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9.7. TENDER 2019/20 - 539 CIVIC HALL STAGE 2  - CONSTRUCTION AWARD

Division: Community Wellbeing
Director: Matthew Wilson 
Author/Position: Alison Tonkin – Manager Major Projects

PURPOSE 
 RECOMMENDATION

1. To award Contract 2019/20 - 539 - the provision of Civic Hall Stage 2 Construction 

2. The scope of this contract includes the construction of a new commercial kitchen, 
power upgrade, stage access lift and storage including external structure and roof 
repairs. 

BACKGROUND 
SE

3. The Civic Hall Stage 2 Construction works will deliver improved facilities that better 
meet the needs and requirements of touring and local hirers thereby making it a far 
more attractive venue.

4. The Civic Hall currently has no kitchen facilities and therefore faces significant hire-in 
costs and inconvenience for installing a temporary kitchen to provide catering for 
events.

5. The infrastructure of the venue further presents limitations to the range and scale of 
events able to be held at the Civic Hall. These limitations include an electrical power 
supply that limits certain types of large events and is insufficient for a commercial 
kitchen and the stage loading arrangements are inefficient and limit the scale of set 
able to be imported.

6. Several original components of the building, particularly aspects of the roof, are 
approaching end of life and represent an increasing risk of disruptions and increasing 
maintenance costs over time.

KEY MATTERS 

7. Four (4) tender submissions were received

8. The project is fully funded by the City of Ballarat in the current 2020/21 budget. 

OFFICER RECOMMENDATION
 

9. That Council:

9.1 Enter into Contract Number 2019/20 - 539 for the provision of Civic Hall Stage 2 
Construction with Colbrico Pty Ltd t/a Searle Bros Building Contractors for the 
total tendered price of $1,088,828.17 (excluding GST).

9.2 Delegate to the Chief Executive Officer authority to execute the associated 
Contract on behalf of Council
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ATTACHMENTS 

1. Governance Review [9.7.1 - 3 pages]



ALIGNMENT WITH COUNCIL VISION, COUNCIL PLAN, STRATEGIES AND POLICIES

1. The report supports the Council Plan goals of prosperity and sustainability by providing 
improved facilities to the Civic Hall precinct and enhancing our built asset.

2. The report supports the goal to attract visitors to Ballarat through the increased ability 
to facilitate events and performances at the venue.

 
COMMUNITY IMPACT

3. The completion of Stage 2 works will complete the redevelopment of the Civic Hall as 
a performance and multipurpose event venue, building on the success of the building 
restoration works completed to date.

4. Enable Civic Hall to meet the needs and requirements of touring and local, 
professional, commercial, and not for profit hires, thereby making it an attractive 
solution within the Ballarat CBD

5. Diversify the use of the hall for the benefit of the community.

CLIMATE EMERGENCY AND ENVIRONMENTAL SUSTAINABILITY IMPLICATIONS

6. This project will provide the users of the facility with a compliant kitchen, sufficient 
electrical capacity and access to the stage which will increase safety and capacity of 
the Hall to cater for the increasing demand in use.

ECONOMIC SUSTAINABILITY IMPLICATIONS

7. Approximately 40% ($439,500) of the total project value will utilise labour, materials, 
plant and equipment sourced from within the defined group of local municipalities

 
FINANCIAL IMPLICATIONS

8. The tender price of the recommended tender submission was lower than the allocated 
construction budget for these works.

9. The project is fully funded by the City of Ballarat in the current 2020/21 budget

LEGAL AND RISK CONSIDERATIONS  

10. Operational Impact - The works need to be conducted in a way that minimises the 
impact to the facility and ensures safety of all workers and the general public. Some 
level of coordination with the GovHub project team may be required to ensure safety 
to both parties are maintained.

11. Power Upgrade - Powercor has issued an Agreement for Lease between Ballarat City 
Council and Powercor for lease of land at Civic Hall for a power substation kiosk. Due 
to the term of the lease (30 years) the Lease will need to go to Council for approval 
after a period of public notification. This is subject to a separate Council Report.
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HUMAN RIGHTS CONSIDERATIONS

12. It is considered that this report does not impact on any human rights identified in the 
Charter of Human Rights and Responsibilities Act 2006.

COMMUNITY CONSULTATION AND ENGAGEMENT

13. Consultation with user groups and in particular local catering companies has been 
managed by Councils Arts and Tourism Unit.

14. User groups will continue to be consulted throughout the project construction and will 
be provided with regular updates regarding the projects progress

CONFLICTS OF INTEREST THAT HAVE ARISEN IN PREPARATION OF THE REPORT

15. Council Officers affirm that no direct or indirect interests need to be declared in relation 
to the matter of this Report.
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9.8. SALE OF LAND - 12A ALBERT STREET, SEBASTOPOL

Division: Infrastructure and Environment
Director: Bridget Wetherall 
Author/Position: Linda Skews – Property Officer 

PURPOSE 
OMMENDATION

1. This report recommends Council review its previous resolution (R379/18) and consider 
the disposal of the land known as 12A Albert Street, Sebastopol and provide 
authorisation for the Chief Executive Officer to execute documents to facilitate the sale, 
and;

2. Resolve that the sale of the subject site is conditional upon a commitment from the 
prospective purchaser that an allocation of free public parking, (numbers to meet the 
satisfaction of Council), will be retained and this commitment will be registered as a 
covenant and the title.

BACKGROUND 
SE

3. On the 12 December 2018 Council resolved to:
“Commence the process to dispose of the property located at 12A Albert St Sebastopol 
in accordance with Sections 189 & 223 of the Local Government Act 1989. 
Consider any submissions received in accordance with section 223 of the Local 
Government Act 1989 relating to the proposed disposal of the property located at 12A 
Albert Street Sebastopol.
Following compliance of the processes in accordance with Sections 189 & 223 of the 
Local Government Act 1989 delegate the Chief Executive Officer the authority to 
advertise the site for sale, negotiate the terms and conditions of the sale, and formally 
sign the contract of sale and transfer of land documents.”

4. This matter is being brought before Council to review given the time passed since the 
previous resolution. 

5. In accordance with Sections 189 and 223 of the Local Government Act 1989, public 
submissions were invited after a Notice of Intention to Sell Land was published on 2 
July 2020. No submissions were received.

6. The land was offered for sale via an Expressions of Interest (EOI) campaign through 
managing agent Ray White Ballarat.

7. The EOI campaign closed on 2 October 2020 with one (1) offer being received.

8. The offer was received from Ganache Property Pty Ltd Atf Gp Unit Trust and / or 
nominee for the purchase price of $453,570 plus GST, 5% deposit and 18 month 
settlement term.

