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HNTRODUCTION-
he demand for this book arose

from The Melbourne Age newspaper
series House-hunter, a weekly
column created through Archicentre,
the Royal Australian Institute of
Architects' (Victoria) marketing arm
and dedicated to actual house
renovations, as designed by
architects.

The imaginative, yet sensible plans
havebeenessential reading for
thousands of homebuyers for many

future home.
builder to selectadesign for their

However, a large number of people
do not fit into thiscategoryand

make the most of their block, and to
require the advice of an architect to

satisfy their individual lifestyle.
These people generally seek help
through Archicentre, where they find
a large range of plans, in a wide
variety ofsizes, which can be
adapted to suit most sites.

years.
This book takes House-hunter
further- into the NEW nomesarea available.
with a range of individually-
designed house plans from
Arhicentre.

The plans in this book are a typical
cross section of the sizes and styles

preferencesfor construction

Having selected a standard design or
an adaption ofone, Archicentre
prepares a working drawing in
accordancewith individual

techniques.

Similarly, thereisachoicetobe

For example, most designsare
adaptable for brick veneer, double
brick or timber cladconstruction.

made between a concrete slab or a
timber floor with the option onsome
sites for pole construction.

Many designs are also suitable for a
tile roof or metaldeck, with a further
choice ofdifferent ceilingtreatments
such as exposed beams or flat
ceilings.
The most satisfactory way to resolve
these decisions is to arrange an
appointment with an architect at
Archicentre. He can help you select
from the plan range and make sure
the house suits your particular site
and budget.

Home-buying doesn't start and end
with the plans; our book isbackedup
with other information so vital to
home buyers:
Finance... provided by theState
Bank, Victoria;
Legal... providedbythe Law
Institute ofVictoria;
Property... providedbythe Real
EstateInstitute of Victoria;
Protection... providedbythe
Victorian Consumer Afairs Bureau;
Architects through their Institute
have provided advice and standard
house plans to the public for three
decades. In the early days there was
not the option of going to a project
builder and the demand was for
fairly simple standard plans.
Many people with average
requirementsand typical building
blocks now choose the project

Oneadvantage ofgettingplans from
Archicentre is that you are not
committed to any one builder but
can call for competitive quotes from
a number of builders to besure of
getting the best price.
Naturally, the costdepends not only
on the size of the house but the
specificationof materials and
finishes to be used in the house.
Archicentre provides standardised
specifications with the working
drawings, which allows each
individual a choice between a basic
economical holiday house ora
luxuriously appointed permanent
residence.
The working drawings and
specifications then become part of
the contract with your builder or, if
you prefer, you may become an
owner/builder and subcontract the
construction.
Archicentre will be happy to discuss
theseoptions or any other building
problems with you by simply
arrangingan appointment with our
architect on (03) 819 4577.
If, on the other hand, you would
prefer to have an architect visit the
site todiscuss your requirements and
prepare an individual design, taking

give us a call and ask about the Site

into account allaspects of the site
suchas its view or orientation, then

Optimisation Study.
We also arrange pre-purchase
inspections of properties as well as a
Renovator Report for peoplewho
are considering altering or extending
their existinghouse.
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The
New House
The following plans are the property
of Archicentre, (03)8194577,and
may not be copied in any form
without permission.
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EasyLivingWithTimber

This modernhomestead,designed
for a gently sloping site, cleverly uses
timber decks to extend the living
area outdoors. The deck spans the
living, dining and family roomareas
and is recessed into the floor plan
between the more formal
entertaining area and the family
room, to give shelter from the strong
winds so prevalent in country
situations.
This protectedarea with its north-

Page4

casterly aspect also provides a
wonderful sun trap in winter.
The bedrooms in this homestead are
alsodesigned to make the most of the
sun, as is the roof, which is pitched at
a suitable angle for solar collectors.
The master bedroom complex
features a circular spa bath projecting
into an enclosed court.
As is usual with so many new houses,
this bedroom also has an ensuite
bathroom and walk-in robes.

This design, whichcovers17 so:
metres, can beextendedbeyondt
existing three bedrooms,eitherat
ground level or bybuildingintot:
roof pitch andcreatingaseond
storey. An upstairs deckcouldbe
added.

Dimensions 25m x 9m,excludine
the decks. Depending on thesitet-
carport can be located neartheent
or under the house iftheslope
allows.

VIEW FROM NORTH EAST Archicente

Plan No. TMA23,2
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PerfectFor ACountryLife

Lhedesign ofthis housesuggestsit
would be ideally suited on a country
property. It is economical in design
and yet its gable roof, supported by
open trusses, givesa senseof light
and space, reflecting the surrounding
countryside.
Dining and living roomsfeature full-
length windows facing onto a deck,
designed to take advantage of views
and, hopefully a northerly aspect.

The deck runs along two sides of the
living area and is slightly shaded by a
slatted pergola.

The steepgable roof not only
provides a distinctive style to this
house buta children's play loft above
the kitchen.

In other ways the house is a simple,
straightforward design, offering all
that'snecessaryand no more...

two bedrooms, onebathroom,
laundry, diningandlivingroomi
a pot-belly stove forwinter.
About 88 square metres,withoutt
deck, it provides just whatonewou
want from a countryretreat...
comfortable, cosy and not a lotof
maintenance work.

It measures 13m x 12.5mwiththe
deck.

Archicent
Plan No. TMA124
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Fire ResistantForTheBush

L-Ln the aftermath of Ash
Wednesday, peoplestarted to think
seriously about building fire-
resistant homes. It seemedto takean
extraordinarily long time,
considering this continent is known
for its fires and floods, as well as its
ever-present sun, but the result has
been an interesting change in many
of thehousesdesigned for the more

The house is also designed to get its
energy from natural sources rather
than the local gas or electricity

vulnerable bush and coastalareas.
This compact holiday house is a
product of thenewstyle of thinking.
The windows and glass doors canbe
protected when the house is vacant
by raising the timber deckand entry
ramp like drawbridges, andclosing

the canopies above the windows. The
shutters are clad in non-combustible
sheeting.

authority.
The alternative energysystem, which
includes 12-volt electricity for
lighting, television, radio and pump,
can be generated by a small wind
generator, while solar panel storage
batteries and controls can be housed
adjacent to the entry.
Rainwater is collected in a tank
beside the house and pumped to an

Page 8_

elevatedtank forworkino
solid-fuelwoodstovenot n,
Drovidescookingfacilities
heating andahotwaterhootesbut

YOSterin
winter.

The 58-square-metrehouseh
ample livingspacewithabehar

Rdroomand bathroom onthesameiloor
centrally locatedspiralstairra
leads to ageneroussleepingoh:
the roofspace. 0tin
ofcourse,thewindows,shutere:
drawbridge also serveasadete
to burglars andvandalsduringt
time thehouse isvacant.Its
dimensions are7.5mxIm,exclin,
the deck.

gthe

ditp

Archicente
Plan No. TMA143/%
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MakingTheMost OfABeautiful

A hillside site offers many a
bonus toa homeowner, with the
possibility of views or, at least, a
potentially spectaculargarden
setting, long before the first tree has
been planted.
But it canbring itsshareof
headacheswhen it comes to building
the house!
This low-profile, split-level home
removes any need for costly
excavation of the siteand provides
an interesting house on a number of
levels, blending naturally into the
landscaped hill.

In all, thereare four floor levels
within the house which relate to the
natural grade levels, and the irregular
shape of the plan is designed to take
maximum advantage of the sun and
views.

There are no passageways or wasted
spacein the plan, with the flow of
movement through the house
crossingthe main living areas. At no
time is it more than a few steps up or
down between the various levels.

The interior covers 134 square

metres, without thecars
offers a main bedroomw
bathroom andtwOother
with directaccesstoanot
bathroom. The livingroo
generous and couldcomt
accommodate a diningar3arfamily room,too,isagooc
linked to thekitchenwith.
bar.

Dimensions of thisplanar
13.5m, including thecarpo
it a goodinvestmentinthe
price range.

Archice

Plan No. V
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HolidayHomeWichAllEssentia

A holiday home that offers
comfort with minimum
maintenance covers theessentials on
the shopping list for manypeople.
Just being able to walk in, say, on
Friday night and walk out again on
Sundayas if youwerejust going
shopping, really makes it a holiday
home.
This timber-cladinterpretation of
the home-away-from-home has this
sort ofappeal, in addition to beinga
house that you just can't help
noticing.
Essentially, the house is efficient in

design, as can be seen by the way a
bedroom and a studio have been
cleverly incorporated in the roof
space provided by the steep metal
deck roof. These rooms overlook the
lower living level, and no doubt offer
a much-needed retreat in more hectic
times.
Downstairs there is everything else
you want and no more. A living and
dining area extending on to a large
triangular deck, a kitchen, bedroom,
bathroom and laundry.
This main deck is protected from the
wind (providing you properly do

your homework onlocalwind
an extended timberwing
maybecladineitherwi .
cedar or treatedpine.Another
smaller deck, off toanothersi
provides an entry tothehome
ofcourse,analternative

Nindsb

westemred

tivelocatit,a peaceful read in thesun.
Obviously thishouse,with
dimensions of 8 x 12metres
excluding the decking,shouldte
located on the block tomakethe
most of the light andwindbreak:
well as the views. Thehousearpy
121 square metres.

Archicentr
Plan No, T.3123)
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FocusÔnQutdoor Lifestyle
FRONT ELEVATION

This L-shaped,two-storeyboe.
focusesonoutdoorpolsidei
The living and familyareasfsck
a terrace overlooking thepol.
the ensuite bathroom andspaaf
master bedroomdownstairsof
direct access to thepool.
The kitchen windowoverlooksh,
pool (importantwithsmallik-
as does a glassed-in baroffthedi
room, which allowsdrinkstoe
served directly on to theterracg:
Even the two bedroomsontie
upstairs level are focusedonthe
pool, via an unusual towerstudy
guest room withbalcony.
As expected, the houseisspaciog:
with some 236 squaremetres
excluding the carport.Dimensios
are 21.3m x 16.3mwithout,once
again, the carport.

REAR ELEVATION

Archicentre
Plan No. TMA 37/84

DIAGRAMMATIC SECTION

awe
BED 2.3.

LIVINO
Urren DECK

EN Y DININE/MILY BeD. ENUTE

ICAFOT

PooL
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Made To Order For COuntryFami

he modern architect is no longer
dictated purely by style but by factors
such as climatic conditions and the
needs of the people building the
house. This modern homestead has
been designed for a large family on a
country property.
The266-square-metre interior
providesgenerous living space,with
the opportunity for parentsand
children to retreat in their various

directions without causinga major
disturbance.
The irregular shape of the plan
createsa series of protected
courtyards around the house, giving
shelter from the strong winds often
associated with open landscapes.
Generous water catchment is given
by the metal deck roof which extends
to wide verandas stretching almost
right around the house.

In addition to thelargefamil.
there's what couldbecallei
children's-only rumpusroom
their bedrooms,whichshoute
idealplaceforanearly moriạ
game oftabletennis!
On the othersideoftheho
is a large two-wayfireplace.
both the livinganddininging
Dimensions are34.5x23.5
with thedoublecarport, metes

..

Archicentre t

Plan No. V 507
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RoomsWithAView

Lou can almost see the rugged
coastlineandhear the surf pounding
on the shore with this houseplan,
definitely intended for a sloping
block with awonderful view.
It's anotherholidayhomewith
timber walls and floors and acurved
metal deck roof, which comes in a
variety ofcolorstoblend in with the
landscape.It hasjustenoughrooms
tomakeyoucomfortable,but nottoo
many tokeepyou behind the broom
all day.

Thesplit-levelfloor will suit the
averageslope, and the wide timber
deckstakeadvantage of the views
andmake itpossible to find asunny
spotout of thewind, onmost
OCcasions.

This two-bedroomplanmeasures
15.6mx llm, with thedeck,andcan
beextended without damagingthe
overallappearanceof theproperty.
As drawn, the housearea is 96.9
squaremetres, without thedeck.

EAST ELEVATION

LSECTIONA.A

.
--

7

SECTIONB.B

WESTELEVATION

Archicent

Plan No. TMA 114
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ArehiteetDesignedFor DIYM

Bauilding a holiday houseboasts
obvious economic savings, as well as
being asource ofpersonal pride that
one is capable of building it at all.
Of course, some houses are easier to
build than others, and this holiday-
house plan, using an all-timber
lightweight construction, may well
appeal to the owner/builder who
wants to do the labor.
The compact plan usespole
construction on a 3.5-metre grid to

span uneven ground conditions, and
hassucha flexible floor plan that the
variationsof the themeseemendless.
Extensions in three directions are
offered for someonewho may want
something bigger than a two-
bedroom home, or someone who
mayneed to extend in the future.

The largedeck adjoins the living
area, providing an extension
indoor/outdoor entertaining area, as

well as a lovely suntrapforth
who truly lazearoundon
holidays.
A skylight in thecentreof

thehonot only lights uptheinteriorht
gives a perfect locationtomon
solar collectors.

The overall dimensionsofthis
holiday homeare llxi1metre
including the deck, withthetotai
area being 85 squaremetres,withoy

etre

the deck.

**p.*. ,.
** ***,..

.......

Archicentret

Plan No. TMA 95Page 20.
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Courtyard LivingBBringsRewar

C.Jourtyard design may be
associated with small townhouse
developments, but they're just as
essential for houses on country
properties, as they provide much
needed sheltered areas.

The courtyard can provide the
transition zone between home and
countryside, allowing the more
fragile plants to survive, as well as
providing a sheltered outdoor area
for the family.

In this plan the architect has
designed all the living areas facing
north for maximum sun in winter
and minimum sun in summer. The
design isenergy eficient, with no
glass to the east or west, and little to
the south, so there is no heat loss in
winter. Roof lights are angled to take
solar collectors.
The floor is either concrete slab or
timber, and is readily adaptable to
either a flat site or a split-level
concept to suit a slope.

Theaxis ofthe
with the childreren'sroohouseisthekitch
area to onesideandthe
bedroom, withensuitebath
andwalk-inwardrobe,tothh

Roher.
The children's area,whichd
aseparateentrance,couldeos iserve as a granny flat.

do
easily

The overall size is168square
1aremelre,without thecarport.The

measurements are24mx145m
4.3T

Archicentre

Plan No. TMA2/82
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GoodDesignFor Tricky Block

S.ites witha cross fall can be an
architect's nightmare, but this plan
cleverly uses the slope to provide an
unusual house with three floor levels.

The lowest level contains the living,
dining, kitchen and family areas,
with easyaccess to outdoor living
areas.

The next level contains the master
bedroom, study, ensuite bathroom

PLAYRODM

LIVING

and laundry, which also happen to
haveaccess to ground level because
of the nature of the sloping block.
Above the living areasare children's
bedrooms and an optional play area,
making this house officially a two-
storey home.
The floor plan covers 208 square
metres, without the carport, and is
extremely compact. Measurements
are 10.8m x 16.2m.

ELEVATIONSECTION ELEVATION

Archicentre a

Plan No. V
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House Built In EasyStages

R

A.Lny couple building with a
limited budget would be well advised
to look at a house plan similar to this,
which can be built in two stages.The
front section canbe built first and the
rear bedroomsand family room
added at a later stage, to
accommodate children when the
need arises.
The first stage includes the master
bedroom with ensuite bathroom and
built-in robes, and a study which can

WOKTH ELEVATION

Page26

double as a nursery when the
children are young. Then there is a
large living room, a dining room,
kitchen and laundry.

A few years down the track, three
other bedrooms, a family room and a
bathroom can beadded with little
fuss and inconvenience to those
living in the existing part of the
house.

In the complete plan, the family

room, kitchen and livingroomare
linked to an outdoor livingareaon
the north of the block. Allthese
rooms are shaded byone-metre
eaves, to allow the house tobe
warmed by winter sunbutbe
protected from the hotsummersun.

When the two stagesarebuilt,the
total area of the housecomesto173
square metres, without thecarport.
Dimensions are 14m x24m.

Archicentre
Plan No. V460
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HomesteadWithA Difference

This unusual L-shaped homestead
plan lends itself to imaginative
landscape design. The courtyard,
created by the projecting rumpus
room, would act as a natural
windbreak for sheltered outdoor
living, with accessto both the family
and dining areas.

More than this, the floor plan of the
230-square-metre homestead is
designedto give maximum living

spaceby eliminating often wasteful
corridors. The central entry area
flows into the lounge and dining area
on one side, and into the family
room on the other. When
entertaining largenumbers of people
this can serve as one big room.
The bedrooms are located on either
side of this living zone, with the
master bedroom, walk-in robes and
ensuite bathroom off the more
formal living area, and the other two

bedrooms next to abathroomand
laundry off the familyroom.

True to Australiantradition,a
veranda with a bell-hiproofnune
around this home, withmanyfl.
length windows leading ontoit.

| beside the laundry.

The dimensions of thishomestezt
are 30m by 17.5m, includingthe
veranda, and it issuggestedthati:
carport is built, it shouldbelocat

A

Archicante

PlanNo.HS3
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HomeThatHasIt All

A stylish, modern tw0-storey
designwith plenty ofspacefor living
and entertaining. The large den off
the entry would appeal to the
executivewho likes to work athome,
far enoughaway from the noisy
crowd in thenorth-facingfamily
rOom and adjoining terrace.
The formal loungearea is also
separate providing, in all, three
distinct living zonesto which family
members can retreat from each
other.
Upstairs is sharedby amaster
bedroom andguest room, cachwith
bathrooms.Downstairs, offthe
family room are two substantial
children's bedrooms,separate
shower,separate toilet and laundry.
This area also would be handy to a
pool and barbecuearea at the rear ofthe block.
The plan measures 13.5m x 24m,
with the carport,andthe interior of
the house is 251 squaremetres.

