SPJRU0ST 1S
19911 UOS|00IN 9%

buise] ubisep ueqin

LEEEREDL]

BN,
’I.l.’//.#— AAASY
Jj.r).
ool

S .l.v et SRR

uvwwyuuu#uwvuu.-uuuu

T

555.?3/?
SN ]

flclirritiﬁf )
BEESNNRERERL

mEsEsmASNNSEEE

-__mnmu-uh_._EE_%EE:____E
%amﬁﬁzasﬁa et

SNy




DRAFT

Architectus Australia Holdings Pty Ltd.

ABN 90 131 245 684

Nominated Architect
Managing Director
Ray Brown
NSWARB 6359

Adelaide

Lower Ground Floor

57 Wyatt Street

Adelaide SA 5000

Australia

T +61 88427 7300
adelaide@architectus.com.au

Melbourne

Level 25, 385 Bourke Street
Melbourne VIC 3000

Australia

T +61 39429 5733

F +61 39429 8480
melbourne@architectus.com.au

Perth

QV1 Upper Plaza West
250 St. Georges Terrace
Perth WA 6000

Australia

T +61 89412 8355
perth@architectus.com.au

Sydney

Level 18, MLC Centre

19 Martin Place

Sydney NSW 2000

Australia

T +61 2 8252 8400

F +61 2 8252 8600
sydney@architectus.com.au

architectus.com.au

Project and report

46 Nicholson Street, St Leonards

Job No.

200545.00

Client

LLane Cove Council

Document location

\\architectus.local\DFS\Projects\200545.00\
Docs\C_Client

Version and date issued

Issue A (Draft to client) - 26/11/20

Report contact

Greg Burgon
Principal, Urban Design and Planning

This report is considered
a draft unless signed by a
Director or Principal

Signature

Urban design testing | 46 Nicolson Street, St Leonards | architectus-



DRAFT

Contents

architectus” | 46 Nicolson Street, St Leonards | Urban design testing

01

02

03
04

Introduction

11

Purpose of this report

1.2 The site and local context

1.3 DPIE St Leonards and Crows Nest 2036 Final Plan

Site testing

2.1 Urban design principles

2.2 Property Council definition of “A” grade office space
2.3 Options introduction

24  Applicant’s proposal

25 Option 1 - 31 storeys, 15:1 FSR (Development under the 2036 Final Plan)
26  Option 2 - 20 storeys, 15:1 FSR (Lowest buidling height)
2.7  Option 3 - 26 storeys, 15:1 FSR (Balanced option)

2.8  Evaluation of options

2.9  Preferred option commentary

Recommendations

Appendix A
A guide to office building quality by the Property Council

~N oo o b

10
12
13
14
16
18
20
22
23

27

29



DRAFT

Introduction

- _p— q.. r.__ﬂﬂ. m

i _—___.._,.,___ Th

,_..QQ r.;if L__..___ﬂ.

R Y 7Y w;r.l..- _..r._
ah@ \.. .___;:. _.,‘.mﬁ..w

Wl s AR Ks

wr > e W
— gy W




Introduction DRAFT

1.1 Purpose of this report

In June 2020, Lane Cove Council received a Planning
Proposal for a commercial office development of 32
storeys for the site at 46 Nicholson street, the corner
of Nicholson and Christie streets in St Leonards.
Architectus has been engaged by Council to provide
an urban design review of the site.

The purpose of this report is to develop a suitable
building envelope that works with the local urban
context and yields a high-quality public domain

and enables some view sharing while achieving the
maximum FSR of 15:1 under the 2036 Final Plan.
Four options are included in this report: Applicant’s
proposal; Development under 2036 Final Plan at 15:1
FSR, Lowest height for 15:1 FSR, and a balanced
option to achieve 15:1 FSR (preferred).

St Leonards St Leonards

Traln Station /[ p— St ,.';.—. -

Future Crows
Nest Metro
Station

architectus* | 46 Nicolson Street, St Leonards | Urban design testing 5



Introduction

1.2 The site and local context

The site is strategically located within the Lane
Cove Local Government Area (LGA). It is within five
kilometres of Central Sydney, three kilometres of
North Sydney CBD and is centrally located in St
Leonards Town Centre.

