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FRAME STAGE REPORT 
 

Date of Inspection: 4th March 2019 9.00am 
 

Property Address: 84 Curtain Street Kew Victoria 

 
 

Report Prepared for: Sir Walter Buffalo 

Client Contact Details: M: 0402 399 162 

Postal Address: 71 Bicep Street 

Bullen VIC 
 

Type of Report: Frame S t a g e   
 

People Present: N/A 
 

Weather Conditions: Fine 
 
Inspector: Alex Scaffaro      0424 499 226      
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REASONABLE ACCESS 

Only areas to which reasonable access is available were inspected. The  Australian  Standard  4349.1 
defines reasonable access as “areas where safe, unobstructed access is provided and the minimum 
clearances specified in the Table below are available or, where these clearances are not available, areas 
within the consultant’s unobstructed line of sight and within arm’s length. Reasonable access does not 
include removing screws and bolts to access covers.” Reasonable access does not include the use of 
destructive or invasive inspection methods. Nor does reasonable access include cutting or making access 
traps, or moving heavy furniture or stored goods. 

 
 

Roof interior 600 x 600mm Accessible from 2.1m stepladder  
 

Sub floor                        500x 400mm Vertical clearance 

Timber floor: 400mm to bearer, joist or other obstruction. 

Concrete floor: 500mm clearance to underside 

 
Roof Exterior:              Accessible from a 3.6m ladder and fitted with suitable fall protection 

 

 
 
 

BUILDING CONSTRUCTION 
 

Year Built: 2019 
 

Stories: Double Storey 
 

Type of House: Freestanding Domestic 

Footings: Concrete Slab 

Flooring: Concrete 
 

External Walls: Brick Veneer 
 

Internal Walls: Timber frame with Plasterboard 

Roof Framing: Truss Roof 

Roof Cover: Concrete Roof Tiles 
 

Windows: Aluminum and Timber 
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SCOPE 
 

Construction of the frame is completed. It was requested that I attend site, complete a visual inspection, 
and supply a written report on the quality of workmanship. 

 

CONDITIONS 
 

This report is a visual inspection of the works completed by the builder to date at the time of inspection. 
Only items visible during the time of inspection are reported on. No items concealed behind wall and 
ceiling linings or below ground level are reported on. Air conditioning, heating, plumbing and electrical 
items must be tested and reported on by a qualified electrician, plumber or expert in these fields. Paint 
touch ups are not reported on during any inspections, these are to be completed by the property owner and 
the builder. The structural aspects / members of the property, which are concealed, are not reported on. 
Only visible structural members are inspected. This report contains a list of defects which I believe have 
been completed below a standard which is acceptable by industry standards, the Building Code of 
Australia, Building Regulations and the Building Commissions Guide to Standards and Tolerances. Any 
methods of rectification noted in this report are of my own opinion and are not to be read as instructions 
to the Builder under any circumstances and they are not authorization to complete any items considered as 
a variation to the contract. I am not a building surveyor and make no claims to be, therefore any items 
reported on, required to be completed to achieve approval of any mandatory inspections, are not an 
indication of all items required to receive approval at the mandatory inspection stages, simply a list of 
items but not limited to  defects which may fall under the items checked by a licensed building surveyor. 
To receive a mandatory stage approval, a building surveyor is to be consulted at all times. All works 
completed to the property as result of this report are to be agreed with and signed off by the clients. This 
report is intended for the sole use of the party named under ‘report prepared for’ on the covering page. 
Any third parties using / relying on this report do so at their own risk. 

 
This report does not take precedents over any pre made contractual agreements between the clients and  
the builder nor does it alleviate the Builder or Building Surveyor from His/Her responsibilities, warranties 
and guarantees. No guarantees or warranties are supplied with this report, the original warranty insurance 
is still precedent and this report takes no precedence over any warranties or guarantees offered by the 
builder, developer or insurer or any other body offering warranty or insurance for the construction of the 
property. 

 
Any costings or estimates made in this report are purely estimates made from and taken from past 
experiences and situations of similar proportions. No quotes or fixed prices were obtained during the 
inspection and preparation of this report from any trades or suppliers. To achieve an accurate costing or 
estimate on the works described in this report, quotes from appropriate trades and suppliers or a quantity 
surveyor is recommended before proceeding. 

 

SITE CONDITIONS 
 

At the time of inspection all framing areas except for the roof framing over the garage was installed. The 
external house was wrapped in sisalation paper. The plumbing rough in was commenced but not 
completed. 
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FINDINGS 
 

1. According to the supplied engineer documents posts P1 are required to be installed 
with heavy duty hoop iron strappings over the beam and down the face of the post. A 
minumum of 12 brick courses with a tale  which can be triple bent and installed into 
the brick pier, this is not been completed to any external posts. 

 

 

2. The alfresco lintel B1 has been over cut to the checked out section and cut short in 
overall length, this has occurred on both ends of the lintel. According to the 
Australian standard for timber framing structural members are required to only 
contain a minimum end bearing of 30mm, which has been achieved. In regards to the 
over cut check out in the beams recommend the appointed structural engineer inspect 
the modifications and supply written confirmation as to whether this amount of 
notching to the timber beam will affect its structural integrity. As notching structural 
members can be a maximum of 30% of the member which has been exceeded in this 
area, this is commonly acceptable when the cut outs are fully supported by the 
adjoining beam, this has not been achieved in this alfresco beam as they are cut to 
short. 