9. Ganache Property Pty Ltd provided supporting documentation which outlines their 
intention to revitalise the area.
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KEY MATTERS 

10. The property is currently used as a car park for the surrounding businesses and is in 
a dilapidated condition.

11. Property is zoned Mixed Use Zone with an Environmental Audit Overlay.

12. Offer received: purchase price of $453,570 plus GST, 5% deposit and 18 month 
settlement term.

13. The current market value as of 24 August 2020 is $390,000.

14. Any development of the site would be subject to the approval of Council’s Planning 
Department.

15. If Councillors choose to not proceed with the sale of 12A Albert St, Sebastopol a motion 
to not proceed with the sale will be required. As the site is currently in a dilapidated 
state, if the sale does not proceed, remediation works are likely to exceed $600,000.

OFFICER RECOMMENDATION 

16. That Council:

15.1 having:

a. complied with s189 and s223 of the Local Government Act 1989; and

b. received no submissions in response to the public notice of Council’s 
intention to sell the land described as 12A Albert Street, Sebastopol 
published on 2 July 2020,

 
sell the land described as 12A Albert Street, Sebastopol:

 
c. to Ganache Property Pty Ltd the potential purchaser; and

d. for the purchase price of $453,570 plus GST conditional upon Ganache 
agreeing that by way of a registered covenant on the property title, free 
public carparking (number to meet the satisfaction of Council) will be 
retained. 

16.2 authorise the Chief Executive Officer to execute such documents as are 
necessary to give effect to this Resolution and the sale authorised by it

ATTACHMENTS 

1. Governance Review [9.8.1 - 1 page]
2. Attachment 2 - Valuation [9.8.2 - 32 pages]
3. R379/18 12 December 2018 [9.8.3 - 1 page]
4. Notice of Intention to Sell Land 2 July 2020 [9.8.4 - 1 page]
5. Supporting Documentation Proposed Purchaser [9.8.5 - 6 pages]



ALIGNMENT WITH COUNCIL VISION, COUNCIL PLAN, STRATEGIES AND POLICIES

1. The report supports the Council Plan 2017-2021 goals of prosperity and liveability by 
providing a positive economic impact and commercial development within the 
Sebastopol precinct.

COMMUNITY IMPACT

2. There are no community impacts identified for the subject of this report. 

CLIMATE EMERGENCY AND ENVIRONMENTAL SUSTAINABILITY IMPLICATIONS

3. There are no climate emergency and environmental sustainability implications 
identified for the subject of this report. 

ECONOMIC SUSTAINABILITY IMPLICATIONS

4. The proposal which has been received has been developed with a view that an 
upgrade of the amenity and precinct would offer a positive economic impact within 
Sebastopol.
 

FINANCIAL IMPLICATIONS

5. Council obtained an independent market valuation which is contained in Attachment 
2.

LEGAL AND RISK CONSIDERATIONS  

6. There are no risks to Council in selling the land.

HUMAN RIGHTS CONSIDERATIONS

7. It is considered that this report does not impact on any human rights identified in the 
Charter of Human Rights and Responsibilities Act 2006.

COMMUNITY CONSULTATION AND ENGAGEMENT

8. A public consultation process was conducted from 2 July 2020 to 29 July 2020. No 
Public submissions were received.  

CONFLICTS OF INTEREST THAT HAVE ARISEN IN PREPARATION OF THE REPORT

9. No Council Officers who have provided advice in relation to this report have a conflict 
of interest regarding the matter.
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9.9. PROPOSED SALE 14 & 16 BOAK AVENUE, MOUNT HELEN

Division: Infrastructure and Environment
Director: Bridget Wetherall 
Author/Position: Linda Skewes – Property Officer 

PURPOSE 

1. This report recommends Council review and consider the disposal of the land known 
as 14 Boak Avenue and 16 Boak Avenue, Mount Helen, with consideration to 
submissions received in relation to Planning Application PLP/2020/348.

2. This land was considered surplus by Council (R464/17) in 2017 but given the delay in 
the disposal process being completed and several objections to the site being received 
following a planning application process, it is recommended that Council again 
consider its decision.

Council may wish to take the opportunity to defer the progression of the sale to 
undertake further consultation with the community and consider the cost implications 
should it wish to retain the site and refit for purpose of alternate use. These costs will 
not be available until the proposed future use, if any, is determined.

BACKGROUND 
SE

3. 16 Boak Avenue was previously the Mount Helen Preschool operated by Eureka 
Community Kinder Association which closed at the end of 2016 due to the operation 
of the preschool being no longer financially viable.

4. 14 Boak Avenue was an access point to the facility and used as a car park/driveway 
for the preschool.

5. This property has remained vacant since the end of 2016.

6. On the 13 December 2017 Council resolved to commence and satisfy statutory 
process to dispose of the land known as 14 Boak Avenue, Mount Helen being Reserve 
1 on Plan of Subdivision 326983M, and 16 Boak Avenue, Mount Helen being Lot 1 on 
Plan of Subdivision 128750, and to provide a further report to Council post the 
exhibition period to deal with any submission raised through this process (R464/17).

7. On the 17 May 2018 a Notice of Intention to Sell Land was published. No submissions 
were received.

8. In order to dispose of 14 Boak Avenue, Mount Helen, prior to publishing another Notice 
of Intention to Sell Land due to the time that has lapsed, Officers are seeking further 
commitment from Council to proceed with the statutory requirements to dispose of the 
land deemed as potentially surplus.

9. Council is required to remove the status of Reserve 1 on Plan of Subdivision 326983M 
prior to disposal of the land. 

10. A Planning Application PLP/202/348 was submitted by Beveridge Williams on behalf 
of the City of Ballarat to remove the reservation from Reserve 1 on Plan of Subdivision 
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326983M and to consolidate the land with Lot 1 on Plan of Subdivision 128750 which 
is freehold land that is owned by Ballarat City Council.

11. The planning application was also lodged to remove the drainage easement E-5 from 
the reserve which would become redundant if the parcels were consolidated.

12. Advertising for Planning Application PLP/2020/348 has been completed and 18 
submissions received.

KEY MATTERS 

13. Although no submissions were received at the time of advertising Council’s intention 
to sell, 18 submissions have been received relevant to the Planning Application 
PLP/2020/348 objecting to the application.

14. The grounds for the objections include that the site should remain for community use 
as a park, community garden, community facility and that the community should be 
consulted on its future use. (Attachment 2).

15. Councils Planning Department recommend that the current application be withdrawn, 
and further consideration be given to the reserve status.