The site is well supported by public transport, located
within 300m of the existing St Leonards Train Station
and proposed new Crows Nest Metro Station. The
site is also well serviced by existing bus services,
providing connections to key centres including
Epping, Lane Cove, Chatswood and Sydney CBD.
The site also has excellent road access, being
located near the Pacific Highway at the south side of
the intersection of Christie and Nicholson Streets.

The Gore Hill Park, west to the site, provides a
significant local open space, which will contain
excellent sporting and recreational facilities,
barbecue and seating facilities. The Newlands Park
is also in close proximity across the rail line.

The site is 2,301sgm.

Local context plan

DRAFT

Naremburn
Fark

Willoughby
Council

~ North Sydney .
Council

Lane Cove
Council

51 Lecnard:
Park

Wollstonecraft @ .
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Introduction DRAFT

1.3 DPIE St Leonards and Crows Nest 2036 Final Plan

The following maps show the proposed planning
control changes under the DPIE St Leonards and
Crows Nest 2036 Final Plan (referred to in this report
as 2036 Final Plan).

Key Planning control changes for the subject site
include:

— Increase the maximum building height to 30
storeys commercial use.

— Introduce a new maximum floor space ratio (FSR)
of 15:1.

— 4 Storey street wall height

— Street setbacks:
— 3m along Nicolson Street
— 3m along Christie Street

— Newland Park (item 2 of the bottom right diagram)
should not be further overshadowed from 10am to
3pm.

— There are no changes proposed to the site’s
existing B2 Local centre zoning.

Proposed overall FSR changes plan

%

REENWICH

Street wall heights Solar access plane

architectus | 46 Nicolson Street, St Leonards | Urban design testing 7
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Site testing

2.1 Urban design principles
Six key design principles
were identified to provide

a consistent framework
for testing.

These principles have
been established to
guide options testing and
inform our recommended
built from outcome and
planning controls for the
site.

10

“A” grade office space

Min 1,000sgm NLA, preferably 1,200-
1,400sgm NLA

Floor to floor heights 3.6-3.8m (the lowest
practicable storey height is 3.6m for an
A-grade office building)

Plant location (floor by floor or centralised)

Note - The above points summarise
Architectus’ experience in working with
the Property Council’s definition of ‘A’
grade office space and our experience of
the commercial office market. Appended
is the Property Council’s Guide to Office
development with definitions on grades of
office space.

Public domain amenity

Wind mitigation for pedestrians at street
level (by podium/tower built form)

Sky view from streets — avoiding street
canyon effects

View from Friedlander Place open space

Pedestrian amenity — especially along
Nicholson St as it is a pedestrian desire
line to the new Metro station at Crows Nest

No further overshadowing of Newlands
Park from 10am to 3pm.

DRAFT

Tower adjacencies and
setbacks

— Good building relationship to the southern
neighbour.

— Above podium setback to improve
building separation.

Urban design testing | 46 Nicolson Street, St Leonards | architectus-



Site testing

Transition to Pacific
Highway

It is important to provide a good transition
between development along Pacific Highway
and the nearby residential area.

Future built form should consider the
prevailing scale of development surrounding
residential of the site, to ensure an
appropriate transition between the highest
densities in St Leonards and the lower scale
development in the surrounding area.

architectus* | 46 Nicolson Street, St Leonards | Urban design testing

View sharing

A key objective is to consider cumulative
impacts of new development on existing
areas including view loss.

The future proposed tower form will be
designed to capture views towards the city
and Newlands park, and allow view sharing
for existing buildings

6

Podium alignment and
scale

Future development should respond to
streetscape enhancement by providing a
street wall, continuous street frontages and
increased activation at the street level.

DRAFT

1



Site testing

2.2 Property Council definition of “A” grade office space

Code

Parameter

Overview
Desciptor

Enviro

mental

This table is a ummary of the appended Property Council document.

Unit

Presentation

DRAFT

Grade A buildings

High-quality office building including high-quality views, outlook and natural light, high-quality
access from an attractive street setting, high-quality lobby and lift finishes, high-quality amenities,
high-quality presentation and maintenance.

