Beach
Lot 2 DP 75456
Site Area: 527m²

Zone: Residential (FNDC)
Wind Zone: High
Earthquake Zone: 1
Exposure Zone: D

Existing Roof Area: 125m²
New roof Area: 0m²
New impervious areas: 0m²
Fill/Cut: 0m³

LEGEND
SITE BOUNDARY
ADJOINING BOUNDARY
WASTEWATER PIPE (FNDC)

EXTENT SHOWN ON PLAN

SCALE  A3  NTS

LOCALITY MAP

00 2.5 5 7.5 10 12.5

Scale  1:250 (m)

SEASCAPE LANE

NOTES:

1. THIS DRAWING IS BASED ON SITE MEASUREMENTS BY VISION CONSULTING ENGINEERS.  AS SUCH THE ACTUAL DIMENSIONS AND AS-BUILT CONDITIONS MAY DIFFER FROM THOSE INFERRED FROM THE VISUAL
INSPECTION AND MEASUREMENTS OF THE EXISTING BUILDING. 

2. THIS DRAWING IS NOT TO BE SCALED.
3. ALL WORKS ARE TO COMPLY WITH FNDC CONSENT CONDITIONS.
4. CONTRACTOR TO CHECK ALL DIMENSIONS ON SITE PRIOR TO CONSTRUCTION OR FABRICATION.
5. ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE CURRENT CODES OF PRACTICE EXCEPT WHERE VARIED BY THE PROJECT SPECIFICATION AND/OR DRAWINGS.
6. ALL DISCREPANCIES SHALL BE REFERRED TO THE ENGINEER FOR DECISIONS BEFORE PROCEEDING WITH THE WORK.
7. UNLESS SHOWN OTHERWISE ALL WORK IS TO BE IN ACCORDANCE WITH NZS 3604:2011
8. DIMENSIONS SHOWN ARE IN MILLIMETRES.
9. LINZ 2014-16 AERIAL IMAGE
10. 1m LIDAR CONTOURS (INDICATIVE ONLY) FROM NRC 2018

SS SS

EXISTING DWELLING

EXISTING WATER TANK

EXISTING DECK

PARKING AREA

EXISTING WATER TANK

EXISTING STAIRS

EXISTING STAIRS
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FLOORPLAN
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NOTES:

1. THIS DRAWING IS BASED ON SITE MEASUREMENTS BY VISION CONSULTING ENGINEERS.  AS SUCH THE ACTUAL DIMENSIONS AND AS-BUILT CONDITIONS MAY DIFFER FROM THOSE
INFERRED FROM THE VISUAL INSPECTION AND MEASUREMENTS OF THE EXISTING BUILDING. 

2. THIS DRAWING IS NOT TO BE SCALED.
3. ALL WORKS ARE TO COMPLY WITH FNDC CONSENT CONDITIONS.
4. CONTRACTOR TO CHECK ALL DIMENSIONS ON SITE PRIOR TO CONSTRUCTION OR FABRICATION.
5. ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE CURRENT CODES OF PRACTICE EXCEPT WHERE VARIED BY THE PROJECT SPECIFICATION AND/OR

DRAWINGS.
6. ALL DISCREPANCIES SHALL BE REFERRED TO THE ENGINEER FOR DECISIONS BEFORE PROCEEDING WITH THE WORK.
7. UNLESS SHOWN OTHERWISE ALL WORK IS TO BE IN ACCORDANCE WITH NZS 3604:2011
8. DIMENSIONS SHOWN ARE IN MILLIMETRES.
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NOTES:

1. STUDS ARE 2600mm HIGH
2. HEAVY ROOF (TILES)
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NOTES:

1. THIS DRAWING IS BASED ON SITE MEASUREMENTS BY VISION CONSULTING ENGINEERS.  AS SUCH THE ACTUAL DIMENSIONS AND AS-BUILT CONDITIONS MAY DIFFER FROM THOSE
INFERRED FROM THE VISUAL INSPECTION AND MEASUREMENTS OF THE EXISTING BUILDING. 
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EXISTING SUBFLOOR (AS BUILT)
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Deck joists