16. The general condition of the building is failing such that the long-term future should be 
considered with any remedial works (Attachment 3).

17. If Council resolve to rescind the previous resolution (R464/17) the land will remain 
unoccupied with a building in poor condition which will further deteriorate without 
further funds being committed to it.

18. If Council wishes to continue with the disposal of the surplus land, an expression of 
interest campaign could be directed at childcare organisations or other community-
based entities.

OFFICER RECOMMENDATION 

19. That Council:

19.1 Accept this report and in accordance with resolution R464/17 of December 2017 
continues the process to dispose of the property known as 14 and 16 Boak 
Avenue, Mount Helen with the Chief Executive Officer having delegated 
authority to finalise the sale including the signing of the Contract of Sale; 

or

19.2 Defer the progression of the sale until further community consultation is 
undertaken, and then reconsider if the site is to be retained and consider the 
ongoing whole of life cost implications of any proposed future use of the 
subject site.
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ATTACHMENTS 

1. Governance Review [9.9.1 - 2 pages]
2. Attachment 2 Planning Application PLP/2020/348 Objections [9.9.2 - 20 pages]
3. Attachment 3 Building Report dated 2012 [9.9.3 - 3 pages]
4. Attachment 4 Valuation 14 Boak Avenue, Mount Helen [9.9.4 - 35 pages]
5. Attachment 5 Valuation 16 Boak Avenue, Mount Helen [9.9.5 - 37 pages]
6. Council Resolution (R464/17) Dated 13 December 2017 [9.9.6 - 1 page]
7. Council Meeting Dated 13 December 2017 [9.9.7 - 15 pages]
8. Notice of Intention to Sell Land 17 May 2018 [9.9.8 - 1 page]



ALIGNMENT WITH COUNCIL VISION, COUNCIL PLAN, STRATEGIES AND POLICIES

1. The report supports the Council Plan 2017-2021 goals of prosperity and liveability by 
providing a positive economic outcome.

COMMUNITY IMPACT

2. Although the initial consultation to dispose of the site resulted in no submissions for or 
against the sale, the further planning process to remove the reserve status resulted in 
objections being received requesting that Council reconsider its intention and consider 
retaining the site for community use, or endeavour to ensure a prospective purchaser 
will develop the site and provide for a kindergarten, community centre, community 
garden etc.

3. There is a common theme within the objections that should the site be disposed of and 
result in a unit development it is perceived that this will have a detrimental impact on 
the amenity of the precinct. These matters are to be considered by Council as part of 
the planning process and not specific to the disposal consideration.

4. The disposal of surplus assets will provide Council with unbudgeted income to further 
enhance the municipality if it allocates funds to this area.

CLIMATE EMERGENCY AND ENVIRONMENTAL SUSTAINABILITY IMPLICATIONS

5. There are no climate emergency and environmental sustainability implications 
identified for the subject of this report.

ECONOMIC SUSTAINABILITY IMPLICATIONS

6. The economic sustainability implication is that should Council resolve to not proceed 
with the sale this property will require significant maintenance works and with no future 
use proposed, will add to the number of buildings which Council is maintaining which 
do not perform to provide an income stream nor community benefit without significant 
investment.

FINANCIAL IMPLICATIONS

7. Council obtained an independent market valuation on both properties which are 
contained in Attachments 4 and 5. Council does maintain a reserve for the allocation 
of proceeds from asset disposal, although this has not been budgeted as income for 
the 20/21 budget given the complexities associated with the process of disposing of 
assets making it difficult to forecast the completion date of the transaction.

LEGAL AND RISK CONSIDERATIONS  

8. There are no risks to Council disposing of this land and the land has been deemed as 
surplus to Council’s requirements and the correct process has been complied with in 
accordance with all legislation.

HUMAN RIGHTS CONSIDERATIONS
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9. It is considered that this report does not impact on any human rights identified in the 
Charter of Human Rights and Responsibilities Act 2006.

COMMUNITY CONSULTATION AND ENGAGEMENT

10. A public consultation process was conducted on 17 May 2018. No public submissions 
were received. Further community consultation will be undertaken in accordance with 
Section 223 of the Local Government Act 1989. 

CONFLICTS OF INTEREST THAT HAVE ARISEN IN PREPARATION OF THE REPORT

11. No Council Officers who have provided advice in relation to this report have a conflict 
of interest regarding the matter.
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Friday, 18 September 2020 2:50 PM
To: Planning Records
Subject: FW: PLANNING APPLICATION PLP/2020/348 – 14 – 16 BOAK AVENUE MOUNT HELEN

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Ashleigh Bell <ashleigh.renee.bell@gmail.com>  
Sent: Friday, 18 September 2020 1:55 PM 
To: Info@Ballarat.vic.gov.au 
Subject: PLANNING APPLICATION PLP/2020/348 – 14 – 16 BOAK AVENUE MOUNT HELEN 
 
To whom it may concern, 
 
I would like to submit an objection to the permit advertised to combine these 2 titles and also remove the reserve 
status from number 14.  
 
The Council has previously expressed interest in selling this land which concerns me as a resident. This would open 
this space up for developers to build high density living complexes similar to what has been proposed for the corner 
of Eddy Ave and Boak Ave.  
 
Mount Helen has a unique tranquil feel with large blocks and so many beautiful significant trees some of which 
reside on this land. These trees would be at risk of being removed should any major developments get approved for 
this site in future.  
 
Mount Helen is such a family friendly neighborhood. Since we purchased our house almost 6 years ago now, we 
have seen the residents go from the original home owners who built the houses to many new young families moving 
into the area. It would be great to see this space utilised for something which could benefit the whole community, 
maybe a new park for children with some bike tracks as the area is rather hilly so its hard for small children to ride 
their bikes, as well without any footpaths it makes it a challenge for parents to feel comfortable with them using 
their bikes. A community garden space could be incorporated to promote the health and wellbeing of our residents.  
 
2020 has been such a challenging year for so many families and we will all be feeling the financial impacts of the 
covid19 pandemic for many years to come as well as the effect this has had to so many people's mental health and 
wellbeing.   
 
Having a real space for our community would help and benefit so many people during the covid19 recovery and it 
would open up a space for residents to meet their neighbors and build that strong sense of community support in 
the area.  
 
I strongly urge the council to reconsider his application and to please take a moment to consider the neighborhood 
character of Mount Helen. With so much development and housing estates being built in Ballarat, Mount Helen is 
such a unique space and the residents who purchase homes here purchased them to have the open spaces and 
natural vegetation and wildlife at our door step.  
 