Enviro

mental

Al Environmental rating Green Star - Design & As Built v1.2 5 Star

A2 Energy (without green power) NABERS Office Energy (Commitment) 5.5 Star

A3 Water Number of water points under Green Star - Design & |3
As Built v1.2

A4 Waste Green Star - Design & As Built v1.2 Operational Waste |Yes
credit

A5 Indoor environment quality Percentage of minimum Indoor Environmental Quality | Min 60%Including credits for thermal comfort
points under Green Star - Design & As Built v1.2

AB Climate change adaptations and resilience Green Star - Design & As Build v1.2 'Adaptation and Yes

Resilience' credit

Risers

B1 Building size sgm NLA Sydney/Melbourne CBDs > 10,000Brisbane/Perth CBDs > 10,0000ther CBDs > 5,000
B2 Floor plate sgm NLA Sydney/Melbourne/ Brisbane/Perth CBDs > 1,000, Other CBDs > 800
B3 Tenant service zone mm >= 125
B4 High loading % of NLA 5% > 7.5kPa
Mechanical
C1 Air conditioning - maximum zone size sgm (perimeter / centre zone) <= 85/100
Cc2 Chilled beam density - maximum area served per Watts per m2(perimeter/zone) <= 20/35

chilled beam
C3 Tenant equipment Watts per m2 >= 12
C4 Tenant supplementary loop Watts per m2 >= 20
C5 After-hours operation Minimum zones per floor and Maximum zone size 2 and 600

(sqm)
Cooling/heating plant redundancy % peak cooling / heating load > 50%

D1 General exhaust L/s/m2 (m2 capped to minimum floor plater size) 015

D2 Commercial kitchen exhaust and commercial kitchen | L/s Number >= 3,000 Minimum of 1
make up air

D3 Supplementary toilet exhaust L/s/m2 (m2 capped to minimum floor plater size) 0.1

D4 Supplementary outside air L/s/m2 0.3

E1 Car capacity Number of persons >= 16

E2 Lateral vibration mg <=20

E3 Waiting time Seconds during any five-minute period Up peak <= 30 Lunch peak <= 40
E4 Handling capacity % Up peak >= 13 Lunch peak >= 11
E5 Goods lift Number >= 1

E6 Goods lift Capacity (kg) >= 1,400

Urban design testing | 46 Nicolson Street, St Leonards | architectus-



Site testing

2.3 Options introduction

2.3.1 Three tested options
All tested options comprise the following:

e 3.6m floor to floor consistent with ‘A” Grade office
building.

* 85% efficiency GFA to Building Envelope Area and
90% efficiency NLA to GFA for typical floors.

e A full storey needs to comprise a plant (for every
20-25 storeys) plus some rooftop plant. This amounts
to 2 storeys which are included in the below building
heights

Three options from different aspects have been
tested to analyze a suitable building envelope for the
site.

Option 1 — Development under the 2036 Final

Plan. The assumption of this envelope is that the
future building will be developed under the DPIE

St Leonards and Crows Nest 2036 (August 2020).
Street wall height, street setbacks, and above
podium setbacks are consistent with the 2036 Final
Plan and DCP.

-

Option 1 - 2036 Final Plan

Note: An additional storey is added to
accmmodat plant

Option 2 - Lowest building height

Option 2 — Lowest building height to achieve the
same FSR. This option shows that to maintain 15:1
FSR, what the lowest building height should be. No
street setbacks and above podium setbacks will be
provided in this option, which maximizes building
footprint per level for reducing building height. A
setback only at ground level to each street frontage
to provide street level amenity for Nicholson street
and Christie street.

Option 3 — Balanced option (preferred option). This
option comes up with a balanced outcome with
reduced height, allowing good street amenity. An
8-storey podium has been provided with above
podium setbacks for the tower. A less bulky tower
has been provided to achieve 15:1 FSR in a mediated
building height to provide view sharing.

-

Option 3 - Balanced option-

architectus* | 46 Nicolson Street, St Leonards | Urban design testing

Applicant’s proposal

2.3.2 Applicants proposal

The applicant’s building has been remodelled in the
sketch up for comparison to the options.

DRAFT

2.3.3 Surrounding buildings

The surrounding properties have been modelled
based on three categories: under construction,
approved/lodged planning proposal or DA, and
potential future development under the 2036 Final
Plan.

The first two categories of buildings are modelled
based on the available PP/DA drawings. The third
category of buildings has followed the controls in
the 2036 Final Plan. However, the street wall height
was increased from 6-storey to 8-storey for the
development at 530-542 Pacific Highway and 69
Christie street to achieve a more consistent street
frontage with Pacific Highway.