Page 30
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BestOf AustralianTradition

lerandas have become a tradition
in Australian homes for very
practical reasons. A wide veranda is
an asset to any house, giving a
shelteredextension of the living
areas and providing a shady retreat
from the midday sun or a tranquil
spot to sit and catch the breeze on a
hot night.
A good example ofa functional
veranda is shown in this house plan
which features one three metres wide
in a semi-octagonal shape, to take
advantageof the180-degreeview
often available on elevated sites.
In warm climates, insectscreens
could be used to enclose the veranda,
turning it into aprotected outdoor
living space or, in colderclimates,
sliding glass panels could be

l4J010:10|

substituted to trap the winter sun.
The design is intended as a small
home or holiday home, with a floor
area of 130 square metres, which can
be built in twostagesor eventually
extended to becomea substantial
family home.
The plan evolves around a central
living space surrounded by windows
and glazed doors opening on to the
veranda. Heavy drapes are suggested
to retain the heat from a slow-
combustion fire on cold winter
nights, which would provide a very
economical heating system for the
entire house.
The open kitchen is an integral part
of this living spaceand can be built
on a different level, to help the house
adapt to a sloping site. Either side of

the living areaare twoseparate
completelyself-containedbeit
wings, which can beaddedtoat
later stage.
The pole construction allowstha
house to adapt to theslopeofthe
Jand with minimumexcavation
the addition ofexposedbracing
beneath the verandaaddschar
to the design andreducesthes
floorjoists.
The house, whichmeasures15sr
by 12.5m, without thecarport,is
designed to be built withlightset
non-maintenance timber,sucha
cedar or treated pinecladding.A
corrugated iron or metalđeckrof
provides a good catchmentareafr
storage water tank, anothertradit
in Australia's countryhomes.

Mi

N,eliIN

VIEW FROM THE NORTH Archicante

Plan No. TMA 131,3
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MakingTheMost OfUpstairs

Ln this two-storey design, all the
bedroomsare tucked into the roof
space, leaving the ground floor free
for alarge family and living areawith
a rumpus room big enough to
accommodate a billiard table.

At the front of thehouse,aguest
room runs offthe entry, which canbe
usedasa study or an office for people

wishing to conduct their business
from home.
The upstairs area is not large, but
manages to comnfortably
accommodate two bedroomns and a
sharedbathroom, in addition to the
master bedroom, ensuite bathroom
and walk-in robe. Two of the
bedrooms have pleasant secluded
balconies.

t4uI-hi

Another feature ofthis255.
metrehouse istheunusually
spacious laundry, whichca
asasewingandironingroomt
pleasantoutlookovera si
courtyard sharedwiththedobathroom.

This housemeasures16.5mx15,
with thegarage.

Archice
Plan No. S
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Split ForSpaceAndComfort

T.here's more to this two-storey
home than meets the eye. Firstly, the
ground floor is really a split-level
design, to adapt the house to a small
sloping site.
Just a few steps separate the rumpus
room and the more formal living
area, effectively dividing two quite
different worlds. Both, however,
feature cathedral ceilings to increase
the sense ofspace within the house.
The master bedroom is near the front
entrance and features a generous
walk-through robe and ensuite
bathroom.

The three children's bedrooms anda
study, or another bedroom, are
upstairs, together with a bathroom.

The family room can be opened to
the outside with two sliding glass
doors, making this the obvious area
to landscape for a barbecue and
outdoor eatingarea, or evena pool.
An extra toilet outside the laundry is
also handy when outdoor
entertaining.

In all, the house covers some 230
square mnetres and measures 13m x
17m, without the carport.

Archicentre

PlanNo. $N
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Adaptable Design ForEasyLivine

n inspiredcountryhousewhich
can be adapted to either slopes or flat
land with pleasingresults. This two-
storey designemphasises traditional
corrugated-iron rooflines, together
with a timber structure suited to the
rural environment.
The house plan, covering some 163
square metres, uses a central family
room and kitchen flanked by
verandas, with living and dining
areas at one end and two bedrooms
at the other. The extra bedroom and

PERSPECTIVE

study or fourth bedroom are above
the living area.
Both living and family areas have
openfireplaces for warmth and
character.
The house can be built in segments,
starting with the central living area.
The bedroom section follows, then
the more formal living area is added
in the final stage. These components
can be moved around, depending on
the lie of the land.
The house measures 14.3m x 10.3m.

WEST ELEVATION Archicer
Plan No. TMA 56

.
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LeisureHouseOfTheEighties

W

his two-storeyfamilyhome
makes the best use of a 20-metre-
wide block by creating courtyards
which provide a landscaped outlpok
from all the livingareas.
With the accent on leisure living, the
design fulills all the usual
expectations like formal living and
dining areas, family room and much
more.
Stereo and video equipment can be
built in, a bar can be included in the
living room and there's a cosy open
fire in the family andgamesarea of
the house.

Split levels can be introduced to add
moreinterest, orjust to
accommodate the design to a gentle
slope.
A masterbedroomnwith ensuite
bathroom and two other bedrooms
and a bathroom are located upstairs.
A fourth bedroom can be
incorporated into thedesign without
trouble.

The house is large, covering 249
squaremetres, without the carport.
Dimensions are 18.Sm x 24m, with
the garage.

hoos
Arehicentre

Plan No. TMA6/84
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Homestead-styleRecreated

T.Lhe old Victorian-style
homestead has been recreated in
spirit with all theamenities of the
"80s. It has that pleasant spacious feel
about it, but at no time is thereany
wasted space in this 179-square-
metre home, designed to provide the
best in both comfort andstyle.
The lounge and dining rooms take in
views on two sides of thehouse. The
dining area is linked directly to the

kitchen, which also flows through to
the family room on the other side.
For entertaining, the family and
lounge rooms can be combined by
opening double sliding doors to
create one large space.

Parents can retreat from the noise of
their growing family, as the master
bedroom and study are isolated to
one side of the house, while the two

children's bedrooms arelocated.
the other.
The veranda, which bringstheho
measurements to 27.5m x11.5m
runs around the houseinthe
tradition oforiginalVictorian
homesteads. But, unlike our
forebears, today's architectshave
made better use of light byputting
floor-to-ceiling windowsthrough
much of thehouse.

adadtssatdtaadaaaaaataat

Archicantre

Plan No. HS2/85
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MakingTheMost OfAView

his house plan is designed for a
block running cast-west with views
to the north.
However, when the best views are
not facing the north, the plan can still
be used by simply placing the family
and living rooms in the direction of
the views and running a skylight
down the length of thehouse.
The 235-square-metre house has
clearly defined living andsleeping
areas, with the bedrooms located on
a higher level on the south side. The
master bedroom not only has the
now-traditional ensuite bathroom
and walk-in-robes, but access to a

small private courtyard.
The kitchen is centrally placed, with
the family and dining rooms on
either side. The second bathroom is
central to both bedrooms and living
areas and has a separate toilet.
The house is a simple rectangular
design, making construction
uncomplicated.
The use of the split-level design and
the interesting effect of the skylit
hallways creates the setting for
something more like a gallery rather
than an ordinary passageway.
The house measures 26.5m x 16.5m,
with the carport.

Y
.

Archicentre

Plan No. V506
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TopTownHouseFor TheSuburbe

A.compact two-storey design
that would make an ideal town house
for the average suburban block. The
master bedroom is on the ground
floor, with its owndressing room and
ensuite bathroom, while the three
children's bedrooms are upstairs
with their separatebathroom.
To avoid guestsgoing upstairs, the
ensuite bathroom hasaccess from
the entry and also acts as a powder
rOom.
The unusual roofline is used
internally to provide high raked
ceilings in the family and living
rooms, with the option ofexposed
beams.
This house plan measures 20m x
11.3m and covers some 174 square
metres.

Page 46.
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LivingWithGreatOpen Space

T.his plan is idcal for ancast-west
block, with a slight fall away to the
north. The floor can be split-level to
suit the falls, with the ceiling
following the sloping roofline to give
a dramatic internal space. The wall
ofglassopening to the north from
this living area only heightens the
sense of this great openspace.
The living area leads to a paved
outdoor entertaining area at the side
of thehouse, with barbecuefacilities
behind the carport. The area is
sheltered on three sides and is bound
to become a much used place.
Inside, the three children's bedrooms
and bathroom are at the rear of the
house, while the master bedroom
opens off the entry.
The total area of thehouse plan is
153 square metres. The
measurements are 15m x 21.5m,
with the carport.

A

d 2*

muwwwubviwwhus

Archicentre e

Plan No, V418
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An Important Decision
To most people, a house is the most important
financial investment that they will evermake.
Whether you are building, buying an existing house or renovating your
own home, the decisions that you make can have an efect on you for
many years to come, so it is important that those decisions are based on
accurate information.
With this in mind, the Royal Australian Institute of Architects, operatesa
range of c0-ordinated services, through Archicentre, that gives you clear,
concise and informative advice from which planning decisions can be
made.

Architects Inspection Service
Every home buyer should make a realistic evaluation of his or her poten-
tial purchase prior to signing the contract. The Architects' Inspection
Service provides this facility. AIS inspectors are registered architects who
have undergone specialised inspection training.
Theseinspectors provide you'with a detailed report of the condition of the
property after carrying out a visual check of up to 300 points of all
immediately accesible areas of the property.
The Architect can then advise on the likely costs of rectifying any recog-
nised faults or show you the possibilities of improving the property.

Architects Renovator Service
When you decide to add to your lifestyle and alter your existing home the
imagination often runs wild. The Archicentre Renovator helps you to put
your dreams into perspective by supplying you with a feasibility study of
the options open to you.
The Architect will prepare sketches and write a report on your existing
house and the proposed renovation with reference to architectural possi-
bilities, building regulations and budget.

Site Optimization Study
The Archicentre standard plan service has been used by thousands of
people to build a new house, but you may feel that you would prefer an
Architect to design a house to meet your own special requirements.
With this in mind, your SOS Architect can prepare a sketch plan exploit-
ing the full potential of the block and provide you with a written report
explaining the relevant design considerations and likely cost of building.
By visiting the site, the Architect can plan and position the house to take
advantage of the view, the slope of the site and its orientation to the sun
for maximum energy efficiency.
All Archicentre Architects are registered by and have access to the broad
resources of the Royal Australian Institute of Architects.
So call Archicentre now on 819 4577 and ask us how we can help
youmakethebest of yourmost importantinvestment - your
home.

Archiçentre
RAIA Architects Advisory Services
530 Glenferrie Road, Hawthorn, 3122. Telephone: (03) 819 4577
465 Olive Street, Albury, 2640. Telephone: (060) 21 6410

The Royal Australian
Institute of Architects
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The
Renovated
House
NOTE:The cost estimates for the renovated houses were
preparedby individual architects as a guide to the cost of
such renovations.
Dueallowance should be made for cost increases since
the time of publication and other factors and seasonal
variationsand the location of the property Where poss-
iblecompetitive tenders should be sought from registered
builders.
Thepublishers of this book cannot accept responsibility
for the calculations of cost estimates for the various
projects.
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TimeToSitAndRelax
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ARKENEE KE
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TLhis House-hunter renovation plan is
more than just a proposal-it hasbeenbuilt!
Furthermore, its twin house alongside, in
Ingles Street, Port Melbourne, hasbeen left as
originally bought, presenting a "before" and
"after" renovation story come to life.
Archicentre, which is part of theRoyal
Australian Institute ofArchitects,organised
this project specially to produce a true-to-life
House-hunter for The Age'series.
The Ingles Street renovation is designed to be
functional and attractive, while not
overpriced for the houseand locations: It is
the kind of renovation manydo-it-yourselfers
and owner-sub-contractors could achievewith
the help of anarchitect.
In selectingahouse for renovation Robert
Caulfield says:"Our messageis don't be put
offby a small, dark house. Many peoplemiss
out because they can't see potential, but there
aregood opportunities in inner city living for
people without much money but with
imagination and a little professional help."
The unrenovated house at InglesStreetexactly

Page 52,

fits the description: it is small, dark and old. It
alsohasa kitchen extension and a slate roof in
need of repair. Caulfield and Krivanek
overcamethese problems in the renovated
houseby increasing thesizeof the living space.
The second bedroom wall was demolished
and the house braced.

The removal of the wall hascreated a spacious
living-dining area in keeping with today's
needs. In this newspace it is possible for the
owners to relax at the end of the day, or to
entertain alarge number of friends and family.
To enhancethe modernappearanceof the
room, drapes and pleated blinds havebeen
selected from the "Supershades" range by
Caulfield and Krivanek's interior designer,
Rina Cohen.
The colorsselected for the houseare all Dulux
stock, in readily available varieties: the
intention is to show renovators they can buy
architectural colorsacross the counter. For the
lounge-dining room, relaxing colors of soft
greys have been used.

The second bedroom is relocated at theback
of the house, overlooking thegarden.While
small, it is a suitablesize for aprofessional
couple's first child, or for overnightvisitorsto
the retired townhouse: suchare thelikely
people to live in the renovatedhome.

Lack oflight was the next problemsolved.In
placeofa jumble of tacked-ondingykitchens
and creeper-ridden toilets there is nowan
attractive and modern courtyard. It isarestul
addition to the nearby lounge/diningareawith
its garden beds, its large riverrocks,trellisand
climber. The courtyard admits themuch-
needed light during the day, and bynightit is
spotlit. Beacon Lights arefeaturedthroughout
the house.

One of the most efective usesofnaturallight
1s to be found in the bathroom. Duetothe
installation ofan attractive skylight,thisrroom
takes ona bright, airy feel, whichthehigh
ceilings of the houseenhance.
The architects decided onfloor-to-ceilingtlo
to contribute to this airy feeling.Thetiles
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selected resemble fluffy clouds in a blue grey
sky, and are made by Australian
manufacturer, Johnson Tiles-the variety is
called "Glenoak Grey".
In the course of the renovation, the architects
also overcame the thoroughfare problem.
Previously, theoccupantshad towalk through
a bedroom to get to the bathroom:
unacceptable in a modern home. Now,
bedroom and bathroom areseparate from
each other.
The old kitchen hasbeen replaced by a galley
style "casy access" kitchen, which isso
efficient in its use ofspace that includes the
laundry, hidden away behind folding doors.
Build-up of cooking smells and water vaporas
a result ofthe compact design was anticipated,
and a ventilation fan considered essential.
The entire area is effectively aired by a
Robinhood “Sherwood" unit.
The kitchen/laundry is a heavy traffic area
which has the added problem ofoccasionally
beingwet, so vinyl flooring ofgood quality
was required. An Armstrong-Nylex typewas
selected to show renovators that an attractive
flooring need not be hard to find.

The carpet is also a freely available line, from
Hall's. It blends in with the moderncolor
scheme of the walls, and it is ofa durable
quality.
Visitors to the renovated house will be givena
"kit" with product information and further
description of the renovation. Also included
in the kit will beaquestionnaire giving visitors
the opportunity to list their renovation
problems, and obtain answers.

Furniture is by IDE Design, a new Danish
company. Concealed security protection is by
Wormalds, and is a variety easily installed in a
solid brick home.

The construction wasmanagedby the
architects and sub-contract costs worked out
as follows:

Bathroom
• Kitchen/Laundry
Rewiring
RoofRepairs
Basic demolition and

construction
Total

$4,500
$2,200
$1,s00
$600

$26,200
$35,000
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Hall ToHome

The past few ycars have seensome clever
renovations in old churches. A few partitions
and modernising of"facilities" out the back,
and you have a house of impressive
proportions. This House-hunter is the empty
but interesting Oddfellows Hall in
Williamstown. Like those old churches, it has
a lofty ceiling and plenty of openspace.
Jillian Dennis ofRossClarkarchitects,
Williamstown, has planned a comprehensive
renovation for the hall to make it a three
bedroom home, complete with studio. She
says Williamstown is developing at such a
rate, there should be no fears ofover-
capitalisation.
The hall, bluestone with a cement render and
an iron roof, was built about 1861 and was
used for meetings and occasionally by local
schools, although it has not seenmuch activity
for about 15years.
The hall, which hasa pub next door, doesnot
have a view of the water but it is not far from
the yacht clubs and g0od shopping asPasco
Street runs into Nelson Place, which joins The
Strand.
Behind a wire fence, the building hasa lobby
inside the front door, a curved ceiling and
three windows down eachside.

It sits on land 16.2 x 27.4 metres with space
down either side and at the back. A platform
runs diagonally across one rear corner of the

hall and you step up to a back section which
has a kitchen and office with an old fireplace.
Jillian Dennis says the building needs a new
roof and repairs to the cement render. She
proposes removing the front door so the lobby
becomesa proper porch cement rendered to
match the rest of the building. On the right
side, she recommends building a curved
partition to door height for a studio and stairs
with built-in cupboardsunderneath, leading
to a mezzanine.

Archicentre's feasibility report has the main
livingarecaon the left; an open fireplace with a
flueseparatesit from the dining room beyond
a column beside it to support the mezzanine.

The renovator plan recommends siting the
galley kitchen opposite the dining room,
removing the platform and building two
bedrooms with false ceilings at the back of the
hall.
The plan includesa study or family room,
bathroom and laundry in the backsection,
with the right side door closed off. The report
recommends retaining the fireplace for the
study, with new French doors to the north
backyard. The left side door stays for access to
a proposed carport.

The proposed bathroom also has a new
window and two basins, a spa bath and
lavatory. the proposed mezzanine includes a
third bedroom, walk in wardrobe anden-suite.