Regards  
Ashleigh Hughes 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Thursday, 17 September 2020 4:57 PM
To: Planning Records
Subject: FW: Objection to application for permit PLP/2020/348
Attachments: Mount Helen Pre School area 2.jpg

 
 

From: Darryl Trewin <trustyjanet@hotmail.com>  
Sent: Thursday, 17 September 2020 4:51 PM 
To: Info@Ballarat.vic.gov.au 
Subject: Objection to application for permit PLP/2020/348 
 

To Whom it may concern at Ballarat City Council, 
I strongly object to this proposal as requested above at 14 Boak Avenue Mt.Helen. The Pre‐School or 
Kindergarten should be renovated or rebuilt and offered to Mt.Helen parents instead of having to pay 
extraordinary high payments to the Queensland owned company "Good Start Learning' for children in 
Mt.Helen. Local or State government could pay for such a facility to be activated for families in Mt.Helen 
residential area. Also, we need additional playground space for families with swings, slides, safe climbing 
wall for children etc., and even public toilets properly maintained by council. Other possibilities could 
encompass a "Men's Shed' without having to travel to Buninyong. Retaining the area as a leafy 'suburb' of 
Ballarat by leaving the very well‐established cypress trees [see attachment] exactly where they are, rather 
than jamming in further houses or units in an already built up area. Trees and shrubs actually assist in 
maintaining clean air. 
Yours Sincerely, 
Darryl Trewin 
4 Shire Avenue, 
Mt.Helen, 3350 
Ph: 0427359400 
 
P.S. From what I can ascertain the permit for the proposal is PLP/2020/348 
Other information re this area of land is as follows: Reserve No. 1 of PS326983M 
P.P.S. Please advise me asap if I have not clearly indicated the area of land in 14 Boak Avenue to which I am 
objecting to. i.e. I am objecting to the merging of Removal of reserve status of Reserve No. 1 of PS326983M, 
removal of drainage easement E-5 from the reserve and consolidate the land with Lot 1 of LP128750G 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Friday, 18 September 2020 2:50 PM
To: Planning Records
Subject: FW: Objection to PLANNING APPLICATION PLP/2020/348 (14 - 16 Boak Avenue, Mount Helen)

 
 

From: gareth@romork.net <gareth@romork.net>  
Sent: Friday, 18 September 2020 2:11 PM 
To: Info@Ballarat.vic.gov.au 
Cc: gareth@romork.net 
Subject: Objection to PLANNING APPLICATION PLP/2020/348 (14 ‐ 16 Boak Avenue, Mount Helen) 
 
Good Afternoon, 
 
I would like to formally oppose the current planning application PLP/2020/348, including the application to remove 
the reserve status from 14 Boak Avenue Mount Helen and to combine this block with 16 Boak Avenue and remove. 
 
Whilst I recognise that the council has proposed that these blocks are surplus to council requirements and therefore 
have potential to sell, that proposal does not recognise the value of this land and the use outside of a land sale 
potential.  
 
It would appears that the application under Section 24 of the Subdivision Act does not take into account the current 
land use and value from that use. Whilst Section 24 allows for the removal of reserve status where the original use is 
no longer in operation, the land located at 14 Boak Avenue is still in active use by a number of members of the 
community for recreational activities and thus continues to be used as a reserve. It is recognised that whilst the 
recent formal use of the reserve status as a car park for the pre‐school ceased with the closure of the pre‐school in 
2016, the use of the site as a recreation reserve for a number of activities including young families teaching children 
bike riding in a safe environment as well as being used as an active play space warrants the retention of this block as 
a reserve. 
 
As part of the application the proposal identifies that the drainage easement E‐5 appears to have been created as a 
section point of discharge for the lot on 14 Boak Avenue and I cannot comment on the purpose of such creation, the 
real observed usage of that easement during the recent years preceding the closure of the pre‐school did not 
indicate that this was a common usage of the easement, rather was for access to the rear lot comprising 16 Boak 
Avenue.  
 
Further to this, the current application does not clearly identify how the removal of the easement of this drainage 
easement will preserve and ensure the protection of the 3 significant large trees that border these two lots. These 
tress are historically significant to the area having reportedly been planted by one of the original occupants of the 
area and they provide a key wind break and protection within the neighbouring properties.  
 
Based on the application to combine these blocks it would indicate that this would result in the larger block being 
offered for sale for development of a block of 2.502 m2. This indicates an intention for development as high density 
housing or similar. Given that the surrounding lots listed in the plan peak at 1099 m2 (outside of the lot designated 
as Good Start Early Learning Centre) and the majority of lots averaging around 800 m2, the release of a block of such 
in congruous to the character of the area. Within the development proposal for 2 Eddy Avenue nearby, the council 
put forward a position that high density development was incongruous to the area and that they would work with 
the community to better define the development guidelines for this area to ensure that any future applications 
were in keeping with and sympathetic to the current character of the area. To my knowledge this work has not been 
completed, and based on the currently open ‘Ballarat Neighbourhood Character Study’ survey by the City of Ballarat 
the indication is that this work for the greater Ballarat area is not complete and such significant changes to land use 
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and size before the completion of this work may be premature. (I recognise that there is no building permit 
application for the lots as yet however want to ensure the current application is reviewed with consideration to the 
most likely outcome for the lots). 
 
Rather than the current application advertised I believe that the community would benefit from a collaborative 
consultation with the council on retaining this space for the community. Potential alternatives to the current 
proposal may include the re‐invigoration of the site as a pre‐school, development of community playground, 
community garden, neighbourhood house or other use as an asset for the community. Whilst the reported closure 
of the pre‐school was due to declining enrolments there has been a shift in the local demographics with increasing 
number of young families within the area a review of demand for such a service may indicate viability to return to 
the previous use as a pre‐school.  
 
There is already community use of the area and an enhancement to the amenities would provide further use and 
value. There has been strong research that indicates that communities that are involved, active and know each 
other have increased levels of resilience which ensures they are better able to respond to and recover from 
disasters and adverse events. Given we are currently within a pandemic, and subject to lockdown restrictions, a 
community space within this area provides a space for the community to be active, interact and build relationships 
to enable support. In turn this research indicates that there is a strong investment payback associated in terms of 
improved mental health and associated health care costs.  
 
Whilst it is difficult within the current restrictions to canvas the local community for their thoughts, there is 
indicative support for an assessment to retain these lots as a community asset. In addition, due to the current 
restrictions which are only easing in the last 24 hours, there is a strong likelihood that the current application 
advertised on site may not be seen by the local residents, and thus may prevent the full range of feedback on said 
application. 
 