 
 
 

3. According to the Australian standard for timber framing AS1684.4 all porch beam 
connections are required to be installed using a minumum of 1M 12 bolt through each 
lintel into the post, this has not been completed to the front balcony and will not be 
able to be achieved as the internal section of the posts have been cut out, this post  
may require replacing to achieve this requirement. 
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FINDINGS CONT: 
 

4. According to the Australian standard for timber framing internal non load bearing 
spanning further than 1.2m are required to be installed with a timber lintel. The 
opening from the study area contains a timber framed head over the cavity pocket  
door opening which is approximately 125mm high and the installation of a  timber 
lintel through this area may not be practical therefore builder to consider installing L - 
brackets to each floor joist above this opening, currently there are no L brackets 
installed along this opening on top of the frame connecting to the floor joists to 
prevent the head from sagging. 

 

 

5. Timber lintel T1 installed around the stair void as detailed on the engineers 
documents to contain a double stud where it joins the powder room passage wall. 
There are no double studs installed below this timber lintel as required by the 
engineers details. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

6. The engineers details indicate that the junction of lintels of 1B8 and 1B5 located over 
the study are required to be installed with a 150 x 100 steel angle fixed with 2M 12 
bolts into each timber beam, this has not been completed. 
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7. Timber lintel 1B3 is detailed on the engineers drawings to be supported by F17 studs 
where it is point loaded on the laundry/powder room wall, the carpenters have 
installed 2/90 x 45 pine studs and will require replacing with F17 studs. 

 

 

8. Timber lintel 1B8 contains a timber block installed between the timber lintel and a 
single stud mid span along the study/stair wall, this timber block will need to be 
removed as it is creating a point loaded position above a 90 x35 stud and should be 
re-installed on the corner of the stair/study wall as the engineers have indicated this 
point to be the mid span point load support with 2/ 90 x 45 pine studs. 

 

 
 

Move this block. 
 
 
 
 

 
To this position. 

 

 
 
 

9. The engineers details supplied on drawing numnber 8 contains significant installation 
requirements for the kitchen window framing, these requirements include the 
installation of 2/45 x 90 F17 hardwood trimmers to the head and sill of the window 
opening, both connected to the F17 studs supporting overhead lintel with triple grips 
on the top and bottom at each end of the trimmers. Further to this nailing through the 
top plate to the timber lintel over the window at a maximum of 600 centres is also 
required along with staggered nail lamination to the F17 trimmers above and below 
the windows, non of these engineers requirements have been completed to this area. 
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10. Timber lintel L6 over the kitchen window contains 2 /F17 studs at each end, these 
studs have been cut short and as a result have been packed up using pine blocks, as a 
result this has created a bottom plate which is 105mm thick of pine and therefore may 
not provide the compaction  requirements expected by the engineer, therefore 
recommend the appointed engineer inspect the current installation method and supply 
written information that the bottom plates are sufficient or replace the F17 studs with 
full length members. The engineers documents indicate that bottom plates are  
required to be 35 x 90 pine and specifically detail that a 45mm thick plates are not 
suitable. 

 

 

 
 
 

11. Steel lintel 1B2 over the dining room is detailed to be supported by double F17 studs. 
These studs have also been cut short and been packed with pine blocks to extend the 
length of the studs as detailed earlier, the appointed strauctural engineer will require 
to inspect the pine blocking and supply a written confirmation as to whether the studs 
should be replaced with the intended full length studs to prevent any potential 
compaction issues with105mm of pine bottom plate which can lead to potential 
cracking of cornices and ceiling board from excessive timber shrinkeage action. The 
engineers documents indicate that bottom plates are required to be 35 x 90 pine and 
specifically detail that a 45mm thick plates are not suitable. 

 

 

12. The engineers documents indicate that the timber packer installed along the steel 
beams is required to be bolted at a maximum of 900mm centres, this requirement has 
been exceeded to steel lintel 1B2 located over the dining room. 
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13. The floor joist located upbove the fridge space is in contact with the bulk head 
trimmers creating a load bearing point, these bulk head trimmers have not been 
checked into the adjoining studs. As the ensuite shower is located above this point, 
recommend lowering the bulk heads to remove this point loading location or if this is 
required by the floor joist manufacturers then the bulk head trimmers are to be 
extended a minimum of a 30mm at each end to provide sufficient end bearing support 
into the adjoining studs. 

 

 

 
 
 

 
14. Trimmers are required to be installed across the top of both external walls of the fire 

place and contain L brackets as no trimmers and L brackets have been installed 
throughout these 2 walls, brackets are to be spaced at a maximum of 1.2m centres. 

 
 

 
15. As per the Australian standard for timber framing requirements, L – brackets are to be 

installed a maximum of 1.2m apart, this has not been completed to a number of the 
ground floor internal walls. 

 

 

16. As per the Australian standard for timber framing the internal non load bearing 
openings spanning further 1.2m are required to be installed with the timber lintels, 
this has not been completed to the second floor robe and linen cupboard door 
openings. 

 

 

17. The plans indicate that a secondary wall is to be framed on the rear of the ensuite 
shower and be installed with a tile recess, this has not been completed. 

 

 

18. The F17 stud located on the front left hand corner of the garage is overhanging the 
slab edge by approximately 40mm. According to the building code of Australia the 
maximum allowable bottom plate overhang is 10mm, this section of bottom plate will 
require supporting using a system supplied by the structural engineer. 
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19. Engineers details indicate that steel beam L1 across the front of the garage opening is 
to contain hoop iron strapping down the face of the supporting studs, this has not been 
completed. 

 

 

20. The engineers details indicate the studs supporting the steel lintel L1 on front of the 
garage be wrapped with hoop iron strapping and triple bent into the adjoining brick 
work, this allowance has also not been provided. 

 
 
 
 
 
 

SUMMARY 
 

The amount of items listed in this report when compared to other properties of similar style and 
size, in my opinion are considered high. There are also several items in this report which should 
be completed to achieve a mandatory frame approval by a licensed building surveyor. 