The feasibility report sites it in thecentreof
the building with the robe andbathroom
tacked either side, with dormer windowSset
into the roof to provide extra headheightand
light.
The report also recommends raisingthe
rounded ceiling for extra height forthe
mezzanine.
In order that light from sidewindowsin
bedrooms one and two penetratesbedroom
three, Jillian Dennis proposesbuildingthe
outer bedroom walls in a transparentmaterial
such as stained glass.
For privacy, she suggests siting theupstairs
bed behinda central screen, whichideally
would also permit light. The planalso
recommends inserting sloping windows atthe
back for north light andventilation.
The renovator report proposes buildinga
rendered brick fence in front, with a fomal
garden and a path meandering down theright
side to a paved back courtyard, whichwoud
also have a patio.
The drive would be paved with treesscreening
the pub.
Costs work out like this:
•Inside work, including a new floor andseme
ceiling timbers, and a newroof$149,500.
•External work, including carport,fence,
repairing facade

Total: $150,500

A

AXONOMETRIC VIEW

Page 56



PATIO

CARPORT STLOY!
FAMLY

BATHRM
OFFICE KITCHEN

BEDROOM BEDROOM

DINING 1

HALL

LIVING STUDIO

PORCH PORCH

NEW GROUND FLOOR PLAN EXISTING FLOOR PLAN

BEDROOM3

ROBE

PARENT
RETREAT

0OWD

VOID

NEW MEZZANINE LEVEL

Page 57



EmphasisOnLiving Space
T.

his house in Northcote a suburb tagged
by someas the"new Carlton", and it hasa lot
going for it –sitting on a hill, boasting fine
views, a lot of character, an inner suburban
addressand plenty ofspace for family living,
Architect Nick Veltjens has studied the house
and believes a renovation costing just under
$70,000 would equip the house with most that
it needs for the sort of people moving into the
area --- professional couples or those with
children in their teens.
The total package would therefore be around
$170,000 for a large, well-planned house, with
three to four bedrooms.
With an eye to minimising cost, Mr Veltjens
staged his renovation proposal so that initially
the owners would need to spend only between
$30,000 and $40,000. In thís era ofever-
escalatingcosts, it's quite comforting to know
that a skilled professional can takeaccount of
such factors and still provide an exciting
design at value-for-money prices.
The Northcote house is free-standing with a
finely proportioned facade. While the balcony
and lace are in need of repair and the
outbuildings derelict, the remainder is in
habitable condition. Typically though, for a
house of its age, the bathrooms, laundry and
kitchen require upgrading.
The house has four bedrooms, a small study,
two bathrooms and a kitchen, but only one
small sittingroom. the toilet is as it was in
grandma'sday -a shortwalkthroughthe
backyard.
One of the property's majorassets,Mr
Veltjens says, is a view to the horizon, a
feature not easily found in company with an
inner suburban address. Its major drawback.
he points out (apart from the outside loo), is its
one small sitting area, at odds with the four
bedrooms.

Consequently, in updating the property Mr
Veltjens' main aimwas to givethe terrace
living space(even at theexpense ofa bedroom
or two) thus creating a balance between living
and sleeping quarters. His finished design
allows for three bedrooms (one with sitting
area), a bathroom on either floor, a laundry, a
formal sittingroom, a kitchen and breakfast
area and a large open-planned dining and
living area, looking through floor to ceiling
glass to courtyard and terraceareas. The whole
effect would be one of space and light.
Mr Veltjenssuggested tackling the work in
threestages.Stage one would involve
alteration to theground floor and would be the
costlieststage. Howeve, it would leave the
occupants with a workable living area and no
need to undertake further renovations until
the bank balance took on a rosier glow.
Changes would be necessary to the sitting,
dining and living spaces together with a new
kitchen, laundry and bathroom. Almost all the
new work would be within the existing
boundaries thereby helping to keep costs
down.
From the street, Mr Veltjens recommended
leaving the front bedrooms untouched and
then turning over some wasted passagespace
behind the stairs to the new bathroom and
laundry. The bathroom would be small, but
workable, about the size ofan average ensuite.
The existing main bedroom, he suggested
could take on the role of formal sitting area,
with new windows and a courtyard as devices
to allow morning sun into the room.
From the sittingroom there would be steps up
to the informal living area, the hub of the
house,where removal of some existing walls
would be required and where the new exterior
walls would be full-1ength glass on three sides.
The new kitchen would have a handy
breakfast bar and would look out through a
garden window to the courtyard beyond. The

VIEW OF
PROPOSED
ALTERATIONS

dining area would alsotakeadvantapi
Court.
Mr Veltiens recommendedremovingan
existing side veranda to allowmorelipht
the house and to increase thespaceoffhe
dining and living areas.Theveranda
points out, is not neededbecausethehn:
faces south and does not requiresun
protection. In fact sun isenticedintothel
area (a difficult task in asouth-facingsert
ofa terrace house) by allowingitsexterior
walls to jut out into thereargarden,
As part of stage two, MrVeltjenspropoKs
backyard area be terraced andfenced.He
suggests a carport (that coulddoubleas2
covered entertaining arca), butalsopoint;
that this would be an optionalcostdepend
on owner preference (andpocket).
The carport is cleverly planned onthe
diagonal to allow entry from anarrowsid
lane and to provide a smalladjoiningstorz
shed.
Third stage of the renovationprojectwoul:
involve alterations to the firstfloor,prima-
the main bedroom area. MrVeltjens
recommended incorporating theexisting
study into the bedroom tocreatealarge
parents' retreat. He sold the areaasaguiet
spot, well removed from the hustleandbust
of teenage activities on thegroundflioor.
The room has magnificent viewsanditslace
enclosed balcony would maketheperfet
place for reviving jaded spirits at theendafa
long day.
Mr Veltjens points out that analternativepler
would be to use the first floor asachildren's
domain. In this way, the areacouldhavehre:
bedrooms and a bathroom, or twobedrooms
a bathroom and an activitiesarca.
Costings for the renovation (withowner-
builder alternatives in brackets)areasfolos
Stage One, Structural alterations toground
floor including demolition, removalofdebris
brick construction, windows, doors,beams,
tiling, plumbing, electrical,heatingtoliving
area, floor finishes-$37,000($35,000).
Stage Two, carport curved brickfence,
retaining wall to lane, andfence-$14,500
($13,000).
Stage Three, First floor alterations,inchuding
bathroom renovation and built-ins-$I20
($11,300). Veranda and balconyrepairs$4700
$4200) S68,200(S61,500).
Additionally, budget costs shouldmake
allowances for painting and carporttoabout
$8000. The figures do not includelandscaping
or paving.

T
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Images OfA French Villa
Those witha hankering for the lifestyle of
southern France -minus perhapsthe climate

would do well to note this discovery. The
house sits on a large allotment and has
magnificent viewsacross Port Phillip Bay.
While the existing house, built in the sixties,
has nothing in particular to commend it,
architects BlairWebband Zemski, ofPrahran,
have conceived a renovation that transforms
the house into a stunning fanmily dwelling.
Somewhat fancifully they have nicknamed
their project, Villa Mornington,because,they
say, the finished product evokes images of the
inviting villas ofsouthernFrance.
The architects have designed the extended
house for a family with teenage children. They
have given it a pool, with children's living
areas on the ground floor and a delightful
parents' retreat on the first floor.
As the existing structure almost totally fails to
acknowledge the views, the first floor cleverly
serves two purposes. The architects say they
have tried to create a strongsense of location
in the architectural features.
The front of the househas a curved portico
entry and large picture bay windows and to
takeadvantage of the northerly aspectand
cross ventilation in the hot summer months
they have given their villa aseries of large
open spaces.
Because of the value of the site, Blair Webb
and Zemski have prepared a major renovation
and extension to be carried out in threestages,
over 10 years, as the family grows. The first
stageof the renovation would cost in the order
of$78.000.
After inspecting the Mornington house, the
architects felt there was considerable scope for
improvement, despite the fact it was in good
condition andhadthree bedroomsall with
built-in robes. The main problems were the
Constrained entry, much wasted circulation
space, outdated layout facilities and a lack ofa

familyroom and ensuite bathroom.
A big disadvantage, considering the
magnificence of the site,was that only two
rooms tookadvantageof the views and overall
the house lacked inspiration.
In his Archicentre report, Mr Zemski points
out that the renovated house, as well as taking
advantageof the views, would be divided into
practical zones service and bedroom areas,
formal and informal spaces.
The kitchen becomes the hub of the house,
providing easyaccessto both formal and
informal dining and to the parents' retreat
upstairs. All service areasare upgraded
including the provisiosn of an ensuite to the
master bedroom.
Mr Zemski recommends asense of presence
becreatedat the front of the house through the
introduction ofsome formal symmetry.
Once through the curved portico, the visitor
can look right through thehouse to the pool in
the reargarden. To the right of the entry is the
bedroom wing and the left the large open-
planned formal living and dining area.
With clever planning and use of large window
spaces, the architects have managed to
introduce northern light into the entertaining
areas, as well as maintaining views from the
two front rooms, the lounge and the master
bedroom.
Adjacent to the formal living area and the
stairs to the first floor is a gallery area which
serves asa link to the kitchen and glass-
enclosed family/meals area. On the other side
of the kitchen are the family bathroom, toilet,
laundry and third bedroom.
In order to minimise costs, the architects have
retained plumbing areas as they are in the
existing house. Consequently, the kitchen and
bathroom remain in the samespot.
Mr Zemski describes the kitchen asa large and
functional room with lots of cupboards and a

central preparation area. Itoverlooksthe
familyroom, a glasS-enclosedareathatten:

the curved shape at the front ofthehouse.
Outside in the landscapedgardenand
entertaining area, a pergola followstheshan
of the curve. The curvedglassactuallyete
right up to the first floor,creatingaplast
cylinder effect.
The parents' retreat upstairs isawonderfil.
appealing area with plenty ofspaceforu
entertaining, a viewing room andabalcom:
whichboverlook thebay. MrZemskisaystf.
if required the first floor areacanalsoDrovd
space for another twobedrOoms,orone
bedroom and a study.
To further reduce the initialoutlay,he
suggests that the work could alsobestaoo.

STAGE ONE
Ground FloorExtension
Family/meals area, new bedroom,front

facade
Laundry, bathroom reorganisation Sl4
New kitchen, including wall ovenand
cooktop

$39,6

S12

General ground floorreorganisationinclud
demolition work, newfireplaceto
dining/lounge and generalmaking
good S14

$78

$31

STAGE TWO
First Floor Extension
Parents' retreat
STAGE THREE
First floor study andbedroom
(optional)
External Works

$45

Including pool, some landscaping,pergola
rear, paving around pool andtofront
entry $25

PERSPECTIVE VIEW
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RipeForRenevation
M. elbourne is blessed with a fine range
of Edwardian era homes, with theirsleepy
angled roofs, halftimbercd gables and
elaborate verandah and balcony woodwork.
Large numbers of thesehomes, built betwcen
1890 and 1915 can be seen in Middle Park,
Hawthom, Kew and Ivanhoe. They may be
built of brick orweatherboardandthey
present an excellent opportunity for the
prospective renovator, but it is important that
the renovations are undertaken sensitively.
This House-hunter looks at a typical
weatherboard Edwardian home, on a typical
Melbourne block.
Architect, Peter Clarke saysthese typesof
properties are ripe for renovation.
Internally and externally most ofthesehomes
have considerable charm. What they need
most is an extension to provide the level of

would suit a professional couple with two or
three children, ranging up to teenageyears.
He suggests they could well be the sort of
people looking to move closer to the city
without wanting to lose the benefits ofa
sizeable land area and generous rooms.
Mr Clarke, of PeterClarke andAssociates,
Ivanhoe, recommends an extension and
renovation divided into stagesand worth
from a low of $S1,000 to a high of$90,000,
depending on how far the owners wanted to go
and how much they wanted to dothemselves.
This example currently has three bedrooms, a
study, music room, living room, kitchen and
adjoining dining area, bathroom and toilet
and a laundry with outside access only. It hasa
return verandah charmingly framed by period
fretwork and decorative posts. Entry is
through aneye-catching leadlighted front
door, with a wide arched central hallway
providing access to the bedrooms and líving
areas. The main bedroom, music room and

facilities we have all come to expect ofhousing
in the eighties. Usually, the rooms are
generous and the homes are often built on
good size blocks. On most of theseblocks, Mr
Clarke seesthe potential for aseries of outdoor
living spaces dotted around the property,each
taking advantage of the particular seasonand
the owner's special requirements.
Mr Clarke says this house is typical of one that

AXONOMETRIC
FROM
THE NORTH
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living room all have open fireplaces.
Mr Clarke proposes giving the house a new
kitchen, dining room, bathroom, laundry,
family room, bedroom and an ensuite to the
main bedroom. This would involve
demolition of the existing bathroom and
laundry.
He recommends the structure remain largely
as it is but with some rearrangement of room
functions.
Bedroom two would become a walk-in
wardrobe and ensuite to service the main
bedroom and bedroom three would make way
for the household bathroom. The existing
study would become bedroom two and the
arca now occupied by the kitchen and
bathroom would become the new dining room
with access to the large lounge.
Beyond the dining room would be the new
areas of the house, all designed to retain the
period-style symmetry of the existing
structure. From the dining room, to
accommodate the slope ofthe block, there are
steps down to the family living area in the
centre of thehouse. The third bedroom and
laundry open to the left of the family room and
the right is the kitchen and meals area.
Mr Clarkesays the music room at the front of
the house could be used as a study or fourth
bedroom if required by the owners.
The design concept for a house such as this
needs to recognise both the size of the block
and that the large rear garden faces west and
therefore requires protection devices to
provide shelter from sun in the hottest parts of
the year.
To takeadvantageof the sun, the family living
area isglass from the rear, round to where it
joins bedroom two. The meals area opens
through a curved glazed section to a pergola-
coveredcourtyard, allowing controlled use of
the sun all year round and providing a
wonderful outdoors entertaining area.
Construction of the courtyard would involve
demolition ofa large brickgarageand shed but
Mr Clarkeproposes to takecare of this by
relocating thegarage to the rear of the block
where there is laneway access.

The structure at the rear of theproperty
becomes more than just agarage -it alsoh
provision for a workshop andshowerroom
the latter to service the optional pool. Itwoul
be constructed in the Edwardian characterof
the house.
The whole structure is joined to thehousch
roofed lattice link-way, which MrClarkesa
hastwo main functions - toprovidecOver
between the garage and house and toprovid
summer shade to the pool area.Boththe
garage and linkway are designed tocontinue
the symmetry of thehouse.
Mr Clarke says the outdoor livingspaces
should not be confined to the rear.Becauseo
the size and layout of the block heseesthe
property becoming a “"house for allseasons"
with special landscaped areas to take
advantage of the time of theyear.
For instance, on a hot summer's dayhe
suggests the area off the living roomwould
make a wonderfully cool spot forreading.
Mr Clarke says thelandscapingcomponent
his plan is important to maximise theland
value of the block. His costings fortheprojert
are divided into threegroups:

GROUP ONE (RearAddition)
Demolition
New Bathroom
Ensuite & Robe
Kitchen, Family/Meals
Laundry and Bedroom 3

GROUP TWO
Garage & Workshop
Shower Room
Lattice Linkway
Paving to Garage from
rear access

GROUP THREE
General Landscaping
Pool
Paving–Court and
under lattice

$20

$40

$30

SA200

$SI,0M

SI4,00

$25

S40

$160

$22, 1C0

$20

S1200

$460

SI860
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Sleek And Simple For LowGost

There is onesureway of containing
renovation costsand that is to keepthings
sleekand simple. Architect Don Bretherton
hasdone just that with his plan for thisHouse-
hunter,ablock-frontedVictorianhouseinHawthon East.
Using much of theexistingstructure,he
renewed bathroom/kitchen and laundry
facilities and included anew living areaat theback.

Behind a low wire fence, the timber househas
an iron roof and intact lacework in front,
although Mr Brethertonsaystheverandaneeds attention.
The front room hasa marble fireplace, fancy
cornices and skirtings, a ceiling roseand uglyshelves flanking thefireplace.
Next door is a bedroom with awardrobe,
before thepassageopen to a livingroom
boasting a fireplace with agasheater in it. The
bathroom (which includesa lavatory) anda
secondbedroom open offthe diningroom next
door, with the kitchenacrossthe back of thehouse.

An old lavatory and laundrystand in an
outhouse in the backyard.
Mr Bretherton says the houseslopestowards
the passageand needs re-blocking and the
chimney leans noticeably.
There is a right-of-way anda railway line at the
back, and the house on the west hasa two-

storeysection overlooking the back yard. But
the bíock is a deep 7 by 49.4 metres which
helps tocompensate for the railway.
Mr Bretherton says the house is in reasonable
condition and could be lived in for several
yearsbefore work is started. Hesees it asa first
home and hehas planned the renovation
accordingly, leaving the front two roomsas
bedrooms (away from train noise) or asa
bedroom anda study, and altering things from
the livingroom back.
Ifthe onwers wanted two bedrooms and a
study, the plan could be moved down a room
so the livingroom becomesthe study and extra
living area is added at theback.
This would add about $10,000 to the finished
cost.

Following Mr Bretherton's first proposal, the
front rooms stay although the shelvesare
removed and the chimney straightened.
The livingroom fireplace is demolished and
the room replacedby a bathroom-cum-
laundry with ashowerrecess,or bath with a
showerover it, vanity unit and laundryalcovewith an external door.
The separate lavatory includes a basin so it
doubles as a powder room.
The remaining corner is proposedstorage
spaceopening to the hall, although itcould
havea door to the kitchen to make a pantry.
At theback, Mr Brethertonrecommends

removing bathroom,diningrooma
bedroom walls and installingaU-shanel
kitchen with abreakfastbartothene

m and

enewivrarea.