140x45@600crs SG8

nailed to the

ribbon board

Bdy joists 140x45

Deck bdy joists 140x45

nailed to the house bearer

2170 721 1377 881 1510 1785 1840 1055 997 997 952

LEGEND:

Existing 125sq pile
concrete footing of
unknown depth

Existing 100sq pile (stairs)
concrete footing of
unknown depth

Existing bearer - varies

Existing joist - varies
native timber

Bdy joist 2/140x45 SG 8

Bdy joist 2/140x45 SG8

Joists 140x45@500crs

Bearer 13

100x70

 125x50@450 SG8

290x50 SG8

 120x50 SG8

 290x50 SG8

 100x100 STAIR PILES

Bearer 12

100x70
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H=2000mm

H=1650mm

H=740mm

H=450mm
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Joists

 140-150x50@480crs

Joists

 140-150x50@480crs

Joists

190-225x50@480crs

Ribbon board 90x45 SG8 nailed to double joist
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NOTES:

1. THIS DRAWING IS BASED ON SITE MEASUREMENTS BY VISION CONSULTING ENGINEERS.  AS SUCH THE ACTUAL DIMENSIONS AND AS-BUILT CONDITIONS MAY DIFFER FROM THOSE
INFERRED FROM THE VISUAL INSPECTION AND MEASUREMENTS OF THE EXISTING BUILDING. 

2. THIS DRAWING IS NOT TO BE SCALED.
3. ALL WORKS ARE TO COMPLY WITH FNDC CONSENT CONDITIONS.
4. CONTRACTOR TO CHECK ALL DIMENSIONS ON SITE PRIOR TO CONSTRUCTION OR FABRICATION.
5. ALL MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE WITH THE CURRENT CODES OF PRACTICE EXCEPT WHERE VARIED BY THE PROJECT SPECIFICATION AND/OR

DRAWINGS.
6. ALL DISCREPANCIES SHALL BE REFERRED TO THE ENGINEER FOR DECISIONS BEFORE PROCEEDING WITH THE WORK.
7. UNLESS SHOWN OTHERWISE ALL WORK IS TO BE IN ACCORDANCE WITH NZS 3604:2011
8. DIMENSIONS SHOWN ARE IN MILLIMETRES.
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SECTION A (AS BUILT)
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LIVING ROOM
NOTES:

1. STUDS ARE 2600mm HIGH
2. HEAVY ROOF (TILES)
3. LIGHT CLADDING
4. ROOF PITCH 32°
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SECTION A
(AS BUILT)
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Concrete footing of unknown depth

Fibreboards

Beam 190x90
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PILE LAYOUT
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SUBFLOOR (PROPOSED) - PILE
LAYOUT

MW 20/06/2022

-

2170 721 1377 881 1510 1785 1840 1055 1473 1472

LEGEND:

Proposed ordinary pile (bearer 3 and 5)
200 SED H5 in Ø480 footing

Proposed ordinary pile
150 SED H5 in Ø480 footing

Proposed braced pile
200 SED H5 in Ø480 footing

Proposed anchor pile
200 SED H5 in Ø480 footing

Proposed ordinary and braced pile
125sq H5 in Ø480 footing

Proposed anchor pile
125sq H5 in Ø480 footing
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Existing Joists

 140-150x50@480crs

Existing Joists

 140-150x50@480crs

Existing Joist

190-225x50@480crs
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NOTES:
1. REFER SHEET 1 FOR NOTES.
2. REFER SHEET 7, 8 AND 9 FOR THE BEARERS, BRACING AND DETAILS
3. REFER GEOTECHNICAL REPORT J14968, DATED 19/11/2021 FOR FOUNDATION REQUIREMENTS
4. EXPOSURE ZONE D - ALL EXPOSED AND SHELTERED HARDWARE IS TO BE GRADE 304 STAINLESS STEEL.
5. WHERE NEW PILE POSITIONS CLASH WITH EXISTING PILES AND THE EXISTING PILE NEEDS TO BE REMOVED,  THE PILE REMOVAL

SHALL CAUSE MINIMUM DISRUPTION TO THE ADJACENT GROUND SUCH THAT THE NEW PILE IS FOUNDED IN GOOD GROUND.
ANY DISTURBED GROUND SHALL BE REMOVED AND REINSTATED WITH CONCRETE AS PART OF THE NEW PILE.