The development envelopes for the land to the south
of the site (29-57 Christie street) in the same street
block are shown consistent with the DA submitted
form that site.

|
530-542 Pacific Highway (35-storey) &
69 Christie Street (24-storey)

29-57 Christie Street

13
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2.4 Applicant’s proposal

{1 LY e I
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Legend

[0 Likely development (under LUIIP) \: S i \
I commercial use f?r subject site " 3 Ay i [
C = I Siteboundary mr 4 ‘»\ ; -
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Buildings under construction & . ‘,/ k
[ Approved building/Pending approval v, \ 1

DRAFT

Elements

Land Use

B3 Commercial Core

Building Height

32 storeys (Incl. plant/roof level)

FSR 16.45:1
Street wall height N/A
Setback at ground level only N/A
Street setback - Nicholson Street 3m
Street setback - Christie Street 3m
Street setback - South boundary om

Setback above podium

3m to south side

No additional overshadowing to Newlands Park Yes

Building GBA(m?) Storey Efficiency GFA(m?)
Retail+Medical 7,242 5 0.9** 6,518
Commercial 34,805 25 0.9** 31,325
tower

Sum 30* 37,842
Total NLA (85% efficiency NLA-GBA) 35,740
Total GFA (m?) 37,842
Site area (m?) 2,301
FSR 16.45

*Note: Excl. plant/roof level

**Note: Please note that applicants have applied a higher efficiency rate (GFA-GBA 90%) in
this proposal. It may be hard to achieve this high rate in future design. The tested options in
the following pages have used an 85% efficiency rate from GFA to GBA.

Urban design testing | 46 Nicolson Street, St Leonards | architectus”
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Legend

Buildings under construction
[ Approved building/Pending approval
[ Likely development (under LUIIP)
[ commercial use for subject site
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Site testing DRAFT

2.5 Optlon 1-31 storeys 15:1 FSR (Development under the 2036 Final Plan)

Elements

Land Use B3 Commercial Core
Building Height 31 storeys (Incl. plant/roof level)
FSR 15:1

Street wall height 4 storeys

Setback at ground level only N/A

Street setback - Nicholson Street 3m

Street setback - Christie Street 3m

Street setback - South boundary om

Setback above podium 3m to all sides

No additional overshadowing to Newlands Park Yes

Building GBA(m?) Storey Efficiency GFA(m?)
Podium 1,836 4 0.85 6,241
Tower 1,311 25 0.85 27,863
Sum 29* 34,104
Total NLA (90% efficiency NLA-GFA) 30,694
Total GFA (m?) 34,104
Site area (m?) 2,301
FSR 15:1

Legend

* .
Buildings under construction ” 1 "/ . Note: Excl. plant/roof level

[ Approved building/Pending approval 7y \ x A \
willa g | e ]
IO Likely development (under LUIIP) L % 0\ 4 P
e commercial use f?r subject site " LA e [ .
C - 3 Siteboundary o 4 "»\\ A , -
- v\ -
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Legend

Buildings under construction
[ Approved building/Pending approval
[ Likely development (under LUIIP)
[ commercial use for subject site

architectus | 46 Nicolson Street, St Leonards | Urban design testing 17
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2.6 Option 2 - 20 storeys, 15:1 FSR

_‘ .T

.

Legend

Buildings under construction
[ Approved building/Pending approval
[0 Likely development (under LUIIP)
s commercial use f?r subject site
C = I Site boundary

18

(Lowest buidling height)

DRAFT

Elements

Land Use

B3 Commercial Core

Building Height

20 storeys (Incl. plant/roof level)

FSR

151

Street wall height

N/A

Setback at ground level only

3m to both streets

Street setback - Nicholson Street N/A

Street setback - Christie Street N/A

Street setback - South boundary N/A

Setback above podium N/A

No additional overshadowing to Newlands Park Yes

Building GBA(m?) Storey Efficiency GFA(m?)
Ground level 1,836 1 0.85 1,560
Tower 2,301 17 0.85 33,253
Sum 18 34,814
Total NLA (90% efficiency NLA-GFA) 31,332
Total GFA (m?) 34,814
Site area (m?) 2,301
FSR 15:1

*Note: Excl. plant/roof level

Urban design testing | 46 Nicolson Street, St Leonards | architectus”
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Legend

Buildings under construction
[ Approved building/Pending approval
[ Likely development (under LUIIP)
[ commercial use for subject site
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2.7 Option 3 - 26 storeys, 15:1 FSR (Balanced option)

_‘ .T

.