He proposes retaining externalwallshut
replacing the lean-to-roofovertheoldi.

kitct.and part of thediningroom.
The architect recommends havingglase
east and south sides, with doubleđoorstoa
paved outdoor livingarea.

gass ontk

His plan proposes building acarportoenur
to the right-of-way which stillleavesroomin
the leafy back garden for apoolorspa.
Costs work out like this:
Straighten chimney, reblock frontroomsand
repair plaster, repair veranda,demolish
outhouses and paint exteriors,$8700,WC
laundry and bath, $13,000;Extension,
including kitchen and livingroomand
painting,$21,750.
Total $43,450.
Mr Bretherton says a handymancoulddo
repairs and demolition and save$5200.Ifbe
subcontracted tradesmen insteadofgeting
the builder to do it, he wouldsaveanother
$S700. For a total savingof$10,900.
Extras:
External paving, $1350; carport,$200;
landscaping, $2500.
Total $5850.
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For TheHomeHandyman

A.RCHITECT John Gullandescribes
this House-hunter as the ideal find for
masochists, stating that the property, a
double-fronted timber Edwardian, isa "lovely
house, so long as buyers overcome an initial
sinking feelingdue to the property's
dilapidated condition".
"You have to look past what it is now," says
Mr Gullan, "to what ithasthepotential to
become. It's a trifle sad at present, but with a
bit of effort and a minimum ofcost, it can
become a comfortable, very liveable familyhome
Becauseof cost consideration, Mr Gullan
decided thehouse could not justify being
extended in quite the customary fashion.
Rather, he has worked on making more
functional, what is alreadythere.
"I've been very modest in what I've tried to
do," he explains. "Besides, there is so much
repair work neededyou can't put a lot into
new building. The actual newarea, after
demolition, is less than two squares".
Hesays that is not the sort ofhouse towarrant
paying a builder to move in and renovate in
one sweep."There are t0o many manual and
time-consuming tasks fora builder," hesays.
"The expensewould not be justified. The
houseneeds to fall into thehands ofsomeone
who is prepared to have a shot at the time-
consuming items themselves.Where
necessary the more complex jobs, suchas
restumping, can be sub-contracted."
On the positive side, the househasmany
original features-panelled timberdoors,
Edwardian fretwork, deep skirting boardsand
architraves, double-hungwindows., detailed
chimney stacks, a finial on the roof, in the
master bedroom a cast iron and timber
fireplace surround. There is also an attractive
surround to the loungefireplace,although Mr
Gullan doubts it is original.
He says while the house needs restumping and
some replastering, there appears to have been
a considerable amount of work alreadydone
on rewiring and replumbing.
In the yard there are threeseparatestructures
besides the house-an aluminiumn carport, a
laundry and toilet block and astorageshed.
Mr Gullanadvisesdemolition ofthecarport
and laundry block but retention of thestorage
shed, which he describes as a delightful
structure built to complement theEdwardian
featuresof thehouse. It hasapitched roofwith
finial, period windows and pleasantdetailing.
ideal perhaps for acabana, ifit is not to beused
forstorage.
The house has two bedrooms, a lounge and
dining room connected toeach other by
fretwork, a kitchen and bathroom (all part of
the original structure) and at the rear, a large
unused room which hasbeenadded at some
stage of the property's history. Also at theback
isa skillion verandaaroundthreesidesofthe
house. Mr Gullanbelievesthat originally it
was an open verandah; currently it isenclosed
and divided into a rather strangearrangement
ofrooms.
In upgrading the property, the main thing he is
proposing is demolition of the verandaand
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replacement of the kitchen. The old kitchen
becomesthe new laundry, while the original
bathroom stayswhere it is, gaining someextra
space from wastedpassagearea. If required,
the bathroom could alsoopen to the adjoining
bedroom, creating an ensuite.
The new kitchen is really the only fresh piece
ofconstruction. It links up with thelarge
unused rear room to become a quite sizeable
family living area of6.5 x 3.9metres.
To takeadvantage of the north-facing rear
orientation, Mr Gullan proposes that the
kitchen should have a large curved window
wall. He believes the efect could be achieved
at reasonablecost by using standard
componentry.
Thebiggest expense," hesays, "will be having
the kitchenbenchesmade up in a curve, but I
felt it wasnecessaryto introduce at least a little
bit ofromance into the place." Against the
curve there isbenchspace,a sink and hot
plates.
Tocapture the full effects of the favorable
orientation, Mr Gullan proposes that a large
deckwrap right around the laundry, kitchen
and family room. On finedays, sunshine will
stream into theglass-enclosed living area,
transforming it from a dark and gloomy space
to a bright and liveable haven oflight.
At theside of the property, Mr Gullan
recommends a new double carport with a
pyramid roof to tie in with the Edwardian
designat the front of thehouse.
Mr Gullan has divided his costings into two

groupings. For themostpart.
group could bestagedaccordingtomsinthehr:preference -with theexcentiOWner
restumping which would needtoheta.first andforemost.

betackted

He says the owners may alsofeelcan
undertakingsomecomponentssuchat
demolition, replastering andpai
reducing the overall cost. In these
all components could behandledb Ou
owners and all could bedelayedfor

capable o

hus

the owners required.
GROUP ONE
Restumping $3000
Demolition $2000
Bathroom $4000
Kitchen additions and laundryalterations

Replastering and making goodinternaly

$17,000

$6000
Decking $4500
Painting (in and out)$6000
$42,500
GROUP TWO
Cladding Repair $2000

ShedRepair $1500
Landscaping $4000
Driveway $2000

Carport $4000

Repair front porch $1500
$15,000

AXONOMETRIC
VIEW FROM
THE NORTH
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PerfectHomeForNewlyweds

This house is a double-fronted
weatherboard Californian bungalow in
suburban Ascot Vale and architects say an
expenditure around the $50,000 mark would
make the house an attractive proposition for a
married couple with one child or a couple
planninga family in the nearfuture.
They say, however, this level of expenditure
could be cut back considerably by a
combination ofstaging, deletion and do-it-
yourselftasks, depending on owner
preference.
The house has two main bedrooms, a
bathroom, living room, kitchen and laundry.
There's a third bedroom, once a veranda and
now closed in, and a toilet which is reached
through a tacked-on porch.
The architects say: "Everything is quite usable
but, at the rear of the house everything is
exactly where you don't want it tobe. The back
of the property faces north and, typical ofa
house ofits era, none of the rooms take
advantage of this asset,least of all the living
areas. The laundry opens off the kitchen and
this is not in accordancewith current building
regulations."
Basset and Lobaza plan to demolish the
laundry, third bedroom, porch and toilet and
give the house a study and expanded
bathroom as part of the existing structure and,
as new construction, a kitchen, laundry,
diningroom and covered porch.
This means the house would have only one
living and dining area. The architects explain,
however, clients in the$80,000bracket
typically are happy with such an arrangement
becausemost find they cannot afford both
formal and informal living areas. In this
situation, Basset and Lobaza's approach is to
provide only one living areaand one dining
area, but to make eachas attractive as
possible, using money that would otherwise be
spent on additional rooms.
"Ifyou don't have thecosts ofextra roomsand
ifyou don't have twosets of furniture tobuy,"
the architects point out, "you can put the
money into creating character through
decorative elements and better quality
furniture and fittings".
Hugh Basset and Irena Lobaza are involved in
extensions to their own houses and are
consequently well acquainted with the
problems and pitfalls that confront the
averagerenovator. Part of their philosophy is
that an extension has to age well and gracefully
and that it's better to aim for quality in
preference to quantity.
Under Bassetand Lobaza's plan, the two main
bedrooms at the front of the house remain as
they are and because the toilet needs to be
brought inside, the architects recommended
the bathroom be one of the first areas for
attention. The room would occupy the same
space but, as there is space on the western side
of the property, the architects proposed a
"pop-out" extension to the side of the
bathroom. This allows for a separateenclosed
toilet, a spa bath with shower and a large
vanity bench.
"As this is the only bathroom in the house we
felt it would be a good idea to make it a nice
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one," theysay. "However, if the owners are
looking for ways to economise this is one of
the areas where savings can be achieved by
doingaway with the 'pop-out' addition".
Basset and Lobaza propose a study, adjacent
to the bathroom, with bay window and bench
seating, in the area currently occupied by the
kitchen. This is anotherarea offlexibility
because the room could have a variety of uses
-as a third bedroom, a parents' retreat or
even a formal diningroom. The study opens to
the living area and the architects suggest ideal
features for the livingroom would be a new
fireplace and a large eye-catching bay window,
opening to a north-facing covered porch. The
bay would be used to create special interest
and the architects propose that it be specially
designedrather than an off-the-peg number-
one of the areas where money is used to create
atmosphere rather than additional rooms.
The new kitchen is adjacent to the study. Its
design recognises the house has only one
dining area, and visual barriers are used to
screen the room from kitchen clutter and
appliances, a thoughful planning feature for
those times when it is to be used for more
formal dining.
The architects have achieved this by giving the
kitchen a semi-enclosed appliances area where
wall oven, microwave and other smaller
appliancesare located out of the sight of the
dininigroom.
They described this area as a "latter-day
pantry" because as well as accommodating
appliances, it servesas the food storage area.
Basset and Lobaza say the kitchen is another
of the areas where costs can be reduced. They
say, if required, the pantry area can be
eliminated and the kitchen confined to the
smaller area.
The diningroom gains visual appeal from a
bay window similar to that in the living area. It

n

AXONOMETRIC
VIEW

also has side doors opening to thegar
laundry is off thediningroom.
At the rear, the property hasagarage
to a back lane. The garage is notapar
attractive structure but if theownersv
keep it for car parking, thearchitectsp
that a proposed pergola, onceestablist
greenery, would serve as a disguising e
The main reason for thefree-standing
however, is to define an attractiveouti
from the house and to provideanoutd
seating area shaded from the westernsu
Costs for Basset and Lobaza'splanwor
like this:-
Stage One (current costs depending on t
and quality offittings)
• Bright toilet inside and
bathroom
• Reblocking
• Rewiring

extend
$10,500-$1

• Attention to spouting and
stormwater
• Repairs to plaster and painting

S17,000-
Stage Two (main addition ofkitchen,
diningroom and laundry)
Demolition and removal ofdebris S1

• Addition –4 squares $16,000-$23
• Fit out kitchen, excludingappliances$6

-$10.0
• Laundry $2,000--$3.0

$25,500--$37.5
Stage Three
• Upgrade livingroom and study

• Porch
$7.Ő00-$I00
$2,000-$4.00

$9,000-$14,0
Additional costs would includepaintingof
existing cupboards, wardrobes andshelves,
carpet, floor tiles, blinds, curtainsanddesign
and documentation fees.

uilll
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HighLiving ônLimitedBudget
T

his plan will appeal tobuyerswhoare
looking for flexibility over a long period, say
20 yearSthose, perhaps, who are planning a
largish family ona low-to-middle income.
North Balwynarchitect, Nick Veltjens'
proposals for the house represent a
masterpieceofplanning ona limitedbudget.
He hasgiven agreat deal of thought to layout
in relation to both finances and fanmilyneeds
and describes his ideas for the property as
sensible rather than flashy.
The house is a brick veneer in Thornbury
nothing terribly exciting, but agood, solid
house that Mr Veltjensbelievescan grow and
changeas the family expands, without
involving the parents in large outlays of
capital and interest at any onestage.
In these days when every nail seems to cost a
dollar, this is a welcome and reassuring
approach for many would-be homeowners.
Mr Veltjens has planed athree-stageextension
worth around $80,000. Initially, however, the
Ownerswould need to borrow just a little over
$30,000 to achievestageone of the
renovation. This would preparethe property
for thechanges to come and would seethe
relativelyexpensivepart of therenovations
over and done with at a time in their lives
when the couple is most likely to haveaccess
to two incomes.
The Thornbury house is about 30years old, of
the neat and tidy style that wasthe fashion of
the day. It has threebedrooms, a smallish
lounge you step straight into from the front
door, a covered front porch, a kitchen with
meals area, bathroom, laundry and a semi-
external toilet reached through a small back
porch.
As is usual in houses of this vintage, the
bathroom, laundry and kitchen require
renovation to bring them up to thestandards
we have come to expect in the 1980s.
However, as Mr Veltjens points out, thehouse
could be lived in as it is.
Thornbury is home to a largeethnic
population and, in his feasibility report, Mr
Veltjenssayshis design aims to satisfy the
needs ofthe type ofpeople living in thearea
larger, lower-to-middle-income families. The

44

renovation is flexible enough to accommodate

Mr Veltjens says the existing house appears to

the extended-family lifestyle so often sought
by a growing number of Australian citizens.

Stageone of the architect's upgrading proposal
be in a sound condition.

involves no additional construction but,
rather, a rearrangement of the existing in
readiness for future expansion. At a time when
the family may still be childlessor have one or
two small children, the kitchen, laundry and
bathroom–with all theirexpensive
plumbing requirements–are brought up to
date in a compact central core.
This gives the house two or three bedrooms,
one with an ensuite, a bathroom, living area
and a kitchen with a meals bench opening to
the TV room.
Mr Veltjensenvisagesthat, if required, one of
the bedrooms could be a diningroom to
expand restricted living areas during the
period when a new arrival has caused most
entertainment to be at home.
At thisstage,one of the two bedrooms could
even bea pre-baby sewing room or study, but
would eventually become the nursery.
In Mr Veltjens'Archicentre plan, flexibility is

bedroom two, would later become the ensuite
everywhere-the ensuite, at first serving
to a new main bedroom.
Mr Veltjensseesstage two, costing about
$16,000, as an intermediate stage when the
master bedroom is added on behind bedroom
two, still keepingthe nursery in operation, but
making a further bedroom available for the
growing family. He points out that suchan
arrangementcould prevail until the children
are into the toddlerstageand until more living
space is needed.
With stagetwo achieved, the main bedroom
would be reached throughbedroomn two but,
eventually, when the children have grown and
perhaps moved out, the second bedroom
could becomea dressingroom, with the
diningroom being usedas extra bedroom.
The third and final stage of the property's
growth plan would be the expansion of the
living spaceby the addition of a large open-

PROPOSED

planned familyroom and agarageo- plenty ofspaceforsixpeonletoarporn
comfortably. By now, thehouseNouldhavethe flexibility of threeor fourbedr
two bedrooms with a parents oms,or
retreat/diningroom.
Mr Veltjens saysthe frontentrance,whicl
without a hall, couldbegivena face-lit
providing adeeperporchoreven anDyand planted entrance.
To make the houseamoreinviting
proposition, he recommends bringingthe:
down over the porch andaddingtwowin

nclose

wingedwalls.

Mr Veltjens says car parking will alwayshea
problemn for this property ifoff-st-streetparki
and garaging are required.However.itand
parking is notacceptable,changestothef
garden would make it possibletoparkuntothree cars side by side.
It is also interesting to note thatMrVeltiens
prepares his plans on a ComputerAided
besign (CAĎ) and draftingsystem.
Costs for Mr Veltjens' Archicentrefeasibility
study areas follows (with lowerownerbuilde:
rates indicated in brackets). Theyincludeal
labor and materials and all councilfees.but
exclude painting, looseappliances,
landscaping, external paving andprofessionalfees:

STAGEONE
• Structural alterations, includingdemolition.
removal of debris, brickveneerconstruction.
windows, doors, beams, tiling,plumbing,
electrical (including completerewiring),
plumbing and light fittings,heatingtoliving

$31,000($27,000)area, floor finishes.

STAGE.TWO
• Master bedroom addition, includingbuilt-in
wardrobe.

STAGE THREE
$16,000 (S14,000)

• Family room,garage, front porch.
$34,000 ($30,000)

$81,000 (S71,00)
Total Al]Stages
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GrandPlanForAGrandHome

The experts have looked and come away
scratching their heads. The house, they say,
defies description. The ncarest they can come
to an identifying tag is "Californian bungalow
style witha numberofEdwardianfeatures".
But all are agreed on one thing, the undoubted
appeal of the place. The mainreasons for this
are itslocation,Carlton anditssize -a
large house on a double-fronted block (19.8 x
5.6m approx), rare features, indeed, for a
property in this neck of thewoods.
The house, with a north-facing rear garden, is
sandwiched between Princes Park and Lygon
Street, Princes Hill, in a street brimming with
properties classified by the National Trust.
Currently the house does not do justice to its
better-pedigreed neighbors.
Architect Greg Dall hassomneimpressive
plans to change all this. Cinderella, he
believes, can lift hergame, although her past
may take some shaking off. According to Mr
Dall, there is a feeling in some quarters that
the confused lady started life, in 1922, as a
house of ill-repute. Thegranddesign
internally, if not externally, tends tosupport
the theory. At least when the new owners and
their guests sit down to dine, there will not be
any shortage of conversational topics.
Despite its questionable past, Mr Dall is
unabashedin his admiration for the property,
describing it as an absolute gem. Hisplans
would turn the house into an even largerone,
great for entertaining in the grand manner. He
sees it as the perfect place for people who work
in the city, havea family andwho like "the
good things of life".
The existing house has three bedrooms, an
attic study or fourth bedroom, a huge lounge, a
formal dining room and a tacked-on kitchen,
sunroom and storeroom. The current owners
have done much to upgrade the house,
particularly in thegarden.
The original section is in excellent condition
and Mr Dall recommends fewchanges.
Particularly impressive, he says, are the
lounge and dining room. "The lounge is an
exceptionally grand room with its original
vaulied ceilings and open fireplace still in
place, while the dining room is a lovely formal

area also with its own fireplace. The tacked-on
section at the rear is ripe for demolition and
would need only a decent blow with a sledge
hammer,"" Mr Dall says.
At the front of thehouse,Mr Dall
recommends a picket fence, a new timber
porch like its original structure and a bay
window to replace the aluminium
arrangementnow in placeand doing very little
for the original character. Hesuggests creating
a grander entry, with a glazed and floodlit
atrium as the first ofa number of attention-
getting features throughout the house.
"The whole emphasis is on trying to create a
journey through the house with visual focuses.
along the way," Mr Dall says.
The main bedroom, another large room, gains
an ensuite and cupboards in space available
on the western side of the house. The family
bathroom, next to bedroom two, has already
beenwell renovated and needs only additional
light, according to Mr Dall. Hesuggests
achieving this with aglass block wall
overlooking a small garden court.
The court would also provide views from both
the dining room and the second bedroom.
Beyond the lounge and dining room, there are
steps down to the new section of the house,
creating, Mr Dall says, three distinct living
zonesthe quiet sleepingareaat the front,

the formal living and entertaining area in the
centre and the casual, noisy, family and
entertaining area at the rear.
Mr Dall sayshis aim with the north-facing rear
Section of the house was to create an open-
planned outdoor/indoor feel. The kitchen,
casual eating and family areas owuld all be
enclosed by frameless floor-to-ceiling glass
walls.