6. ENSURE THAT ALL FLOOR JOISTS ARE NAILED TO THE BEARERS IN ACCORDANCE WITH NZS 3604:2011 TABLE 7.5
7. ALL PILE  FOOTINGS TO EXTEND MIN 1m BELOW THE FGL AND MIN 0.6m INTO NATURAL VERY STIFF CLAY

DECK less than 1m high - simple house
solution, not requiring building
consent.

EXISTING STAIRS
NO CHANGE

EXISTING STAIRS
NO CHANGE

H=2000mm

H=1650mm

H=740mm

H=450mm
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SUBFLOOR (PROPOSED)-BEARER
LAYOUT

MW 20/06/2022
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2170 721 1377 881 1510 1785 1840 1055 1473 1472

Bdy joist 2/140x45 SG 8

Ex. Bdy joist 2/140x45 SG8

Existing Joists

140x45@500crs

Bearer 13

100x70

to remain

Bearer 12

100x70

to remain
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Bearer 10- 100x70 + Add. 2/140x45 SG8 H3.2

Bearer 11 - Ex.70x100 + Add. 2/140x45 SG8 H3.2
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Joist hanger connections for joist

MW 20/06/2022- ISSUED FOR BC
    

Existing Joists

 140-150x50@480crs

Existing Joists

 140-150x50@480crs

Existing Joists

190-225x50@480crs

3/140x45 SG8 joist

DECK less than 1m high - simple house
solution, not requiring building
consent.

EXISTING STAIRS-
NO CHANGE

EXISTING STAIRS-
NO CHANGE

NOTES:
1. REFER SHEET 1 FOR NOTES.
2. EXPOSURE ZONE D - ALL EXPOSED AND SHELTERED

HARDWARE IS TO BE GRADE 304 STAINLESS STEEL.
3. ALL BEARERS SHALL BE JOINED OVER PILES WHERE REQUIRED

USING 2/6kN STRAPS (BEARER SPLICE)
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DECK less than 1m high - simple house
solution, not requiring building
consent.

EXISTING STAIRS-
NO CHANGE

EXISTING STAIRS-
NO CHANGE

NOTES:
1. REFER SHEET 1 FOR NOTES.
2. REFER GEOTECHNICAL REPORT J14968, DATED 19/11/2021

FOR FOUNDATION REQUIREMENTS
3. EXPOSURE ZONE D - ALL EXPOSED AND SHELTERED

HARDWARE IS TO BE GRADE 304 STAINLESS STEEL.

LEGEND:

NZS3604:2011 Brace:
100x75 H5 (when buried) or 3.2 timber max=3.0m
100x10 H5 (when buried) or 3.2timber max=5.0m

H=2000mm

H=1650mm

H=740mm

H=450mm

Ordinary pile-
brace not attached
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Brace 100x100 max length 5.0m H3.2 or H5 (where buried) or

Brace 100x75 max length 3.0m H3.2 or H5 (where buried)

Braced piles:

Ref. Pile layout for pile dimensions (sheet 6)

in 480dia footing

min 1.0m below GL and min 0.6m into very stiff clay

Existing joists to remain

FFL (NO CHANGE)

EGL
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M12 SS bolt

with 35x35x3 washers

M12 SS bolt

with 35x35x3 washers

SCALE (A3)  1:20

SECTION
BRACED PILES (TYPICAL DETAIL)

Add noggs mid span

SCALE (A3)  1:20

TYPICAL DETAILS
ANCHOR PILE FOOTINGS

Existing joists to remain

FFL (NO CHANGE)
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480

VERY STIFF CLAY

EGL

NOTES:
1. REFER SHEET 1 FOR NOTES.
2. REFER GEOTECHNICAL REPORT J14968, DATED

19/11/2021 FOR FOUNDATION REQUIREMENTS
3. EXPOSURE ZONE D - ALL EXPOSED AND

SHELTERED HARDWARE IS TO BE GRADE 304
STAINLESS STEEL.