I urge the council to withdraw this application and instead commit to a collaborative review of the use of these sites 
and how council and community can work together to improve the community value of these lots.  
 
Please note I have submitted this via email as I have received an error message when trying to use eservices it 
advises my account is inactive or disabled and have requested this be amended. 
 
Regards, 
Gareth Smith. 
Ph: 0428 427 384 
E: gareth@romork.net 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Friday, 18 September 2020 11:31 AM
To: Planning Records
Subject: FW: Planning Application PLP/2020/348 – 14 – 16 Boak Avenue Mount Helen

 
 
From: Kim K <thekugeles@gmail.com>  
Sent: Friday, 18 September 2020 11:28 AM 
To: Info@Ballarat.vic.gov.au 
Subject: Re: Planning Application PLP/2020/348 – 14 – 16 Boak Avenue Mount Helen 
 

Re: Planning Application PLP/2020/348 – 14 – 16 Boak Avenue Mount Helen 
 
 
As a resident of 13 Boak avenue I would like to submit an objection to the current permit application to remove 
the reserve status and combine these blocks. 
 
 
The Mount Helen area is well established as a low density residential area combined with reserves and green 
spaces which is what has attracted our family to the area. Loss of such space detracts from the very reasons 
that people chose this area. 
 
 
Whilst I acknowledge that the council had identified these blocks as potentially surplus in 2017 and proposed a 
potential future sale of the blocks, there have been changes within the area which would warrant a review of the 
value and potential use for the site.  Any proposed sale of a combined block of this size would indicate a 
predisposition to high density development which I believe does not fit the neighbourhood character. In addition, 
this would also add significant pressure to the traffic in the area, particularly given the distance to shops and the 
current public transport services available, also there are no footpaths through the area which is why we cross 
the road directly and then make our way down to the walking track along Geelong rd., an increase in traffic 
volume that would come with a high density development which the combination of these two blocks would lend 
itself to I believe could make it less safe to cross the road to a safe space to make our way to the walking track. 
 
 
Given the changing profile of the resident profile, seeing an increase in young families within the area I believe 
there is other value that can be gathered from these sites rather than a once-off land sale value. 
 
 
Our family currently use the reserve space from kids learning to ride bikes, kick a ball and carpark for visitors to 
other residents to ensure the street is vacant for traffic, and with the absence of a footpath the space has been 
invaluable in teaching our children to learn to ride bikes. As an alternate proposal, I would ask the council 
consider working with the residents in this area to develop these sites into an enhanced community space that 
may include a community garden, play spaces. 
 
 kind regards, 

Kim and Steven Kugele 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Wednesday, 9 September 2020 2:16 PM
To: Planning Records
Subject: FW: Objection for planning permit

Follow Up Flag: Follow up
Flag Status: Completed

Categories: Emily

 
 
From: Shannon <oshea.shannon@gmail.com>  
Sent: Wednesday, 9 September 2020 2:05 PM 
To: Info@Ballarat.vic.gov.au 
Subject: Objection for planning permit 
 
To: Statutory Planning Department 
 
To whom it may concern, 
 
I am writing to strongly object the 'Application for Planning Permit' proposed for 14‐16 Boak Avenue Mount Helen 
Victoria 3350. 
 
I am a home‐owner of 18 Boak Avenue (right next door), so I strongly object to this for several reasons.  
 
Firstly, as I am extremely concerned that if the plans were approved, it could result in a block of units or town‐house 
development that would look most unattractive, take away the nice views and birds that we have and attract new 
people to the area. We enjoy living in this quiet family residential area where most people own their homes.  
 
It is more than likely that these proposed plans would also result in the home owners who are happy where they are 
and have lived for many years, to want to sell their homes to get away from this ‐ plus it would no doubt devalue the 
what surrounding homes would be worth if home‐owners in this street were to try and sell. We did not buy in this 
area for this to happen! 
 
In addition to this, I am very concerned that any future development on the proposed site, could mean the 
destruction of the lovely trees that have been planted there. There are possibly heritage issues here with regards to 
the trees on this land. My family and others would no longer be able to use this lovely community space to do things 
like kick the ball and run around. 
 
 
Yours sincerely 
 
Shannon O'Shea 
18 Boak Avenue Mount Helen Vic 3350 
ph: 0408343228 
oshea.shannon@gmail.com 
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PLP/2020/348        11/9/2020 

 

Objection raised over planning grounds.  

Concerns over high density development. 

In support of the site maintaining its reserve status and to be considered for playground/community 

garden. 

Surname: FITTER 

Given Names: Carrie 

Address Line 1: 103 Boak Avenue 

Suburb: Mount Helen 

State Code: VIC 

Postcode: 3350 

Email Address: Carriemac@y7mail.com 
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September 16th, 2020 

Objection Application number PLP/2020/348 

Ballarat City Council, 

We wish to object the planning permit for the removal of reserve status of Reserve No. 1 of PS326983M, 

removal of drainage easement E-5 from the reserve and consolidation of the land with Lot 1 of LP128750G 

The plan of subdivision identified reserve no. 1 as an open space for residents within the immediate 
area surrounding the reserve and beyond. Since the closure of the Mt Helen Preschool in 2016, the 
reserve has remained a valuable asset to the community it services and needs to be maintained as a 
reserve for community use.  

There are no reserves in Mount Helen accessible by footpath. The Boak Avenue reserve is within 
close proximity to public transport and a major walking track along Main Road. This reserve serves as 
a valuable if not untapped asset for the Mt Helen community due to it’s proximity to public transport 
and the local shopping complex.  

Council has a responsibility to its community to explore more meaningfully activation of the reserve to 
allow it to best serve residents in the area. Mt Helen has a much lower number of public reserves and 
play spaces than many other suburbs in the City of Ballarat. The 2017 City of Ballarat Playspace 
Strategy identified that Mt Helen only has two neighbourhood level play spaces and no local level play 
spaces.  

The City of Ballarat 2008 Open Space Strategy shows that the Mt Helen community to the west of 
Geelong Road has access to only three reserves that are able to be used by the community for any 
meaningful recreation activity. There is a lack of diversity across these sites and this highlights the 
need to consider the reserve in question as an option to offer a more diverse recreation space for the 
community.   

This reserve presents a unique opportunity for the council alongside the community to co-design a 
space that embraces the natural environment that make Mt Helen so special and unique. The City of 
Ballarat also needs to ensure that assets such as this reserve are not lost to the many families and 
young people that live within the suburb.  