"The most important part of terraceliving,"
Mr Dall says, "is the back yard. A north-facing
garden canbe used all year round. In summer,
properly landscaped, it becomesan invitingly
cool entertaining area and in winter the area is
bathed with warm winter sunshine."
In his Archicentre report, Mr Dall explains his
spectacular addition is formalised
geometrically, usinga series ofoctagonal-type

iblu

shapes. The casual eating area looksstraieht
on to the rear court through abaywindoW.
with the planning of the areamirrored inthc
octagonal-shaped paving and afree-standin
rotunda.
The whole focus of the indoor-outdoorarea
would be an octagonal pond with itsown
fountain, within the bounds of therotunda
He envisages the pond afloat with waterlilje:
and surrounded by greenery. Grapevines
would be ideal for growing on thepergola,he
suggests.
He says his grand design for the rearwasto
create an imposing entertaining arearather
than just a pleasant gardenenvironment.
An open carport, angled so that carscanenter
from a side lane, would becomeanintegral
part of the area. When neededasentertainine
space, cars could be parked in thestreet.
To assist in creating the indoor/outdoorefert
Mr Dall suggests the samepavingbe
continued through the rotunda arca,the
carport and a large overhang from thefamily
area. The overhang would also servethe
laundry and an indoor/outdoor toilet.
The family area would have its ownopen
fireplace, sharing the same chimney stackas
the formal lounge.
Mr Dall says both the kitchen andlaundryuse
existing plumbing, thus helping tominimise
costs. He says, if required, theprojectcouldbe
broken into three stages, with theoccupants
living in the house at all times. Thecostsđo
not include demolition, but hesaysthiscould
be easily handled by the owners.
Costs for the upgrading projectare:

STAGE ONE
Kitchen, casual eating, family room,laundry
and toilet $33,930

STAGETWO
Master bedroom, ensuite,cupboard,
bathroom, glazed atrium $I4,730

STAGE THREE
Landscaping- picket fence,paving,pond,

rendered side fences, open carport, timber
pergola/rotunda $19.500

$68,160
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UpgradeAsYouSave

fyours is a family with one child and you
are planning more, this House-hunter plan
may be just what you are looking for. You
have probably thought long and hard about
moving to a house with renovation potential.
but have doubts about whether you can afford
the twin outlay of buying andupgrading.
Experience shows there are many people in
your category.
House-hunter's property at East Malvern, an
area to which potential renovators gravitate,
offers a solution to your quandary.
The attraction of the solid brick, forties-style
house is that you can move in and live quite
comfortably without having to spend acent.
Over the longer term, the house is in need of
enlarging and modernising– and ofersscope
for both-but for theshorttermnit is insound
order and quite livable for a family that needs
only two bedroomnsand is not too distraught at
the prospect of living for a time without that
modern-day phenomenon, the family room.
Architect Paul Delany, ofArchicentre,has
come up with an extension costingbetween
$55.000 and $80,000. While this mayseem
like a lot of money, the agents say this is an
expenditure quite in keeping with what the
area can stand.
Three-bedroom renovated houses, they point
OUt,are going for an average$170,000 and
four-bedroom properties for 200,000. And
people living in the area want houses with at
least three or four bedrooms, so you are not
likely to find yourselfover-capitalised.
Mr Delany's plan for the houseevolvesover
fourstages, with the bulk of the work being
undertaken in the first stage. On realisation of
all stages, he says, the house would be a
complete family home, comprising four
bedrooms, formal and informal living areas
and with separation of parents' and children's
sleepingareas -parents downstairs and
children up above, on the new secondstorey.
For outdoor entertaining there would be a
spacious deck high enough to take advantage
of distant views created by a sloping block.
Mr Delany recommends a second-storey
extension to avoid using too much of the 15.2
x 41 metre block, a good size, he says, so long
as it is not cluttered with too many additions
at ground floor level.
Apart from the lack ofbedrooms, Mr Delany
sees the main problems of the house as the
walk-through style of kitchen (common to
houses of this design and vintage) and the
absence ofa family room. Its plussesare the
area, its sound condition, potential andgood
block size.
In dividing the renovation into fourstages,Mr
Delany has sought to accommodate both
family financesand the growth in size of the
family.
The first stage involves adding on a new two-
level structure at the rear of the house, thus
providing ahost ofnew facilities – at first-
floor level, kitchen, mealsarea, family room
and laundry. At second-storey level, he
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proposes building two bedrooms, a play area
anda bathroom, but only to lock-upstage.
This reducesthe initial cost and would mean
the shell was there to expand on as the family
grew. The cost of this stage, estimated at
Ž55,000,would representthe major financial
outlay of the fourstages.
Mr Delany's second stage would see the
completionoftheupstairssection -
plastering, wiring, plumbing, floors and
generalfiting out as wellasconstructionof
the stairs to enable access to the area. He
estimates the cost of this stage at about
$15,000 to $16,000.
The third stage would involve construction of
the rear deck ($3000) and the fourth stage, a
guest's powder room and ensuite to the main
bedroom($8000). As Mr Delany points out,
the fourthstagecould, if required, be
eliminated altogether. He says hehas allowed
for the proposed room and ensuite because he
feels the house lends itself to the additional
facilities.
Working from the front of thehouse, Mr
Delany proposes realigning the small entry
hall to remove what he describes as a tortuous
path through the house. The hall would also be
lengthened so that on entry to the house the
occupants would look through to the deck at
the rear providing in his words, "light at the
end of the tunnel"
The living and dining areas,each with
fireplaces, would be retained as they are, as
would the existing two bedrooms. Ifand when
the fourth stagewas effected the existing
bathroom would be rearranged to become an
ensuite to the main bedroom, while wasted
space adjacent to the bathroom would be
transformed into the powder room.
As part of the first stage, the existing kitchen
would disappear, giving part ofits space to the
extended hallway, part to a new laundry and
yet another part to the stage two staircase.
The hall would lead into the new family area
with glass-panelled bifold doors being used to
separate the informal and formal living areas.
Thelarge family room would be open-
planned, but still maintain three distinct
sections, kitchen, meals area and family
seating.
Wrapping itself right around the extension
would be the stage three deck, creating both an
entertainment areaand an illusion of extra
spaciousness inside the house.
The kitchen, with a servery through to the
dining area, looks on to the deck and opens to
the cleverlyplannedmealarea.Here Mr
Delany has used a bay window with bench
setting, set into the shape of the bay, an
inviting spot also overlooking the deckand
well placed to catch the eastern sun.
The family room, with optional open
fireplace, opens to the deck through French
doors and aglass wall of colonial glazing bars.
From the new extension, three sets of stairs
lead to the backyard below. One set provides
handyaccess to the carport via the deck and

meals area, while another, on theoppositeside
ofthe house, leads down from thenewlaundry
conveniently placed between the internal
staircase and the family room.
The third set of stairs, Mr Delanyproposesas
something ofa feature, enticing visitors tothe
garden below. Much wider than theaverage
staircase, they descend from thedeck toa
paved seating area in a good-sizebackyard,
about 12 metres deep.
Mr Delany's Renovator reportproposesthat
the new deck be large enough tocomfortably
handle outdoor entertaining. Hesuggestsa
barbecue, table and chairs and lotsofplanter
boxes.
Because the block is elevated, hesaysheses
the planters as a device to bring thegarden
into the house. Altogether the deckarea
becomes the ideal setting for relaxedliving--
eastern sunshine, lots of greeneryandaview
to the distant horizon.
In stage two of the extension, at the top ofthe
stairs, Mr Delany recommends asmallplay
area. He suggests a deck opening off theareato
take advantage of the north orientation,with
the rest of the upstairs space turnedoverto
two bedrooms (each with built-in robes),a
bathroom and linen cupboard.
Straws might need to be drawn todecidethe
lucky occupant of the larger ofthe two
bedrooms. The room would have itsownlarge
bay window and Mr Delanysuggestsonewall
could be made up of bi-fold doors toopento
the play area, thus creating a largeplayroom
for those occasions when additional spaceis
required.
Underneath the stairs there is ample roomfor
storage space.
Looking up at the extension from therear
garden, the impression is of asubstantial,
welcoming and well-planned house.
Mr Delany says he has tried to stay intouch
with the '40s style of thehousebyusing
pitched roofs, bay windows and featurelattice
panels.
As the external building material he
recommends painted timber claddingwith
vertical timber balusters fordecks.
More detailed costings of the fourstages:

STAGE ONE
New addition plus first-floor shell$40,000
Kitchen cupboards $5,000
Laundry conversion $5,000
General alterations $5,000
Optional fireplace $3,000
$58,000

STAGE TWO
Fit out upstairs $12,000
Staircase and associated work $3,500

STAGE THREE
Decking $3,000

STAGE FOUR
Ensuite $5,000
Powder room $2,800
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GenerousSpaceFora SmallFamily

I.Lt is rare these days for a property such as
the single-fronted terrace in North fitzroy to
appearon the market and according to local
architect Terrence Nott, to enhancethe initial
outlay, he suggests a two-stage extension
worth $S50,000.
As Mr Nott lives and works in the Fitzroyarea
he is familiar with both the market and the
aspirations ofits residents. Theadvantagesof
such a property, he says, are numerous. Its 40-
metre depth is unusually generous for the area
and it has access to two streets, Scotchmer at
the front and Tait Street at the rear.
Consequently, there is ample room for off-
street parking in a rear garden that is ideally
placed to catch the northern sun.
The front of thehouse is in goodcondition,
particularly the facadeand it retains many of
its period features.
Based on his knowledge of the people who
want to live in thearea, Mr Nott developedhis
extensionto cater fora family withoneor two
children. The result is a house with only two
bedrooms, but as the existing rOomsare of
such generous proportions, he reasoned that
the second bedroom could adcquately
accommodate two children.
Thedesign would also suit a couple without
children, in which case the house could havea
main bedroom and study.
Other considerations paramount in Mr Nott's
thinking were to allow maximum penetration
of sun and daylight to the rear living areasand
to leave as much of the existing structure as
possible untouched in a concerted effort to
minimise costs.
A comfortable new kitchen and bathroom
were necessities and he felt it was important to
keepresale possibilities in mind.
As it stands, the terrace has two large
bedrooms, a small ancillary room, a dining
room anda kitchen, with a sometime addition
ofa brick bathroom and laundry. At the rearof
the property there is a derelict shed and garage.
The house has a brick facade and side walls
and timber internal walls.
The front window is not the original and Mr
Nott recommends its replacement with a

period-style window. He also suggests some
loor repairs, the return ofarchways in the hall
and demolition of the lean-to bathroom and
laundry.
Fortuitously, this is the only demolition
required –all other roomscanhappily
remain basically as they are, except for role
and aesthetic changes.
Fitzroy is designated an urban conservation
area, which means that all work has to comply
with stipulated planning and conservation
guidelines.
Keeping these regulations in mind and
working within areasonable budget he has
managed to come up with a sensitive
restoration and a modest extension that
together transform the terrace into a
comfortable house with loads of atmosphere
and all amenities.
Facing Scotchmer Street he suggests a picket
fenceand removal of the mow-free concreting
which dominates the front yard. While
substitution of the concrete with plants and
trees will doubtlessrequirea little more
ongoingcare, it will alsoensure an eminently
more pleasant entrance to the terrace.
Mr Nott recommendsleaving the two front
rooms as bedrooms while the adjoining small
ancillary room is turned over to bathroom and
laundry function.
For the second bedroom he suggests french
doors opening on to a side lightwell.
In a clever piece of planning, the bathroom
gains large expanses of glass and a stunning
outlook to the newly created and landscaped
side lightwell.
To takeadvantage of this, Mr Nott proposesa
spa bath which projects into the lightwell, a
move which is certain to have the occupants
vying for long, leisurely baths.
The dining room, located between bathroom
and kitchen, is designed to be used for both
family and formal entertaining.
Mr Nott's renovator reportsuggests
restoration of the room's fireplace and the
introduction ofFrench doors to open to the
new lightwell.

VIEW
FROM
NORTH WEST

The layout allows for çosywarmth inwinter
and cool, relaxed dining in summer.
The kitchen, too, has views to thelightwell
making food preparation theenjoyabletaski
can be under the rightcircumstances.
The living area, opening off the kitchen,isthe
only new piece of construction. Alarge.airy
room with servery from thekitchen.it
becomes the perfect setting for family
relaxation and guest entertaining.Openingof
the living room Mr Nott proposesafermery
that actually becomes an extensionofthe
living area. It is reached throughlargeglass
doors which in summer can be leftopento
form a welcoming breezeway, and anideal
area for quiet reflection in a leafysetting
At the rear, Mr Nott has given thehousea
small bay window, with frenchdoors
providing access to the north-facingback
garden.
He recommends a pergola over thebay
window and suggests it could befittedwith
adjustable cedar louvres for lightcontrol,or
with removable shade cloth forprotection
from the summer sun.
Mr Nott says that paving andlandscapingof
the rear garden would make it a sunnyhaven
for both family andvisitors.
At the rear of the block heproposesascreened,
low-profile carport and serviceyard.
Approximate costings for Mr Nott'sdesign
are:

FIRST STAGE
Living room, bathroom, laundryand
carport

SECONDSTAGE
$35,00

French doors to dining room andbedroom2;
new windows at front, landscapingandpaving
gardens and picket fence at front;restore
ireplace, archways in hallway; fencetoservice
yard and screen to carport; insulateexisting
roof
• Not included:

$15,00

Painting to existing rooms, roofrepairs,
plaster patching, new side fences,electrical
and gas appliances, heatingsystem,
wardrobes, floor coverings.
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InKeepingWithTradition
T.Lhosewho like their extensions subtle
will findsatisfactionwith thisHouse-hunter
proposal. Architect Tom Wilson suggestsa
renovation that would blendtotally with the
house, a brick Federation-style property in
Balwyn.
Mr Wilson saysthehouse is worthy ofproper
renovation andbelieves strongly that it is the
sort of property where visitors should beable
to walk away from the finished product
without even realising there has beenan
addition.
To achieve his aim, he recommendsa brick
extension incorporating cavesand column
details similar to thoseat the front of the
house, and double-hung windows instead of
the more conventional awning windows.
Mr Wilson saysa number of factorsmake the
houseanattractiveproposition – itsBalwyn
location close to schools, shopping and
transport, its generally sound condition and,
internally, some particularly appealingart
deco features.
The house is not large (although the roomsare
ofgenerousproportions)and thearchitect
believes it would best suit a young
professional couple with a family on theway
or, alternatively, an older couple seekinga
smaller, quality retirement home.
In his renovator report, Mr Wilson, of
Bretherton andPartners ofHawthorn,
suggests demolishing a tacked-on section at
the rear of thehouse (family room,breakfast
room and laundry) but retaining the front
(lounge and two bedrooms). In between,the
bathroom facilities would beupgraded and
expanded and there would be a new kitchen
and dining room.
The demolished section would be replaced by
a new family room and laundry. Bedrooms
would be reduced from three to two, but
should the owners not require both formal and
informal living areas, there would still be
scope for three bedrooms.

Entry to the house is through a pretty garden
andasideporch a perfectpossiefor the
fruits of potted labor.
To the right is the lounge, a delightful room
with a large bay window, leadlight windows,
original art deco cornices and ceiling panels
and a fireplace in Lilydale stone. Apart from
Someprettying up, Mr Wilson recommends
leaving the room as it is.
From the lounge, a left-turn passage provides
accessto another two large rooms. Mr
Wilson's recommendation is that the first be
turned into a study, guest room or nursery,
depending on owner preference.
The second room, hesuggests, would make the
ideal main bedroom, largely because in this
location it could have its own ensuite without
major plumbingcosts. The ensuite would take
over from the existing bathroom and would be
upgraded with a spa and pop-out window box.
In a masterly stroke of economic, but
practical, planning, the family or guest
bathroom would be a new room adjacent to
the ensuite butaccessible from the hallway.
Moving to the rear of thehouse, Mr Wilson
has incorporated a decent-sized dining room
and agalley kitchen. The dining room would
have floor-to-ceiling slit windows and a
pleasant view to the existing garden.
To createa feeling ofspace, the kitchen would
open over a raised bar to the diningroom with
both roomsbecoming part ofan open-planned
rear living area with views through to the rear
of the block.
A glazedscreen would 'separate the dining
room from the adjoining family room. The
family room, in turn, wouldopenthrough full-
lengthglassto apergola, which Mr Wilson
suggestsbe planted with wistaria or climbing
roses.
In keeping with his plan to maintain the
character of thehouse, he recommends that
the pergola columns be the same as those
supporting the front entry porch.