Legend

Buildings under construction
[ Approved building/Pending approval
[0 Likely development (under LUIIP)
s commercial use f?r subject site
C = I Site boundary

20

DRAFT

Elements

Land Use

B3 Commercial Core

Building Height

26 storeys (Incl. plant/roof level)

FSR 15611
Street wall height 8 storeys
Setback at ground level only N/A
Street setback - Nicholson Street 3m
Street setback - Christie Street om
Street setback - South boundary om

Setback above podium

3m to Nicholson street side and
south boundary

No additional overshadowing to Newlands Park Yes

Building GBA(m?) Storey Efficiency GFA(m?)
Podium 1,966 8 0.85 13,370
Tower 1,610 16 0.85 21,893
Sum 24* 35,264
Total NLA (90% efficiency NLA-GFA) 31,737
Total GFA (m?) 35,264
Site area (m?) 2,301
FSR 15:1

*Note: Excl. plant/roof level

Urban design testing | 46 Nicolson Street, St Leonards | architectus”
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Legend
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[ Likely development (under LUIIP)
[ commercial use for subject site
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2.8

Applicant’s p

Evaluation of options

) |
roposal

Tower GFA per level 1,292m?
Tower NLA per level 1,221m?

Pros

v/
v/

Maximises commercial opportunity

Good amenity at the lower levels to both
streets

Cons

X
X
X

22

Exceed the maximum FSR control
Exceed the maximum Height control

Highest impacts on views from the
neighbouring residential buildings at 486
Pacific Highway

under the 2036 Final Plan
Tower GFA per level 1,1156m?
Tower NLA per level 1,003m?

Development

Pros
« Consistent with 2036 final plan controls

« Good amenity at the lower levels to both
streets

Cons

X The roof level for plant may exceed the height
limitation for achieving 15:1 FSR

X Smallest commercial floorplate in three tested
options but consistent with ‘A’ grade office
space

X Highest impacts on views from the
neighbouring residential buildings at 486
Pacific Highway

DRAFT

\ -

__Ii

Lowest building height Balanced optio
Tower GFA per level 1,956m? Tower GFA per level 1,368m?
Tower NLA per level 1,760m? Tower NLA per level 1,232m?
Pros Pros
~ Lowest building height in all options ~ A balanced outcome compares to all options
~ Lowest impacts on views from the <~ Good amenity to Nicholson street
neighbouring residential buildings at 486 _ _ . .
Pacific Highway <« An appropriate size of the commercial office
_ o . floorplate
~ Largest office floorplate in line with
contemporary offices than option 1
Cons
Cons X No setbacks to Christie street. However, it is
o . . considered that this can be appropriate in the
X Smallest bylldlng separation to the site on the urban context as Christie St has a more open
southern side quality than Nicholson St where setback above
X No street wall with tower setback to podium a podium is needed fir amenity.
has been provided in this option
X No setbacks have been provided in this option

Urban design testing | 46 Nicolson Street, St Leonards | architectus”
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2.9 Preferred option commentary

2.9.1 Shadowing

An important built form objective of the 2036 Final
Plan is to minimise overshadowing of key open
spaces, public places and adjoining residential
areas. Solar height planes outlined in the strategy
require no additional overshadowing to Newlands
Park between 10:00am-3:00pm.

None of the options overshadow Newlands Park.

Shadow plan 10.00am Shadow plan 11.00am

Please note that the shadows on the north corner of Newlands
Park in the diagram are cast by the new proposed building at 500
Pacific Highway.

Shadow plan 3.00pm

Shadow plan 1.00pm Shadow plan 2.00pm

architectus | 46 Nicolson Street, St Leonards | Urban design testing 23
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2.9.2 Public domain amenity

View 1 looks northwards along Christie St showing
no setbacks for the subject site. It is considered
acceptable given this is a long closed end view.