Proposed pile

Ref. Pile layout sheet 6

Ordinary pile:

Ref. Pile layout for pile dimensions (sheet 6)

in 480dia footing

min 1.0m below GL and min 0.6m into very stiff clay

EGL
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(WHERE PRESENT)
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SCALE (A3)  1:20

TYPICAL DETAILS
ORDINARY PILE FOOTINGS
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NOTES:
1. REFER SHEET 1 FOR NOTES.
2. EXPOSURE ZONE D - ALL EXPOSED AND

SHELTERED HARDWARE IS TO BE GRADE 304
STAINLESS STEEL.

3. ALL BEARERS SHALL BE JOINED OVER PILES
WHERE REQUIRED USING 2/6kN STRAPS
(BEARER SPLICE)

150 SED H5 treated timber pole

1/12G SS screw at pole

M12 SS bolts with 35x35x3 SS

washers each side at 600c/c

Bearer 2/140x45 SG8 H3.2

or 2/190x45 SG8 H.3.2

Existing bearer

100x70 to remain

H3.2 treated packer

150 long over pole

Existing joist to remain

200 SED H5 treated timber pole

1/12G SS screw at pole

M12 SS bolts with 35x35x3 SS

washers each side at 600c/c

Bearer 2/140x45 SG8 H3.2

or 2/190x45 SG8 H.3.2

Existing bearer

to remain

H3.2 treated packer

150 long over pole

Existing joist to remain

12kN SS connection plates

2/12G SS screw 120 long2/12G SS screw 120 long

1/12G SS screw at pole

NOTE:
PROVIDE JOIST/BEARER CONNECTIONS TO NZS 3604:2011
TO ALL BRACED ANCHOR PILES

NOTE:
PROVIDE PILE/BEARER CONNECTION
1 WIRE DOG EACH SIDE AND 2/100x3.75mm SKEWED NAILS

Replace existing bearer No. 9 due to rot

New bearer 2/140x45 SG8 H3.2

125sq SG8 H5 treated pile

NOTE:
PILE DETAILS TO NZS 3604:2011
EITHER ANCHOR, BRACED OR ORDINARY

Existing joist

to remain

200 SED H5 treated timber pole

1/14G SS screw at 400c/c both sides, 100mm long

1/14G SS screw at 400c/c both sides, 100mm long

1/14G SS screw at 400c/c both sides

Existing 70x100 bearer

H3.2 treated packer

150 long over pole

2/140x45 SG8 H3.2 treated bearer

NOTE:
WIRE CONNECTION AS
PER ORDINARY PILE ONLY

SCALE (A3)  1:5

TYPICAL DETAIL
ORDINARY PILE

SCALE (A3)  1:5

SECTION
BEARER 9

SCALE (A3)  1:5

TYPICAL DETAIL
ANCHOR AND BRACED PILE

SCALE (A3)  1:5

SECTION
BEARER 3 AND 5

NOTE:
INSTALL 2/SKEW NAILS
IN ACCORDANCE WITH
MITEK DETAILS
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JOIST PACKING DETAILS
-

    

NOTES:
1. REFER SHEET 1 FOR NOTES.
2. EXPOSURE ZONE D - ALL EXPOSED AND

SHELTERED HARDWARE IS TO BE GRADE 304
STAINLESS STEEL.

Existing joist where not propped by bearer

fix to packing in accordance with NZS3604:2011

Packer SG8 H3.2

2/100x3.75 nails

2/100x3.75 nails

SCALE (A3)  1:5

SECTION
JOIST PACKING DETAIL

Bearer

SCALE (A3)  1:5

PLAN VIEW
JOIST PACKING DETAIL

Existing joist

Bearer

2/100x3.75 nails

150 long packer

SG8 H3.2

Bearer

150 long H3.2 treated timber ex 50 wide packer to support smaller joist

4/3.75 nails to bearer

Existing smaller joist

Existing bigger joist

fix to bearer in

accordance with

NZS3604:2011

2/12G SS screws 80 long

SCALE (A3)  1:5

SECTION
JOIST PACKING DETAIL AT CHANGE IN JOIST SIZE

2/100x3.75 nails
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