The new laundry would open offbothkiteha
and family room and,as well astheusual
washing and cleaning facilities, wouldhave
space for a freezer or drinks fridge,Thela

latteMr Wilson points out, wouldbeonlyashort
nip from a special spot hehas
allowed for a drinkscupboard. ningly

The dining and family areasarelocatedonth
north side of thehouse,to takeadvantageof
the sun, while the workareas -kitchen and
laundry–are groupedonthecooler,souther
side. Natural light in thesetworoome
be obtained bymeans ofskylights.Careful
planning ofdoorswould allowfor
seating combined with a smooth trafficflowdequate

The report underlines theimportanceofbrick
and slate as building materials tomatchthe
existing house.
To utilise the existing sidedriveway,Mr
Wilson suggests a small carport nearthefront
of the property. A newsidedoorwould
provide covered access to thehouse.The
carport would also allow removal oftherear
garage, thus leaving the yard freefor
landscaping and leisure pursuits.
With a touch of thewhimsical, MrWilson
suggests a novel approach for thenewowners
should they be interested in swimming asa
form of serious exercise. This isanendless
swimmingspa -a smallpoolwhereanumbes
of water jets are set at a controlledspeedand
temperature so that the occupant canswim
against the current.
The effect of this is for the swimmertoremain
in the one spot gaining thebenefitsofexercise,
but without the necessity ofcoveringgreat
đistances.
Such a device is ideal where the block isnot
large enough for a conventional pool orwhere
the owners see the pool more as a vehicle for
exercise than as a playground foraquaticfun
and games.
Dimensions of the block are 12.5by45metres
(approximately) and of the pool 2.3by4.3
metres. The cost of the pool would beabout
$10,000 and, along with the carport,isnot
included in Mr Wilson's costingsforthe
renovation, which are as follows:
Ensuite
Bathroom
Dining room(15m?)
Kitchen (12.3n2)
Family Room 19m)
Laundry/Porch (1Om?)

Heating

AXONOMETRIC
SOUTH EAST VIEVW

$10.000
$10,000
SŚ000
S1S,00
$14,000
SóO00

S60000
$300
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Nhe Law Institute of Victoria is the professional and regulatory
body of all solicitors in Victoria. It provides a number to its
members and devotes significant resources to services for

the public.
The Institute in conjunction
theStateBankandArchi- y
free home buyers'
years.
stands at the Sun
vestment

The Law

and

with the Real Estate Institute,
centre has been running
evenings for the last 2
Institute also sets up
Home Show, the In-
Retirement Exhibition

Trade Fair toand the Small Busi-
offer free advice to
lic. A free legal advice
servicealso operates

members of the pub-
and referral telephone
from the Law Insti-
of the public canring

of a solicitor who practises in
a nearby suburb. This number is 602 5000. Another free service is the
provision of speakers for all sorts of community groups like senior
citizen clubs, Rotary or Apex, sporting associations or schools. If you

ness

RERTAYtutewhichmembers
for legal advice or for the name

would like a solicitor to speak at a future meeting about a particular
area of the law, then ring the manager of Community Legal Education

on 602 3922.

PROTECT YOUR INVESTMENT

Deal Only With
An

REIV)
Licensed Real Estate Agent

Look for the symbol of Quality Service you can trust

The Real Estate Institute of Victoria
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Italinate, 1840-1870 Mid-Victorian, 1860-1880
Boom Style,1870-1892

The Italinate house took its
detailing and proportions from the
neo-classical public buildings ofthe
19th Century, and the ornament was
derived from the Italian
rennaissance repertoire.
Early Italinate houses retained the
general form of the colonialhouse,
while those built later in theperiod
took their plan from the
asymmetrical neo-Gothic and the
facade often boasted asemni-
octagonalbay window.
Thesehouses hada central
passageway divided by arches,
separating the public fromnthe more
private areas.
In general, this style is describedas
being formal, soberandclassical.

TLhegold rush of the1850s
changedthe way oflife in Australia.
Urban centres flourished and
adopted the English terraced-house
system asa dominant style.
The terrace housewas generally sited
close to the street, with the
ornamentation centres on the cast-
iron lace veranda and balustrades.
The detached houses were generally
set back from the street but, again,
the face surface dominates.
Plan forms are simple, with
rectangularrooms opening offa
straight corridor.

i akd

No
ewly found Australianwez
e country a surge ofself.

gave the
Confidence whichexpressedits
the boom-stylehouses.TheItat
mode became more formaland
embellished with allsortsof
elaborate features, asseeninthecac.
iron lace andparapetsofthetime
Behind the facade, theplanfor
detached houses was stillderived
from theneo-Gothictype..a
straight corridor leadingthroughthe
houses, with roomsstrung
asymmetrically alongit.

Wealth

andwas

oAAAAg48

TEea
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isardianera...Queen Anne.

051910

WueenAnne-style homes came
edinred brick and terracotta
isodeliberatelycontrast with the
diergreyperiod of the Boom-style

edesignersaimed to be quaint and
turesque,featuring high-pitched
mglicatedroof with turrets and
iRdormers,together with ornated
nerfretworkon the verandas.
olandesignwas usually made up
oneortwo wings projecting at
dtanglestoone another from the
ntandto the side.

stistime,the cast-iron fence gave
sgytoa charming picket fence, and
pardentook on a more organised
adformal air.

Californian Bungalow,1910-1930 Early modern,1930-1940

T ehis style obviously came from
America and arrived via the plan
collections and home-building
guides, illustrating what hadbeen
established there in thepreceding
decade. The aim was to provide a
rugged house with a cosy, warm
image.
The main characteristicsof thehouse
were low, widely overhung roofs
with large gable ends. The
construction of the housewasdone
in such a way that the textures of the
natural materials usedwere
highlighted.
The plan form is a compact rectangle
with two or threebedrooms. The rich
often possessedmore extravagant
two-storey versions.
The front fencechanged from the
Queen Anne picket to wire or
wooden rails, sometimes above a
rubble base or a low brick wall.

Ln the thirties, thedetachedcottage
became the most popular house type.
This had a simple L-shape, with a
gable or hip roof.
It passed through various stagessuch
as English cottage style and deco
style, until finally becoming the
elongatedL' ofthe'50s.
The Early Modern home style was
influenced by contemporary
European design. This expressed
itself in clear horizontal lines, the
almost flat roof, steel-framed
windows, pipe veranda columns and
the general feeling of belonging to a
streamlined machine age.
However, there was some
ornamentation with theoccasional
use of a stylised entry veranda and
the rather curious porthole window.
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TacklingTroublesomeTrees

J..ust about everyone wants a
beautiful garden, though not at the
expense of damaging thehouse.
Owners of new and existinghouses
need to plan their gardens with great
care to avoid planting trees and
shrubs that may cause cracking and
other damage to their homes.
Owners must consider unseen
factors like the strength of the
footings under the house, rather than
simply visualise the aesthetics ofa
particular tree in thegarden.
For example, a terrace house on
bluestone blocks offers little
resistance to drying settlement
caused by the garden, whereas a well-
designed concrete slab may tolerate a
heavily plantedgarden.
As a rule of thumb, trees should be
planted at a distance from the house
equivalent to their mature height,
although trees may be planted closer
and culled as.they grow.
Ofcourse, the problem isn't just the
trees and the type of footings, but the
type of soils on which the house is
built.
The engineer at the local council
should be able to tell exactly the type
of soil on which ahouse is built. The
answer is worth knowing; cracking
causedby drying out of clay soils
deserves a "wait and see" approach,
while owners ofhouses built on filled
land which has subsided
permanently will need to pursue
more elaborate solutions such as
underpinning.
Clay-type soils shrink and swell
rapidly as the moisture content
decreases and increases, causing the
sort of cracking that affectsmost
homes in Melbourne.
The greatest damage occurs when
trees are planted near the house after
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construction. Trees extract large
quantities ofwater from the soil and
reduce the volume of the soil,
causing the footings to subside in
that area, resulting in cracks
appearing in the walls.
This phenomenon is known as tree
drying settlement. The tree takes
water from the soil by a system of
fine hairlike roots. The moisture is
then transported to the trunk of the
tree via the main tap roots. The
astonishing fact is that, depending on
the type andage of the tree, this fine
root system can extend several
hundred metres and the amount of
water transpired daily can be several
hundred litres.
A more commonly accepted formula
is that a tree's root system will extend
for a horizontal distance equal to its
height. In a line oftrees, where
competition for moisture exists, the
horizontal root system is one-and-a-
half times the treeheight.
Some clay soils allow trees to suck
water from them more easily than
others. This is true in Melbourne's
castern suburbs, where more drying
settlement cracking problems are
found, than in the stiff clayareas of
the western suburbs.
The good news is that the moisture
can be put back into the soil.
Ina case in Vermont, east of
Melbourne, a row of largetrees
within three metres ofa househad,
during a prolonged dry spell, caused
substantial cracking and distortion
of the wall nearest to them. The trees
were removed and the area flooded
with water. Within two months the
clay soil had absorbed the water and
heaved some 3Smm to the original
position, completely closing nearly
all thegaps.

So, should cracks appear in thehoust
for the first time during thesummer
months, the best thing is todo
nothing. Wait until winter'send.
when the cracks mayclosenaturaly
Keep the soil near any largetrees
constantly wet and don't betempted
to fill the cracks withanythingrigid.
which will prevent themclosing
naturally, and more crackingcould
develop elsewhere as aconsequence.

If the cracks aremoreserious,
generally large enough to insertonė
or more fingers, the tree,shrubor
root system responsible forthe
damage should be removed.Prunine
is only of short-termadvantage.
Local flooding of theareawill
accelerate the recovery ofthe
foundations.
Rather than cut down thetrees,root
barriers made from concreteorsome
other impermeable material canbe
placed between the tree andaffected
section ofhouse.
Another remedy, aimed atretaining
the trees, is to drill holes intothesoil
with an auger, about 1.Smdeepand
close to the wall which hassubsided
and cracked. Water ispouredinto
these holes, maintaining aconstant
level in order to returnmoistureto
the soil. Copper sulphate orother
root suppressant chemicals canbe
added to repel the tree'sroots.

At the same time, holesaredrilled
into the soil on the othersideofthe
tree. These holes are then filledwith
water and nutrients to attract thetree
roots in that direction.
Another good generalmaintenance
tip for keeping thehome inmint
condition is to keep thegardensand
lawns all around thehouseevenly
damp in the drier summermonths.
This is called preventativemedicine!



reesTo Avoid
Bot&nicalName

Angophora ostata
ncaria Heterophylla
(andsimilar species)

Casuarina cunninghamiana

(edrus species

(Asuarinaglauca

Cupressusspecies
Sucalyptus bridgesiana
pacalyptus camaldulensis
fucalyptus citriodora
Excalyptus cladocalyx
Encalyptus cornuta
Eucalyptus diversicolor
Eacalyptus globulus
Eacalyptus leucoxylon
Eucalyptus maculata
Eucalyptus occidentalis
Eucalyptus rubida
Eucalyptus viminalis
Ficus species

Fraxinus oxycarpa
Fraxinus "Raywood'"o
(unlessgrafted or budded
onto a rootstock of
Fraxinusornus (Manna ash)
Grevillea robusta
Phoenix species
Pinus species
Platanus species
Populus nigra
(and similar species)

Quercus robur
(and similar species)

Robinia pseudoacasia

Salix babylonica
(and similar species)

Salixchilensis "Fastigiata"
Schinus molle
Tamaris aphylla
UImus procera
(and similar species)

Mature
Height
H(m)
15-24
30-60

12-30
12-15
variable
variable

24-30
to 15
15-30
9-18
to 60
30-60
4.5-7.5
18-30

9-30
9-60

30to
9-15
9-15

Common Name

Smooth barked apple
Norfolk Island pine

este iae Riversheoak
Swamp sheoak
Cedars
Cypress
But-but
River red gum
Lemon-scented gum
Sugar gum
Yate

23

ip eKarri
Tasmanian blue gum

tri Yellowgumof itetshote Spottedgum
ee by,o Flat-topped yate

Candlebark

pst Manna gum
to FigsSewlUbosar Desert ash

evsin30 Claretash

asthanyt
ald Southern silky oak

Date palms

3o PinesPlanes

iteBlack poplar

fatstee Englishoak

ae e Falseacacia,
tủyin rbs Blacklocust

Weeping willow

u Chileanwillow
Pepper tree
Athel tree
English elm

at

15-30
variable
to 30
15-36
to 24

to 20

9-15
9-15

6-15
to 6

to 30
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Looking Before YouLeap

T.hebiggest problems in buying a
house are the problems you don't
know about until afteryou've bought
theplace! All the basic homework in
the world can't prepareyou for the
unseen evils, suchas rotting stumps,
rising damp, footing failure and roof
damage. Even newly hung wallpaper
issuspectas it may, in reality, be
hiding serious damp problems and
cracks.
TheRoyal Australian Institute of
Architects has collected figures on
Someof the more common,
unrecognised housing problems
around Melbourne suburbs. The
Institute found certainsuburbshave
particular problems anddecided to
forewarn and forearmprospective
buyers.

The statistics in the featuredchart
are based on some 15,000houses
assessedby the Institute's Advisory
Inspection Service from 1978 to
1982. Figures since collected are still
being compiled but show thesametrends.
According to the figures,'theareas
with housesmost affectedby rotten
stumps were Northcote, Essendon,
Coburgand Hawthorn. About half
were classified as *serious", meaning
the cost of repairs wouldexceed
$S00.

Rotten stumps usuallyoccur in
houses over 30 years old. Many
require only the replacing ofsome
stumps, or perhapspacking. A floor
sloping away from brick walls and
fireplaces indicates that a house may
have roten stumps.
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However, to properly assessa
stump's condition, dirt needs to be
dug away from it. A dark water stain
on the stump means it is the wettest
and therefore the most rotten.
Footing failure was most evident in
Elwood, Melbourne, Waverley,
Hawthorn and Balwyn.
This refers to the failure of strip
footings under brick walls and is
causedby a type of clay in the area,
the action of fast growing trees
spreading their roots and absorbing
moisture from the soil, and by very
old building construction techniques
such as the use ofbluestone footings.
Footing failure can beassessedby
cracks in walls. Most buildings have
fine, hairline cracks but a crack
which is wide enough to take a finger
means the house needs
underpinning.
Houses built on filled land quite
commonly suffer from footing
failure. An example of this was the
Yarraville sinking village, where 60
houseshad to be demolished after
threeyears. A similar problem has
occurred around the Elwood canal
wherehouseswere built on a former
tip.
Electrical faults were most
significant in Caulfield, Elsternwick,
Heidelberg, Ashburton and Black
Rock.
Wiring deteriorated in many older
housesbecause ofage and the
materials and techniquesused. A
preliminaryassessmentof the wiring
can be made by using a power point
tester. A more detailed examination
can follow by checkingthe wiring in
the roof or under the floors.
Fitzroy, Prahran, South Melbourne
and Carlton suffer from rising damp
..aninsidiousfaultafflictingbrick
houses.
Theporousnature of brickwork
allows water to rise through capillary
action from the ground and leave
damp particles on the walls, once the
waterproofmembranebelow floor

level breaksdown. Itcanbe
expensive to cure,although
increasing the sub-floorventilat.
andgenerallytidyingupundertation
nouse to increase the flow ofaircar
make a difference. Otherwise,mor
expensive damp-proofingmayhe

the

needed.