View 2 looks south-eastwards along Nicholson St. It
is important to setback the tower above a podium

to provide a better low angle sky view of this open
ended street view. Nicholson St will be an important
pedestrian connection in the future particularly with
the advent of the Metro station at Crows Nest.

View 3 is erm Fnedlande.r Place ’[OW8F(;IS the site. View 1 - Christie street View 2 - Intersection of Christie street and Nicholson street : £y =" v
Some architectural tapering of the subject tower at P Ta

the corner would increase the low angle sky view. : g | y ;
It is considered unnecessary to have a significant ) = ‘ < .
setback to the street corner for the tower as é\ ; A = ‘ S l,\
Friedlander Place is characterised by being a public 1 4| = :
space edged by tall buildings. 2

View location

View 4 looks north-westwards along Nicholson St
and shows a very contained view. It is of most benefit
to pedestrian amenity to have a tower setback above
a podium to reduce the canyon effect.

View 5 looks northwards along Nicholson St from
Oxley St and shows the subject site behind the
recently lodged DA in the left foreground.

View 3 - Friedlander place View 4 - Nicholson street

View 6 is a view from the middle of Newlands Park
and shows the subject site as part of a transition
of stepped heights up to the highest buildings on
Pacific Highway.

Wind

An aspect of public domain amenity is wind. The
prevailing winds are north-easterlies which are largely
likely to be moderated by the built forms to the north
east of the site. The podium tower configuration to
Nicholson St Is a good response to this situation. An
awning along Christie St should be sufficient wind
amelioration for pedestrian amenity.

e Legend
Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)
N Commercial use for subject site
C = T Site boundary

View 5 - Intersection of Oxley street and Nicholson street View 6 - Newlands Park

24 Urban design testing | 46 Nicolson Street, St Leonards | architectus-
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2.9.3 View sharing

View sharing is considered from representative
viewpoint at Level 27 in the middle apartment of
Tower 2 of 486 Pacific Highway located opposite the
site on Nicholson St. Tower 2 has 36 storeys. The
views show that Option 1 allows views from only the
top 4 storeys while Option 3 allows views from the
top 10 storeys. Option 3 provides the best balance of
development potential and view sharing.

View from Level 27 of Tower A 486 Pacific Highway - Option 3 View from Level 27 of Tower A 486 Pacific Highway - Option 1

View location in plan

View location of apartment from Level 27 - Option 3 View location of apartment from Level 27 - Option 1

architectus | 46 Nicolson Street, St Leonards | Urban design testing 25
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2.9.4 ‘A’ grade office space - Indicative
floorplate

The indicative floorplate is showing a potential layout
with a centre core.

Architectus considers the indicative floorplate

accords with the Property Council criteria for ‘A
grade office space

26

1,671m2(GFA)
1,504m>2(NLA)

15mM

13m

Typical podium level

Christie street

DRAFT

1,368m?(GFA)
1,232m?(NLA)

Typical tower level

Urban design testing | 46 Nicolson Street, St Leonards | architectus-
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Recommendations

Architectus recommends the following:

1. Option 3 provides the best balanced outcome in
achieving the urban design principles.

2. Option 3 achieves 15.0:1 FSR consistent with the
2036 Final Plan but at a lower height by 4 storeys
which enables better view sharing with nearby
residential neighbours and a better transition in
building heights from surrounding lower scale
residential areas to the highest buildings along
Pacific Highway.

28

DRAFT
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INTRODUCTION

This Guide provides separate tools for assessing
office building quality in:

1. New Buildings; and

2. Existing Buildings.

These tools provide a Guide to parameters and criteria that typically influence perceptions -
of building quality.

These tools belong to the industry and offer a voluntary, market-based approach to classify

building characteristics and performances.

This third edition of the Guide builds on previous versions, current expertise, expert
consultation and international research identifying the elements of building quality from

an occupant’s or investor’s perspective.

This third edition of the Guide comes into effect on 1 July 2019. -




66 The ultimate measure of office quality is the
rent or financial value an occupant is willing
to pay or attribute in return for the amenity
and services delivered by the building. 99

US

NO

] % w7

NG THESE BUILDING
QUALITY GUIDELINES

This Guide applies to office buildings and
office space.

This Guide is voluntary.

This Guide is not a rating tool and the Property
Council of Australia does not publicly classify
building quality or provide advice on the use
of the tool in individual circumstances.