The loss of the kindergarten has increased the need for young families to have accessible space for 
outdoor activities for children within the Mount Helen community. Given this loss, the reserve should 
be regenerated as a community asset. Options that should be considered include; 

• A community garden 

• Accessible play space  

• Sensory garden and play area 

• Community picnic areas, seating and lawn 

• Social sport and active recreation space 

The reserve would provide an opportunity for residents with little or no back garden to have access to 
vital recreation and open community space. A recent decision by council will see a number of new 
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residents reside at 2 Eddy Avenue PLP/2017/308 where there will be construction of 10 dwellings and 

underground carpark. These residents have no yard and this reserve will be valuable for them and the many 
other residents in the area. 

Examples of successful community gardens within Ballarat demonstrate community capacity building, 
linkages with neighbours (reduction of social isolation), partnerships with local businesses and 
organisations in the vicinity (Krooze In Cafe, Jete Dance Studio, IBM, Technology Park, Federation 
University, CFA) with the opportunity for produce swapping, seed sharing/saving among other 
community led initiatives. 

We look forward to working with the City of Ballarat to regenerate this reserve to achieve its full 
potential as an even more engaging and vibrant asset for the Mt Helen community  

Sincerely, 

 
Michael and Kate Flynn 
 
Michael.flynn85@gmail.com 
Mobile: 0400 886 820 
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Objection to Planning Permit 

It is believed that the removal of the reserve status and emerging of two blocks in 
unnecessary. It is also believed to provide no benefit.  

Surname: Crossley 

Given Names: Kevin Henry & Carole Lorraine 

Address Line 1: 7 Boak Ave 

Address Line 2: Mt Helen 

Suburb: Ballarat 

State Code: VIC 

Postcode: 3350 

Email Address: carole_crossley@hotmail.com 

Date Received : 17/9/2020 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Monday, 21 September 2020 8:58 AM
To: Planning Records
Subject: FW: Objection to PLANNING APPLICATION PLP/2020/348 - 14 - 16 BOAK AVENUE MOUNT 

HELEN

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: Emily

 
 
From: Drew Smith <drewsmith1306@gmail.com>  
Sent: Saturday, 19 September 2020 9:05 PM 
To: Info@Ballarat.vic.gov.au 
Subject: Objection to PLANNING APPLICATION PLP/2020/348 ‐ 14 ‐ 16 BOAK AVENUE MOUNT HELEN 
 
I am writing to formally object to the proposed plan for 14 & 16 Boak Avenue under PLP/2020/348 

This plan is to amalgamate the two blocks and remove the reserve status of lot 14. Given the decision had been 

made to potentially sell this land as it was classified as “surplus” I am concerned that this would be attractive to a 

plan of high‐density development which would not suit the aesthetic or amenity of the area, given the large block 

size that would result from this application. 

Another concern is that the removal of the reserve status is unwarranted as the space is still frequently used by 

residents of the area as it is one of only a few reserve spaces in the area that can be used for recreation and other 

activities in the area. 

As this decision has made partly due  to the closure of the preschool formerly on the site which means that a section 

of the space in this plan has been in a state of disuse since then, it would be ideal instead to see these two blocks 

retained for the community as a community space. 

The proposed plan of removal of reserve status and the  merging of the two blocks also raises the concern for the 

possible removal of the trees at these sites, which all 4 of have roots that extend out, potentially underneath many 

of the surrounding properties and the impacts of the removal of these are not readily apparent. Any works 

impacting or to remove these trees would be detrimental to the community given their local historical significance. 

As these trees would no longer be protected under the reserve status it is of great source of concern for what would 

happen to them in the future and the application does not identify any potential impacts to the trees resulting from 

the proposed removal of the drainage easement. 

Furthermore, the site is subject to an environmental significance overlay (42.01) but does not address what, if any, 

impacts the proposed application would have on this.  

Kind Regards, 

Drew Smith  

0435441306 
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Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Monday, 21 September 2020 8:58 AM
To: Planning Records
Subject: FW: Objection to Planning Proposal PLP/2020/348

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: Emily

 
 
From: Rhys Smith <rhyssmith744@gmail.com>  
Sent: Saturday, 19 September 2020 9:05 PM 
To: Info@Ballarat.vic.gov.au 
Subject: Objection to Planning Proposal PLP/2020/348 
 
As a resident close to both 14 and 16 Boak Avenue, I would like to formally object to planning application 

PLP/2020/348. The proposal to remove the reserve status of 14 Boak Avenue and the combination of it with 16 Boak 

Avenue fails to recognise the potential use of this land as a community space, or protect the notable trees on the 

block.  

 I am concerned that the larger block size would make the area likely for development into high density 

development, which is uncharacteristic to the rest of the area. The council currently has an open consultation in 

place with the ‘Ballarat Neighbourhood Character Study’ and it would be desirable for the results of this to also be 

available prior to any decision being made in relation to this area. It was positive to see the fencing off of the corner 

of Geelong Road and Eddy Avenue and would be desirable to maintain the blocks of 14 and 16 Boak Avenue in a 

similar fashion.  

The Mount Helen area is a rapidly growing community. Particularly, more families with young children are moving to 

the area. This provides a new opportunity to use this land for a more community minded space, to support the 

current and continued growth. In addition, the scheduled developments on Eddy Avenue will provide increase the 

number of families in the community, increasing the need for such a space.   

Possible uses of this land for the benefit of the community could include a playground, garden or recreational space. 

Current circumstances (including restrictions necessitated by the COVID pandemic) have restricted the community’s 

ability to see the on‐site posted information about proposal PLP/2020/348, and as such it is unlikely that a 

significant portion of nearby residents are aware of the proposal.  

I encourage the council to work with the community in determining an alternate plan for the land, to best fit the 

needs of the residents and the area.  

 

Regards, 

Rhys Smith 

0434 090 704 
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PLP/2020/348        11/9/2020 

 

I would like to submit an appeal against granting this application. I am concerned about removal of 

trees. Mt Helen has lost many trees integral to the character of the suburb. The land indicated would 

be better used for community amenity purposes. 

  

Surname: McKindley-Hodge 

Given Names: Judith 

Address Line 1: 214 Boak Avenue 

Suburb: MT HELEN 

State Code: VIC 

Postcode: 3350 

Email Address: maemcts@gmail.com 
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Re: Planning Application PLP/2020/348 14-16 Boak Avenue, Mount Helen, 

 

I wish to respond to plans to remove the reserve status of 14 Boak Avenue and merge it with 16 
Boak Avenue. One can presume that the blocks are being merged in order for the council to on sell 
them. Mount Helen has seen a large influx recently of young families buying into the area. In my 
street alone we have four young families buy into the area in the last twelve months, three of which 
have children under two years of age. Since the kinder was closed, we now no longer have any 
council run community buildings or services in our immediate area with the exception of a couple of 
playgrounds. There are no maternal and child health facilities, meeting rooms for community groups 
such as senior citizens or playgroups or kindergartens. Sporting facilities are catered for by the local 
University but these are run at a significant cost to its patrons.  Two privately run childcare facilities 
in the area indicate that there is a demonstrated need for more facilities to cater for young families. 