When it cameto rot,theworst
incidencesoccurred inCaulfieldBlack Rock,
Northcote. Elsternwickand

Most cases required therepairof
weatherboards or timberwindow
frames and fasciaboards inbrick
houses. But it isgenerallyaspot
problem that can be fixedbyagOodhandyman.
Roof drainage problemsweremost
evident in Elsternwick,Prahran.
Northcote and SouthMelbourne
while poor water supplywas
recorded in Kew,Northcote,
Hawthorn, Burwood andCarnegie.
Generally, the waterpressure
problems stem from theuseof
galvanised iron for coldwaterpipes.
until about 15 years ago. Theyhavea
life between 15 to 30yearsandneed
to be replaced by copperpipes.
The worst areas for contraventionof
Uniformn Building Regulationswere
Elwood, Northcote, Parkvilleand
Caulfield.
The bayside suburbs ofSouth
Melbourne, St. Kilda andBlack
Rock suffer from anoverdoseof
termites, while Elwood,Caulfield,
Oakleigh and Croydon have todeal
with framing faultsresultingin
crooked walls.



wrneHousing Survey

InspectionService run by the Victorian
ovalAustralian Institute of Architects
tailed surveyof faults in approximately

tnspected for owners and prospective
Whouses

nntablegivesthe percentage occurrence of
Sious andminor, suburb by suburb through-
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HomeworkGanHelp

S.
ome people commit the biggest

financial mistakeof their livesby not
doing homework before launching
into a contract to either build or buy
a house, which seems strange
considering it is usually thebiggest,
single investment of their lives and
that any mistakes prove very costly
indeed.
But, the Ministry ofConsumer
Affairs found lack ofresearchwas the
reason time and again when
investigating complaints about
building or the renovation ofan
existing home.
Consumer Affairs believespeople
fail to realise that each builder differs
in both hisapproachto marketing
and his construction work.
It suggestsconsumers identify the
minimum they require from a
builder. For instance, tapping into
the various services (water,sewerage,
electricity/gas), external wall
cladding (right down to choosing a
particular brick product), roofing
and maybe a carport.
Then there are the interior features
like floor coverings, aluminium or
timber windows, heating and
cooling, and the fitting out of kitchen
cabinets, bathroom and bedroom
furniture.
In some building contracts people
agree to do some of the work
themselves. This work must be
clearly identified and consistency
maintained. Owners often paint the
interiortosavemoney. S
The method of payment must be
sorted out, with the most common
being progress payments, starting
with a deposit. The size ofthe deposit
is governed by the Building
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Contracts Deposits Act,
administered by Consumer Affairs.
Further payments are made as the
building progresseswith the balance
paid on completion. It is important
to check that progress payments
equate as far as possible to the value
of the work completed.
Avoid contracts that are not clear
and seek the advice ofa
knowledgeable third party before
signing anything at all. It is
important to know when building
work starts and finishes,
understanding that there can be
some variables such as delays in
permits, weatherand industrial
disputes.
The failure to complete work on time
can often be upsetting and of
financial inconvenience. Owners
should look for some form ofpenalty
on the builder that will cover the
inconvenience of the building going
over time.
During the course ofa contract there
can be disputes between the builder
and the owner. The contract,
therefore, should include some
mechanism explaining where both
owner and builder will go to resolve
their dispute. Such mechanisms
usually constitute arbitration or
direct reference to the courts.
The Ministry ofConsumerAffairs
can give advice and in somecases
assistconsumers with building
disputes.
It also must be remembered that
variations to the contract cost money
when building is under way. Should
either party wish to vary a contract it
should be fully detailed on both the

job and cost and signedbyboth
parties.
Most building contracts containa13
week clause, coveringproblems
arising with the buildingafter
completion date. The ownermust
notify the builder during thistime
and the builder should attendto
these defects. Such notices of
maintenance should be given in
writing to the builder, with acopy
kept by the owner.
Many builders offerpersonal
guarantees of various durationsand
it is important that theextentofthese
guarantees be identified earlyrather
than when problems arise. TheState
of Victoria requires builders ofnew
homes be recognised for thepurpose
of the House BuildersLiability
Provisions of the LocalGovernment
Act.
In the case of renovating anexisting
house, just as much homeworkneeds
to be done by the owner.
Firstly, it is a good idea togetseveral
quotes, as well as looking at afew
examples ofa builder's work
coveringa spanof time. The
examples should not justcover
recent work but work relevant tothe
job in mind. Building acarport
doesn't necessarily mean theycan
build a bathroom!
Renovation work can often bemore
difficult and may requiremore
expertise than constructing anew
house. It requires carefulplanningto
get a workmanlike job for a
reasonable price, anda resultthatis
in harmony with theexisting
building and adds to the value ofthe
property.
Renovation work should not justbe



looking )
account theneedsoigfortodaybut

akinginto
tectitlsOMINgfamilyor possibly a

hiestyleaerating in thehome
ationarcaarenot cover
s2d aarenotcoveredby

ebuilder.aistration,or theguarantees
eforthenewhome

ter, theg0vernmenthas
legislationtochange this. so

fromseek advice
WISCtosumerAffairs, the Housin:
anteeFund, Master Builder

ing
lers

Association or the Housing Industry
Association or a local solicitor
before entering into any contracts or
accepting quotes.*
In the meantime, clients shouldseek
a starting date and anexpected
completion date from the renovator-
builder, as well as detail the deposit
and progress payments. In thearea of
renovations the ministrysuggests
holding back the final payment or
part thereof to ensureongoing
satisfaction.

It is important for the builder to take
out thenecessary permits. Once the
builder hasreceived them back from
Council, the stamped plans should
bediscussedagain with the owner to
see that everything is clear in both
their minds. Onceagain, variations
to original plans cost money.
For further information contact:
The Ministry ofConsumerAfairs,

S00 Bourke St,
Melbourne, 3000

Phone: (03) 602 8123

* New legislation to apply from early 1988 will change
signiñicantly contractual requirements and Guarantee
provisions.

Guarantee Fund
S.Dince 1974, legislation has existed
in Victoria protecting the owners of.
newhousesagainstshoddy l
workmanship and construction
defectsor, when the builder is
constructingan "order" home,
failure to complete the construction
due to financial failure orbecauseof
walking off the job.

The legislation requires a builder to
be registered with a government
approved guarantor (Housing
GuaranteeFund) who is required to
guaranteethe work for six years after
construction. The new house heis
Purchaseis protected by the fund
against builders' defects under a
Contract to Construct or a Contract
of Sale for six years after the fod
Certificate of Occupancy is issued, or
SIXyearsafter completion of g3
construction in "lock up" typejobs.
This guarantee is transferred to new
Ownersof the house until the six
years is up.

An owner-builder is covered by the
fund only if he is arecognised
builder. As the owner-builder
becomes the person in charge of the
construction he is responsible to the
municipality forcompliancewith
building regulationsandgovernment
acts.
The owner-builder cannot sell the
dwelling for three yearsunlessgiven
ęxemption by the Ministry of
Consumer Afairs. After thethree
year period has expired the owner-
builder can sell without providing a
guarantee. In fact, the non-

Written into thesale contract.
The Ministry ofConsumerAffairs
can prosecute builders not

availability of theguaranteemustbe

recognised by the fund who enter
into a written or verbal contract with
an owner-builder. Further
information about theguarantee
from HousingGuaranteeFund
Limited, 478 Albert St., East
Melbourne, phone (03) 6635300.

oKiKSrss.
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GuidelinesFor TheHomebuyer

REIV)
AVOIDINGCOMMONMISTAKES
By definition, common mistakes
occur frequently and so should be
forescen and, hopefully, avoided.
Nobody could expect to handle
unforeseenproblems without
assistance from an expert. This is
why it is important that we all use the
same terminology. To this end, you
should refer to the definitions of
common real estate terms" that
follow.
Be careful of using terminology that
can easily be misunderstood, such as
"first right of refusal, option, cash
offer, unconditional, subject to the
sale of..."
TERMSUSED IN REAL ESTATE
TRANSACTIONS
*Note: These definitions are given as
simply as possible and are not
"accurate legal terms".
Agent: A person authorised in

writing to act on behalfofanother
person in the sale, purchase,
letting ormanagement of
property. Real estate agents are
qualified people and must be
licensed by the Government.

Bridging Finance: A temporary loan
to settle a purchase before the
date.

Caveat: This is Latin for "Beware".
Anyone who has an interest in a
property can lodge a caveat with
the titles office to ensure that the
property is not sold without his
knowledge.

Certificate of Title: Thedocument
of title to land held under the
Torrens System. It shows the
dimensions of the land, who
owns it, whether there are any
mortgages or other
encumbrances on it, and so on.

A\part frombeingthegreatešt
financial commitment anyperson
takes on in a lifetime, purchasing a
home can also be a traumatic
experience.Because of the emotion
involved inpurchasingour Dream
Home", there is always the potential
for error. We often overlook simple
thingsbecause it is anewexperience
.. in fact, the average person usually
buys only threehomes during their
entire lifetime.

THE ROLE OF THE ESTATE
AGENT

An estate agent, as the name implies,
is a person who acts as an agent
representing the interests ofanother
party, in this casethe vendor of the
property you want topurchase.
Of course, agents have a moral and
legal responsibility to be fair to both
parties in the transaction. However,
they are appointed by the vendor of
the property, and their first duty lies
in obtaining the best result for their
client. When it comes to your turn to
sell, you will be grateful for the
services provided by your estate
agent.

Estate agents operate under stringent
rules which are supervised by the
Estate Agents Board, a government-
appointed body toensure fair dealing
for all parties concerned.

Contrary to popular belief, estate
agents rarely, if ever, own thehouses
they are selling. Therefore, they often
do not have the final say in what a
vendor may choose to accept. This
needs to be borne in mind when an
offer the buyer considers to be fair is
rejected by a vendor.
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Chattels: Any property otherthan
freehold land. Chattelsare
treated as personal property,
although they are dividedinto
chattels real (buildings,fixtures)
and chattels personal(clothes,
furniture, etc).

Commission: The fee payable toa
real estate agent for the workhe
does, for example, sellingahous.
The fee must be paid bythe
person authorising him toact,
and is set out in theauthority
given to theagent.

Contract of Sale: Anagreementin
writing setting out the termsand
conditions relating to the
purchase or sale of aproperty,
usually prepared by thevendor's
agent or solicitor.

Contract Note: The firstdocument
signed on buying a house isoften
a Contract Note, instead ofan
ordinary Contract ofSale.This
document, when signed byboth
parties, is as bindingas aContract
of Sale, and the buyer andseller
should treat it with thesame
importance.

Deposit: An amount ofmoney
placed in trust asevidenceof
good faith for the future
performance ofa realestate
transaction. If thepurchaseis
completed, it will bepaidtoward
the purchase price.

Easement: A right that someonehas
to use land belonging toanother.

Encumbrance: A chargeorliability
on a property, for example,a
mortgage oreasenment.

Equity: The difference betweenthe
market value of apropertyand
any loans that still have tobe
paid.
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Mdfromaproperty without
oeThosethings that can be

damageto it.
Itemsattached to

aturesorland, usually in such
arthatthey cannot be
edwithoutdamageto
Artheitemsor the property.
0:A listofitems included
haproperty,usually including
miture,furnishings, movable
gs, tools, etc.
Tennants: Joint tennancy is
holdingofproperty by two or
1Rpersonsin equal shares. If
pRrsondies, his share passes
pthe survivVor.

ants in Common: Tennancy
1Commonis the holding of
opertyby two or more persons
toqualorunequal shares. If
epersondies, his share passes
ptheperson named in his will.

tApersonundertheage of 18

Kage:A legal document which
pedgesgoods or property as
Kunityfor repayment ofa loan.
Isometimesrefers to the loan
Ielf.

ngagee:The one who lends the
noney.

gagor:The one who borrows
te money.

Listing:Also "Common
Lsting"or "Open Agency'".
Denoteswhere a person selling a
rOpertygivesit to more than one
ent.The first agent who has a
huyerready, willing and able to
tettheprice and terms
Zeptableto the vendor, receives
iecommission.

|Common Abbreviations
USED IN REALESTATEADVERTISING

air-conditioning
-alcove
-all-weather sleepout
-Avenue
-brick veneer
-built-in
-built-in robe
-built-in cupboards
-cement tile
-corner
-cream
-Crescent
Carpet
-cupboards
-deposit
-detached
-dining room
-double
-double fronted
electric light fittings

Inge.
mais.
mstr.
mtge.
oil/htr.
o.f.p.
0.n.0.
opp.

-lounge
•maisonette
-master
•mortgage
-oil heater
-open fireplace
-or near offer
opposite

0.y.0.
ped. bsn. pedestal basin

-OWn your own

-per annum
permonth
•per week
polished floor
-position
quality
-recess
-rendered
-reverse cycle
-roof
-rOom
self-contained

p.a.
p.mth.
p.wk.
pol.flr.
posn.
qual.
rec.
rend.
r.c.
rf.
rm.
S.C.
shwr.rec. shower recess
sgl.fr. -single fronted

sleepout
slow combustion heater
-slow combustion stove
-spacious
-terra cotta tile
-throughout
-tiled roof
-timber
-timber frame
-under main roof

s'out
s.c.htr.
S.c.stv.
spac.
t.c.tile
t'out
tld.rf.
tmbr.
t.f.
u.m.r.
ven. blds. -venetian blinds
w.i.pantry -walk-in pantry
w.i.w.0. -walk-in walk-out
W.W.
w.b.

-wall-to-wall
-weatherboard

W'minster -Westminster
win.tr. -window treatments

a.c.
alc.
a.w.s.o.
Ave.
b.v.
b.i.
b.i.r.
bi.c.S.
c.t.l.
cnr.
crm.
Cres.
crpt
cpds.
dep.
det.
din.rm
dble.
dble.fr.
e.l.f.
e.l.h.w.s., electric hot water service
encl.
estab.
ext.
fitts.
fl.covs
f/furn.
f.tld.
g.i.
grge.
g.h.w.s.
htr.
incl.

-enclosed
-established

-external
-fittings
-floor coverings
-fully furnished
-fully tiled
galvanised iron
garage
gas hot water service
-heater
-including

in-gr. pool -in-groundpool
int.
intl.
kit.
k'ette
lge.
/fitt.
liv.

-interest
-internal
-kitchen
-kitchenette
-large
light fittings
-living
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Right of Way: Apersonmayhave
the right tocrossyour property to
gainaccessto his own property,
or there may be ageneral pathway
across the land.

Rise & Fall Clause: Aclausein a
building contract providing for
an adjustment of the contract
price upwards or downwards
according to the movement of
prices,wages or other factors
specified in theclause.

Sole Agency: An exclusive listing for
one agent to sell a property.
Usually that agentreceivesthe
commission on thesale of the
property, even if it is soldby
another agent or the owner
during the term ofthe soleagency
agreement.

Tenancy Agreement: Adocument
that sets out the details of a
property to be rented and records
the agreementbetween the
landlord and the tenant aboutthe
terms and the conditions of the
tenancy, including theamount of
the rent.

Transfer: A documentregisteredin
the Lands Titles Office
acknowledging thechangeof
ownership of a property and
which is noted on the Certificate
ofTitle.

Valuation: A written report bya

opinion of the value ofa
registered valuer showing his

property.
Vendor: A person who offersa

property for sale.

Vendor Statement: A statement by
the Vendor to the Purchaser
setting out material particulars
regarding the property for sale.

Zoning: Control of theuse of land
exercisedby Local Government
or any other planning authority.

DONT PAYTOOMUCH
Too often, buyersare ill equipped to
judge the values of properties in
which theyare interested. In fact, this
is a fairly simpleprocess.
Make sure you attend local auctions
or properties in your price range;
checkauction results of comparable
properties and attend open for
inspections.Ensure that you inspect
internally properties that are for sale,
rather than judging them from the
street. Don't make rash assumptions
based on a curbside inspection.
If, after doing this you still feel
uncertain, contact a reputable local
agentwho, for a small fee, will be
pleased to give you an objective
appraisalofthevalue of the property.
TYPESOFAGENCIES
Estateagentsare always appointed in
writing under a number of types of
authority. The mostcommnonof
theseare Sole Agency, Auction,
Multiple Listing andOpen
Authorities. Themost frequently
used authorities authorise one agent
to exclusively market a property on
behalf of a vendor.
In suchcases,the agent is entitled to
his commission when the property is
sold duringthecurrency of that

authority,irrespectiveof
completed thetransaction
So, it canbeseen,thereis
advantage to begainedin
the owner direct;sometim.
be a distinctdisadvantage.

AUCTION
Remember thatpurchasing
auction is irrevocable.The
confirmed on anunconditi
contract which must besig
immediately upon the fallc
hammer, the cooling-offpe:
not apply and the fulldepos
be paid on the day.
Ofcourse, all thedocument
necessary for apurchase,in
vendor statementsetc,will
been available well inadvar
auction for perusal by youo
solicitor. Sales at auctionare
binding on the vendor,thus
the unfortunate occurrence c
"gazumping".

MULTIPLELISTINGS
Multiple listing enablesaver
expose his property to awide-
ofpurchasersthroughpartici
agents. All offers aresubmitte
through the listing agent,whc
exclusively with thevendor.

GENERALAGENCY
Agents operating under anop
listing must still beauthorised
writing by thevendor, butan
ofagents may have theproper
sale at the same time.
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Jthaserspaying too much at
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1 Review your auctioneer, if this
ispossible.Attendother
auctions to see how they are
conducted.

2 Ifyou are interested in the
house, request copies of all
documents for your perusalat
the time ofinspection.

3 Confirm the availability ofyour
finance a day or two prior to the
auction (but,remember, if you
are lucky enough to buy, the
contract is unconditional).

4 Make arrangements for paying
thedeposit bring acheque
book, pass book and
withdrawal slip, etc.

5 Determine the limit of your
bidding before the auction and
don't bid beyondyour
capabilities.

6 Bid confidently within your
price range, in anyacceptable
manner. 1

FINANCING YOURPURCHASE
Financeandmortgage ss so
documentation is detailed and takes
time. Don't delay;make your formal
application immediately upon your
offer being accepted. Always ensure
that all supporting documentsare
enclosed with the fully completed
application forms, e.g. Contract of
Sale, Vendor Statement, with
certificate of titleand proofof
income. Make sure your agent is
advised the moment that finance is
approved. Don't be afraid tocheck
theprogress of yourapplication with
the lending institution.

ADDITIONALCOSTS
Often purchasers don't setaside
funds for additional costs suchas
government stamp duty, legalfees,
valuation andmortgage application
fees, title office lodgement fees, rate
adjustments, insurance premiums
and removalist fees.

Extra Cost ofPurchase:
ASSUME:
Purchase Price
Loan from Building Society
Application Fee
Valuation Fee
Stamp Duty
OnPurchase
Stamp Duty
On Mortgage

60,000
99,000

300
198 a

2,178

04
Legal Fees On Purchase 500 Approx
Legal Fees On Mortgage 300 Approx
Registration
On Mortgage/Title
Rate Adjustment (Say) 350

289

Insurance (House) 150

TOTAL $4,469

NOTE:
1. These costs can vary

considerably, but give you aguide
as to what should be set aside for
"extras".

2. Moving costs, and connection of
phone, light, gas, etc. have not
been included, but should be
allowed for whenbudgeting.
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GopingWichLegalNassles

Einally, afteryearsofsaving,
months ofsearchingandseemingly
endless Saturdays tramping the
streets with The Age real estate
section firmly in hand, you have
found the property you want to buy.
You are no longer a prospective
home buyer; you are about to
becomea property owner.
At this stage, you become involved
in the legal process controlling the
buying and selling of property in
Victoria. The process is generally
called "conveyancing" (a word you
will be hearing a lot over the next few
months), but there is far more to it
than simply "conveying" the
ownership of the property from one
person to another.
The following information is not a
substitute for a solicitor's help with
conveyancing,but it will helpyou
understand the process and put
together the pieces in the
conveyancing puzzle.
DONT BREAKTHE BANK
The first question you should ask
yourself about the property is: Can I
afford it?
For some people, the dream of
owning a home quickly turns to a
nightmare because they haven't
budgeted properly for the cost of the
property.
The scenario is simple and, sadly,
common...acouple stretchtheir
resources to the limit to get just
enough money from savings, and a
home loan to buy the property. After
a short while, they fall behind in the
mortgage payments, and the
institution which has lent them
money threatens torepossess their
property and sell it.
WHAT WENTWRONG?