 An area such as this could be used for so many community based activities such as a community 
garden, Dog park etc. The building itself repurposed for community based group activities.  

Merging of the blocks would presumably lead to plans for subdivisions , more high density housing 
with no actual community facilities to cater for the needs of the growing and changing demographic.  

I strongly believe the long term benefit to the community of this asset were it to be utilised to its full 
potential would far outweigh the short term financial benefit to council.  

Thankyou for your time 

Deb Parkinson 
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From: Info@Ballarat.vic.gov.au
To: Planning Records
Subject: FW: Planning Application PLP/2020/348 14-16 Boak Avenue Mount Helen
Date: Monday, 14 September 2020 11:43:23 AM

-----Original Message-----
From: Esme Gibson <jegibson@fastmail.fm>
Sent: Monday, 14 September 2020 11:40 AM
To: Info@Ballarat.vic.gov.au
Subject: Planning Application PLP/2020/348 14-16 Boak Avenue Mount Helen

Planning Application PLPl2020/348.  14 – 16 Boak Avenue Mount Helen.

As a resident of Ashley Grove, Mount Helen, I would like to submit an objection to any development of the
land comprising the above.
The Mount Helen area is already fully established as a pleasant living space; and has a full complement of
residents and dwellings at the present time. While we realise that Council have found the land in question to be
potentially surplus, and recognise the need to extract value from it, we would much prefer to see the land used
for some community purpose. This might take the form of recreation space, playground, etc; such a space would
be well used as there are more and more families with younger children coming into the Mount Helen area.
In this regard, it was pleasing to see the recent fencing off of the land on the corner of Boak Avenue and
Geelong Road; this has provided – and preserved - a space that enhances the area, and the local businesses that
stand adjacent.
It would be good to see this green space extended in some form to Blocks 14 and 16 nearby.

It would be most unfortunate if the two amalgamated blocks were used for more housing development, given
that a large area of land at the eastern end of Mandingo Drive, formerly Yarana Drive Park, is presently being
developed for that purpose. This will add further traffic to the local road network, which is already at – or over-
its capacity.
We are also awaiting, with trepidation, the result of the application to construct units on the corner of Boak and
Eddy Avenues, which has been expected for some time, and will no doubt add further traffic problems at the
intersection with Geelong Road, if carried through.

John Gibson.

--
  John Gibson
  jegibson@fastmail.fm
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Objection to Planning Permit      
  
I am opposed to the reserve status being removed from this site as a lost of family and the 
community use this for recreational use. I would support more of a community approach to 
the use of this land such as a community center, 

  

Surname: Barton 

Given Names: Simon 

Address Line 1: 118 Yarana Drive 

Address Line 2: Mt Helen 

Suburb: Ballarat 

State Code: VIC 

Postcode: 3350 

Email Address: copter99@hotmail.com 

 

Date Received : 14/9/2020 
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1

Emily Krutop

From: Info@Ballarat.vic.gov.au
Sent: Monday, 21 September 2020 8:26 AM
To: Planning Records
Subject: FW: Planning Application Objection: APLICATION PLP/2020/348  for 14 - 16 Boak Avenue, Mount 

Helen

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: Emily

 
 

From: cassia@romork.net <cassia@romork.net>  
Sent: Friday, 18 September 2020 6:18 PM 
To: Info@Ballarat.vic.gov.au 
Subject: Planning Application Objection: APLICATION PLP/2020/348 for 14 ‐ 16 Boak Avenue, Mount Helen 
 

Good Evening, 

I would like to formally oppose the current planning application PLP/2020/348, including the 
application to remove the reserve status from 14 Boak Avenue Mount Helen and to combine this block 
with 16 Boak Avenue. 

Whilst I recognise that the council has proposed that these blocks are surplus to council requirements 
and therefore have potential to sell, that proposal does not recognise the value of this land and the 
use outside of a land sale potential. 

It would appears that the application under Section 24 of the Subdivision Act does not take into 
account the current land use and value from that use. Whilst Section 24 allows for the removal of 
reserve status where the original use is no longer in operation, the land located at 14 Boak Avenue is 
still in active use by a number of members of the community for recreational activities and thus 
continues to be used as a reserve. It is recognised that whilst the recent formal use of the reserve 
status as a car park for the pre-school ceased with the closure of the pre-school in 2016, the use of 
the site as a recreation reserve for a number of activities including young families teaching children 
bike riding in a safe environment as well as being used as an active play space warrants the retention 
of this block as a reserve. 

As part of the application the proposal identifies that the drainage easement E-5 appears to have been 
created as a section point of discharge for the lot on 14 Boak Avenue and I cannot comment on the 
purpose of such creation, the real observed usage of that easement during the recent years preceding 
the closure of the pre-school did not indicate that this was a common usage of the easement, rather 
was for access to the rear lot comprising 16 Boak Avenue. 

Further to this, the current application does not clearly identify how the removal of the easement of 
this drainage easement will preserve and ensure the protection of the 3 significant large trees that 
border these two lots. These trees are historically significant to the area having reportedly been 
planted by one of the original occupants of the area and they provide a key wind break and protection 
within the neighbouring properties. 

Based on the application to combine these blocks it would indicate that this would result in the larger 
block being offered for sale for development of a block of 2.502 m2. This indicates an intention for 
development as high density housing or similar. Given that the surrounding lots listed in the plan peak 
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at 1099 m2 (outside of the lot designated as Good Start Early Learning Centre) and the majority of 
lots averaging around 800 m2, the release of a block of such would be incongruous to the character of 
the area. Within the development proposal for 2 Eddy Avenue nearby, the council put forward a 
position that high density development was incongruous to the area and that they would work with the 
community to better define the development guidelines for this area to ensure that any future 
applications were in keeping with and sympathetic to the current character of the area. To my 
knowledge this work has not been completed, and based on the currently open ‘Ballarat 
Neighbourhood Character Study’ survey by the City of Ballarat the indication is that this work for the 
greater Ballarat area is not complete and such significant changes to land use and size before the 
completion of this work may be premature. 

Rather than the current application advertised I believe that the community would benefit from a 
collaborative consultation with the council on retaining this space for the community. Potential 
alternatives to the current proposal may include the re-invigoration of the site as a pre-school, 
development of community playground, community garden, neighbourhood house or other use as an 
asset for the community. Whilst the reported closure of the pre-school was due to declining 
enrolments there has been a shift in the local demographics with increasing number of young families 
within the area a review of demand for such a service may indicate viability to return to the previous 
use as a pre-school. Despite an expanding population, Mount Helen is lacking in community amenities, 
and residents are forced to travel elsewhere to access their needs. Reinvigorating this as a community 
asset would also benefit neighbouring suburbs. 

There is already community use of the area and an enhancement to the amenities would provide 
further use and value. There has been strong research that indicates that communities that are 
involved, active and know each other have increased levels of resilience which ensures they are better 
able to respond to and recover from disasters and adverse events. Given we are currently within a 
pandemic, and subject to lockdown restrictions, a community space within this area provides a space 
for the community to be active, interact and build relationships to enable support. In turn this research 
indicates that there is a strong investment payback associated in terms of improved mental health and 
associated health care costs. 

Whilst it is difficult within the current Covid -19 restrictions to canvas the local community for their 
thoughts, there is indicative support for an assessment to retain these lots as a community asset. In 
addition, due to the current restrictions which are only easing in the last 24 hours, there is a strong 
likelihood that the current application advertised on site may not be seen by the local residents, and 
thus may prevent the full range of feedback on said application. 

I urge the council to withdraw this application and instead commit to a collaborative review of the use 
of these sites and how council and community can work together to improve the community value of 
these lots. 

Regards, 

Cassia Drever-Smith.  

Contact: 0408 775 29 
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Objection to Planning Permit      
  
We believe this area should remain a reserve and be used for community purposes such as 
a community garden. 

  

Surname: Fisher 

Given Names: Ryan David and Rebekah Jayne 

Address Line 1: 10 Ashley Grove 

Suburb: Mount Helen 

State Code: vic 

Postcode: 3350 

Email Address: rebekahmoffett@hotmail.com 

 

Date Received : 13/9/2020 
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PLP/2020/348        11/9/2020 

 

Objection raised over planning grounds.  

Concerns over high density development. 

In support of the site maintaining its reserve status and to be considered for playground/community 

garden. 

 Surname: FITTER 

Given Names: Simon 

Address Line 1: 103 Boak Avenue 

Address Line 2: Boak ave 

Suburb: Mount Helen 

State Code: VIC 

Postcode: 3350 

Email Address: Fitter.simon@yahoo.com 
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Ballarat City Council – Mt Helen Pre-School
Job number BCA600912  page 1 of 3

COSSINS  KINNAIRD  &  TRAVERS  Pty  Ltd    ACN  078 745 749  ABN   83 215 214 924
Trading  as

BRUCE   COSSINS  &  ASSOCIATES
Consulting  Civil,  Structural  &  Building  Engineers  
Registered  Building  Practitioner  EC1070,  BS-U1198
Office :-  First  Floor  6  Dawson  St  Nth.    Ballarat
Postal  Address :-     P.O.  Box  1878  Ballarat  Mail  Centre  3354
Phone / Fax  03 53334881,  Mobile  0417  572071  
________________________________________________________________________________

BUILDING  REPORT

Job  No  BCA600912

Date : 24 / 5 / 2012

Location : 16  Boak  Ave
Mt Helen

Client : Ballarat  City  Council
P. O. Box  655
Ballarat  3353

           Client Brief

The pre-school centre and 16 Boak Ave Mt Helen has been subjected to movement with 
subsequential distress

The client has requested that a preliminary inspection be undertaken of the building to assess the 
building distress.

The building was inspected on Monday 21 st May 2012 with Mr Ross Goyne representing the City of 
Ballarat.

Property  and  Building  Details

Property  Address :             16 Boak Avenue, Mt Helen 3350

Class of Building :               Formerly a dwelling converted to a preschool centre.

Building :                             Building estimated to have been constructed pre the 1960’s

Construction :                      Single storey
                                            Brick  veneer
                                            Timber floors on brick piers
                                            Tile  roof
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Ballarat City Council – Mt Helen Pre-School
Job number BCA600912  page 2 of 3

         Building Inspection Related to Client Brief

Client Brief

The building was formerly a dwelling and now used as a pre-school. The change of use has 
involved the removal of numerous internal walls.

General Comments:

The building has been subjected to movement for many years with the occupiers being aware 
of increased distress in the past months.

From the external inspection numerous area of brickwork have been replaced/repointed and 
articulation joints cut in the brick veneer. This work is difficult to put a time span on but it 
would be reasonable to consider that the building has been suffering from movement over a 
long period of time.

From the internal inspection the floors are sloping generally to the external perimeter wall 
with discernable movent in ceilings and cornices. The installed beams where walls have been 
removed are exhibiting cracking at supports. The large number of walls removed could be 
contributing o the overall movement of the building as the structural connectivity has been 
altered. Thus minor footing movement is accentuated in the building. 

Movement of Concern

The movement of concern is the north east corner of the building, east wall at and adjacent to 
the window. (This room is currently used as a staff office.)

The brickwork at this location has had articulation joints installed under both sides of the 
window. The brickwork under the window has been reconstructed.

The articulation joints have opened at the top with an estimated increased gap of 15 mm. The 
gaps at these locations are due to the cut joints allowing movement.

The corner brickwork has bowed and cracked. The base has rotated out and the upper 
brickwork has been restrained by the roof structure and eaves.  
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Ballarat City Council – Mt Helen Pre-School
Job number BCA600912  page 3 of 3

Options  Considered

- Underpin the corner of the building to arrest the rotation.

- Demolish the brick veneer at the corner and reconstruct

- Treat the foundation soils to restore wall and restrict further movement

- Seal gaps with a flexible sealant and monitor the movement. 

Conclusion:

The building has suffered distress throughout and underpinning, reconstruction and 
foundation treatment are considered to not be suitable and may in fact cause further distress 
to the building.
 
Recommendation :

The gaps to the brickwork at the north east corner of the building should be filled with a 
flexible sealant. The gaps / cracking should then be monitored at regular intervals say 
quarterly and the Council assets section notified of significant movement.

The brickwork is tied to the stud wall frames and thus is not a safety issue at this time.

The general condition of the building is such that the long term future should be considered 
with any remedial works

Bruce K. T. Cossins
BEng(Civil), CE, MBS, FAIBS, MIEAust, CPEng  
Registered Engineer and Building Surveyor                                                             Dated  24 / 5 / 2012
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