The couple's mistake was to assume
the actual cost of the property was all
Page96
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they would have to pay, and that
their monthly mortgage repayments
would betheextent of their
commitments. They had overlooked
things like government fees, legal
fees, rates, insurance premiums,
stamp duty and other added
expenses.

THE SOLUTION?

In this situation, prevention is
clearly better than cure. You should
work out exactly how much your
property will cost in all areas, both
initially and in terms ofongoing
regular mortgage payments, annual
rates, insurance premiums and
various other changes.
Your solicitor, accountant or State
Bank manager can help draw up a
budget which will ensure you can
cope with the commitment you have
taken on.
If you are already in adesperate
financial situation, do not despair.
Rearranging the financial obligations
involved could be the answer. Either
personally,througha solititor orwith
the help ofa community-based
financial counsellor, you may be able
to make arrangements to reduce your
monthly mortgage payments and
arrange with other creditors to
reduce or defer debt payments.
But, it is best to avoid getting into a
difficult financial situation. Avoid
drowning by making sure you know
how deep the water is before you
start to swim!

AUCTIONS AND PRIVATE SALES
- THEMARKETPLACEATWORK

You have achoice of buying at
private sale or at auction, and your
decision will probably be based on
things such as the method of sale of
the property and, possibly, price
considerations.
However, when you finally find and

decide to buy a property, thereare
some legal aspects of theselling
system you should bear inmind.
First, it is essential to inspectany
property in which you areinterested
before buying. Buying a propertyis
such a large financial transactionand
investment that you can'treally
afford to have anything gowrong.
Should you choose to buy aproperty
at auction, the most importantthing
to remember is there is nocooling-of
period for properties boughtat
auction. (The cooling-off periodwas
introduced in May, 1983, asoneof
the changes to the Saleof LandAc).
Usually, the cooling-off periodgives
someone three clear businessdays
from the date of signing thecontract
to cancel the sale. But thecooling-off
period does not apply tohouses
bought at auction or withinthree
days of an auction (or toproperties
which cost more than$125,000).
At an auction, you will beaskedto
sign a contract immediately after
making your successful bidand,once
signed, that's it. You havetakenthe
first step towards making the
property yours.
As for the bidding itself, theeasiest
way is probably by raising yourhand
or calling out a price. Ifyou wantto
bid without beingnoticed,
prearrange a signal with the
auctioneer. Or, ifyou arethenervous
type and scared you will spendtoo
much money, aska friend to bid for
you, setting them a limit overwhich
they shall not bid. And, ifyou arethe
lucky one, the highest bidder, the
property will be "knocked down"to
you. At this point, you willhaveto
pay a deposit and sign acontract.
Ifyour property transaction isbeing
handled by a real estateagent, it is
worth bearing in mind that theagent
with whom you will bedealingis
probably the vendor'sagent.
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mentmay also contain
lanyexisting mortgage over

Oertywhichthebuyer has

agreed to take over at settlement, any
insurance held by the vendor on the
property and the amount ofmoney
owing after settlement, and the
amount of the final payment in the
case ofa term sale.
The Vendor's Statement should be
checked over with theproverbial
fine-tooth comb, otherwise, all sorts
of problems mayarise. Forexample,
consider thecase ofa man whowas
in a great hurry to buy ahouse, sawa
place he liked and bought it at
auction. A fewdays after theauction,
hewas talking to his solicitor about
the property and mentioned hewas
going to build agarageat the back of
the property to store a boat. "But,
you can't!" said the solicitor.
The mạn was indignant andasked
why he couldn't build agarage.The
solicitor explained that the title to
the property showed the rear three
metres of the property wassubject to
aneasement, which had a Board of

Works drain running through it. This
meant thegarage could not be built.
Checking the Vendor's Statement
prior to thesale would have revealed
this.

The contract you areasked to sign
will contain adescription of the
property being sold and the terms on
which it isbeingsold.
You need to be sure the property
described in the contract is the
property you inspected and agreed to
buy. You cancheck this by lookingat
the description, including the
addressand a plan of the land
referred to in the contract.
A title search must also be done to
check the identity of the property
and then you should go out and
physically make sure the property is
in the right place. Ridiculous though
this maysound, it is an important
thing tocheck.Check the frontage of
the property by stepping out the
distance from the nearest street
corner shown on the title, or usea
steel tape measure.
You must also check whether any
statutory or local government
authority (such as the Road
Construction Authority) has any
iterest in the land. Certificates can
be obtained from a number of
bodies, such as the RCA and local
council, about the property.
Beforeyou finally "sign on the dotted
line" thereare other things to check,
one of which is exactly what fixtures
and chattels are included in thesale.
Few things could be worse than the
situation one couple found
themselvesin on moving into their
newhome. Their anticipation and
glee turned to disappointment when
they arrived at thehouse to find: The
carpets had gone. There were no

-Page 97

STTA RTASZ

By the LAW INSTITUTE OF
VICTORIA



curtains in the lounge, or blinds in
the kitchen or bathroom. The
refrigerator, which they thought
would be left behind, was also
missing. And, to add insult to injury,
the light fittings and light globeshad
disappeared.
This unhappyexperience highlights
the need to make sure the contract
actually specifies all the chattels
being sold with the property.
Generally, anything that is a fixture
does not have to be listed in the
contract and is considered to be
bought as part of the house.
A fixture is something that is
attached to the land or building and
cannot be either simply lifted and
taken away, orunscrewed, without
doing damage.
It would havebeensensible for the
couple to have made an appointment
to inspect the house before
settlement day arrived. Most
contracts provide that a purchaser
can inspect the condition of the
property and chattels at any
reasonable time during the week
before settlement. This gives
purchasers time to raise anyqueries
about the property before actually
parting with thebalanceof their
money.

THE BIG DAY: SETTLEMENT

Settlement is the culmination of the
conveyancing processand is the final
stage of the sale. The settlement date
should be set out in the contract by
agreement between the parties. At
settlement, the balance of the
purchase money is paid over.
Ifyou are borrowing money, the
lender will attend the settlement, as
will your solicitor, who will makeall
the settlement arrangements for you.
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parts to it. Ifa solicitor hasbeen
doing your conveyancing,he/shewill
have taken care of all thesethingsfor
you. They will also be able totake
care of things which requireixing
after settlement.
These tasks include sendingnotices
of acquisition on your behalftothe
local council, the Board ofWorks
and the Land Tax Office.
Government Stamp Duty has tobe
paid and the transfer of land
registered.
Of course, there are things onlyyou
are responsible for, such ashaving
the gas, electricity andtelephone
connected, redirecting mail and
advising bodies such as theElectoral
Office and the Road Traffic
Authority of your newaddress.
Ifa solicitor hasbeendoingyòur
conveyancing, you must alsopay
legal costs. The items for whicha
solicitor can charge are fixed bya
committee, which includes a
Supreme Courtjudge. Legal costsare
based on the actual work done bythe
solicitor and the responsibility
involved in each case, not on afixed
scale. Your solicitor should beableto
give you an estimate ofwhat hisor
her charges will be. As well ascosts,
you need pay all out-of-pocket
expenses such as search fees,
certificate fees and so on.
Should you decide to use a solicitor
for conveyancing, choosecarefully.
Probably the best way to picka
solicitor is to getrecommendations
from friends.
Once you have hired a solicitor,
don't be afraid to ask for aquote,nor
to ask questions. Buying a home isa
complicated process so it is
important to ensure youunderstand
exactly what is going on.

The appropriate money and
documents will beexchanged
between the parties and their lenders
to ensure they each receive their
contract entitlement, whether this is
possessionofthe property, ofthe title
or the proceeds of the sale.
Settlement usually takes place where
the duplicate title to the property you
are buying is held.
Sometimes it suits both parties for
the purchaser to occupy the house
before settlement. The contract does
not usually set out what will happen
in this situation, so you may need to
reach an agreement with the other
party. This is usually done via letters
between the parties' solicitors. An
occupation fee will usually be paid.

IS THAT ALL THERE IS?

The short answer is no, that is not all
there is. This article has been only a
brief look at the conveyancing
process; and there are many more



fhe
Fnance

StateBank Victoria

-Page99



State BankVictoria

Our growing
afluence

ictorians are paying more for
their houses, and spendingmore on
home improvements, than ever
before.The risingstandard of
housing and level ofhouse
ownership enjoyed by Victorians
reflect our growingaffluenceduring
the last two-and-a-halfdecades.
A recent survey of 24OECD
countriesshowedVictoria's level of
home ownership was 75.1 per cent of
the state's population, compared
with 71.1l per cent nationally, and 56
per cent in othercountries.
The aftermath of theDepressionand
World War II hinderedanyreal
development in thehousing industry
until the 1960s.Since then, there
havebeengreat strides in housing
standards, thanks to the
development ofnewmaterialsand
construction methods, the
introduction ofuniformbuilding
regulations and the impact ofmany
new consumer goods for the home.
Coupled with this is ourincreased
spending power and higher social
and educational expectations, which
have concentrated more attention on
lifestyle and the type ofhouseswe
live in.
State Bank Victoria lendshundreds
of millions ofdollars forhousing
every year and is undisputed market
leader -lending around40percent
cent of the total housingfinance
supplied by major lenders in
Victoria.
StateBank Victoria, along with other
banks and financial organisations,
also lends many millions ofdollars
for home improvements.
Without doubt, buying a house is, for
many of us, the single largest
investment and financial
commitment in a lifetime.
However, many people are lost when
it comesto applying forhousing
loans.
To help youadequatelyprepare
yourself for this major step in your
life, State Bank has supplied the
following guide.
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THE GOLDENRULES
Estate agents say there are three rules
to house buying:
Position; position; position.
Bankers believe the three rules
should read:
Preparation; preparation;
preparation.
Properpreparation will help you
avoid pitfalls and disappointments
whenseekingthe money to buy your
"dream home".
WHEN TO START
Start preparing as early as possible.
Speak to your bank manager well
before you intend buying to secure a
clear idea of what is required for a
housing loan.
BUDGET
Preparinganaccuratebudget of your
monthly expensesover a year will

help you work out just howmuch
you can afford in loanrepayments,as
well as all the otherexpenses
associated with houses.
If you don't alreadyhavesavings,
you'll need to save a deposit foryour
future house purchase. Abudgetwill
help you achieve this.
Deposit requirements vary, butyou
can expect to outlay betweenfiveand
20 per cent of the cost of thehouse.
Remember! The bigger thedeposit,
the less you need borrow.
The table opposite is aguide foryour
personal budget.
• Add the monthly totals anddivide
by 50 to get a weekly amount.
• This is the amount required to
meet your knowncommitments.
• Dividing by 50 rather than52gives
you a safety margin for any
unexpected expenses.
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EeIveryone planning to buy a
house has three basic questions on
their mind:
1. Can I get a loan?
2. Ifso, how much can I borrow?
3. What will it cost?
The answer is: Arrange a meeting
with your bank manager or the loans
officer of the building society or
finance company you intend dealing
with.
At the interview, you will beassessed
on your eligibility for a loan and how
much you can borrow.
In most cases, a State Bank manager
will be able to give you ananswer on
the spot.
The response time varies according
to the organisation you are dealing
with, so you should ask at the time of
the first interview how longyou will
have to wait.
This assessmentis only an indication
of your eligibility foraloan.
On finding a house you plan to buy, a
formal loan application must be
made to the lender.
During the first interview you should
at least ask the following questions:
What are the requirements needed
for obtaining a loan?
What is the current interest rate?
How much can I borrow?
What is the term of the loan?
What are the repayments?
How are the repayments structured
–monthly orquarterly?
What are the out-of-pocket
expenses?
Are there penalties for early
repayment?
You might have your own questions
. Don't beafraid toask!

A. variety oflendersprovide
money for housing. The State Bank is
first choice with manypeople
because ofits reputation as the major
lender in this field. The State Bank
offers housing loans to anybody who
meets their basic requirements, and
to those people who already conduct
their banking with the State Bank, a
loan of less than the maximum rate
of interest will beconsidered.
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Other lenders incude the nationally
operated banks, building societies,
life assurance companies,
superannuation funds and credit
unions.
Because lending conditions and
interest rates differ between the
various institutions, you should
check before you buy.
In allcases,you will need sufficient
income to meet all your financial
commitments.

INTEREST
RATE

PER ANN

15.50

15.50

LOAN
AMOUNT

$50,000

$80,000

TERM

The State Bank will considerjoint
incomes -this point isworth
checking with yourlender.

Lt is impossible to bepreciseon
how much your repaymentswillbe,
but the following exampleswillgive
you some idea. This table isbased
on the average housing loan
supplied by the StateBank.

TERM
20 YEARS
MTHLY

$677

$1083

TERM

25 YEARS

MTHLY

$660

$1056

15 YEARS
MTHLY

$717

$1147



DateBank managers are
"Sstentlyasked the same
Astionsbycustomers applying for
ks,andsomeof the questions
hcropup regularly are:
Ttheinterest rate stay the same
irthefullterm of the loan?
usingloan interest rates are
shattochange. While they have
relativelystable in the past few
ZS,theycan, and do, go up or
tnaccordingto market forces.
lulgetGovernment assistance in
Mngmy first home?
3Thereis now a First Home

anersScheme.You will receive a
,providedthatyourincome1
lincertainset levels. Forms are
alablefrombanks and building
Ries,orfrom the Department of
USngandConstruction.s
\ereanyhidden or extra

Idersgenerally charge
Oshmentfeeto offset costs

an
atedwith processing
Atons. Forsomeloans a
Onfeemaybelevied.o e
borrower-hvermmtChargesmustbemetby

Additional Costs:Example:
(a) (6)

Purchase price
3$85,000.00 $140,000.00

Amount ofloan
$60,000.00 $90,000.00

Stamp duty on transfer
SA $1,870.00

Registration ofTransfer
os $220.00
Stamp duty onmortgage

$204.50
Registration ofmortgage

$4,900.00

$324.00

$324.50

$42.00
Solicitor's fees for conveyancingare

$42.00

paidby thebuyer.Thesecharges'
vary and should becheckedwhen
engaging a solicitor.
Further costs which should be taken
into account are:
Gas, electricity and telephone
connection.
Adjustments to council, waterand

oa
Seweragerates. 1A E t a
Furnitureremoval s
Will the bank inspect theproperty
prior topurchase?
No. Lenders do not advisebuyerson

the purchase price or condition of a
property.
Does the bank have any preference
for the type of construction of a
house, flat or homeunit?
A bank will lend for thepurchaseof
any dwelling which is habitable and
ofgenerallyacceptedbuilding
materials.
In somecases,the term of the loan
will be dictated by theage or
construction, although the State
Bank does not impose such
limitations.
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What kind of dwelling will thebank
lend for?
Any conventional house, OYO unit,
villa pair or flat.
Can I buy at auction orshould I
consider a private sale?
The bank has no preference.
However, if you arebuyingat
auction, it is very important to
establish the limit you can borrow.
Sale at auction is binding!
How longdoes it take to settle a
loan?
Settlements usually take 45-60days.
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What do I have to do once I have
signeda "contract of sale" note?
Your "contract ofsale" noteshould
include a clause making the sale
subject to finance or, more
specifically, subject to a loan of

J................. from ..
When the note has been signed,
make an appointment to see your
bankmanager or lender in order to
make a formal application for the
loan.
Ensure you promptly supply the
lender with any documentation
required to support the loan.

When do you make repaymentson
the loan?
Repayments can be madequarterly,
monthly or weekly. It dependsonthe
lender.
When am I responsible forinsuring
the property?
On signing the sale note. WI e
The State Bank offers aninsurance
scheme which covers yourhousebut
not contents, but you are notobliged
to insure with theBank.
How do I know howmuch torepay
and when?
You will be advised full detailswhen
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ianissettled about regular
Tentsincluding interest an
palcalculatedto repay the loan
*lieagreedperiod.

thelendergive a written
entand/orvaluationof

SartLoans.

Binstitutions, includingatBan
K,ffer topeoplewho

,althoughcareshould be
ensurethatthe
anlagesas well as the

e

agesoflhistyLhistype of finance areAered.

What is bridgingfinance?
It is a loan used to cover the time
between the sale ofone propertyand
thepurchaseof anotherand is
repayable in a lump sum, usuallyat
settlement and within twelve
months.
The State Bank canarrangeBridging
Finance on short notice at
competitive interestrates.
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Howcan I financerenovations,
alterations and other
improvements?

Most lenders make loans for these
purposes although the rate ofinterest
may be slightly higher than the
normal home loan. the loan could be
for a shorter period.

TheState Bank will lend for home
improvements to anyone whomeets
its basic requirements, and for those
who already bank with State Bank, a
loan at less than the maximum rate
will beconsidered.

Will I beable togetfinance ifI do
the buildingmyself?
Yes. Many borrowers, having
received the necessary council
permits, carry out alterations and
additions themselves. The loan
moneys are advanced either at
completion of the work or by
progress payments.
The lender would require some
evidenceof capability to carry out
the work and would need to be
satisfied that the borrower could
financepurchase ofmaterials to start
the project.

Is financeavailable toerectanewbuilding?
Yes. Finance is available to hiv

ylandand erect a dwelling.
The main differencebetweenalren
erected and to-be-erectedbuildine
in thearea of valuation ofthe ngsis

proposed security and thatfundso
Areusually advanced byprogress

payments duringconstruction.
It is essential that youdiscusswith
your lender allaspectsofyour
requirements before signingany
contract to buy land or for abuilder
to construct the dwelling.
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