The New Buildings matrix applies to buildings
for which a development application is
submitted after 1 July 2019.

The Existing Building matrix relates to all other
office buildings.

The quality matrices should only be usedin
conjunction with their relevant explanatory
notes.

Compliance with statutory requirements
is assumed throughout.

3

The quality matrices provide a guide to the
typical features of different quality grades of
office space. It is not necessary to achieve
every parameter nominated in this Guide,
however, to qualify for a quality grade, it is
anticipated a building will overwhelmingly
meet the stated criteria of that grade.

This Guide describes the optimal mix

of features that differentiate building
performance. It is an integrated package.
Users of this Guide are cautioned against
ramping up the standards recommended

in this Guide. Higher, bigger and larger is not
necessarily better.

Users of this Guide are encouraged to exercise
their judgement rather than rely on absolute
rules or a 'tick the box'approach. Should
criteria not be included against a specific
parameter this does not preclude its inclusion
in a building of that quality.

The ultimate measure of office quality is the
rent or financial value an occupant is willing
to pay or attribute in return for the amenity
and services delivered by the building.

Perceptions of quality change over time.
Acknowledging this, the Guide will be
reviewed not less than every three years.

66 It is anticipated a building will overwhelmingly

meet the stated criteria.

93
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DUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — OVERVIEW

New

Code | Parameter

Descriptor

Buildings

Presentation

Existing Buildings

Unit

Code | Parameter

Descriptor

Presentation

Premium Buildings

A landmark office

building located in
major CBD office
markets whichisa
trendsetter in
establishing rents.
Includes expansive
views and outlook,
ample natural light,
prestige quality
access from an
attractive street
setting, prestige
lobby and lift
finishes, premium
quality lift ride,
premium quality
amenities, premium
presentation and

maintenance.

Premium Buildings

A landmark office
building located in
major CBD office
markets which is a
trendsetter in
establishing rents.
Includes expansive
views and outlook,
ample natural light,
prestige quality
access from an
attractive street

setting, prestige

lobby and lift finishes,

premium quality lift

ride, premium quality

amenities, premium

presentation and

maintenance.

Grade A Buildings

High-quality office
building including
high-quality views,
outlook and natural
light, high-quality
access from an
attractive street
setting, high-quality
lobby and lift
finishes, high-quality
lift ride, high-quality
amenities, high-
quality presentation

and maintenance.

Grade A Bmldlngs

High-quality office
building including
high-quality views,
outlook and natural
light, high-quality
access froman
attractive street
setting, high-quality
lobby and lift
finishes, high-quality
lift ride, high-quality
amenities, high-
quality presentation

and maintenance.

Grade B Buildings

Good quality office
building with a good
standard of finish

and maintenance.

Grade B Buildings

Good quality office
building with a good
standard of finish

and maintenance.

A GUIDETO OFFICE BUILDING QUALITY

Grade C Buildings

Adequate quality

PROPERTY COUNCIL OF AUSTRALIA

EXPLANATORY NOTES — OVERVIEW

A Guide for Office Building Quality third edition reflects current market perceptions

of quality and identifies quality metrics which define:

- Premium, Grade A and Grade B standards for new office buildings

approved for developrment from 1 July 2019, and

« Prernium, Grade A, Gra

buildings.

‘
.
L

These metrics h d alphanumerical

A
v AT e N
YAl IO M3

Compliance with statutory requirements is assumed throughout. Should 1

flict with any statutory requiremnents, the relevant code or stand

will prevail, This Guide pr

aspirations only.
ross Floor Areas (GFAs) and Net Lettable Areas (NLAs) referenced in this Guide
should be measured in accordance with the Method of Measurement 1997

) Council of Australia

Unless otherwise specified, metrics relate to all office floors and all of the office

NLA. Metrics are based on one (1) person per 10 sgrm.

THE DRIVETO IMPROVE PERFORMANCE

The Guide

ener

ecognise yy-demand and intensity are decreasing within the

property sector, with new implications for building performance. However, this

trend is not always reflected in tenant demands, As performance-benchrmarking

data becomes available, industry practitioners become more skilled, and tenants

evitably be a closer alignment of

the intended use of a buildin

consumption and waste within the property sector
without compromising services, resulting in an overall improvement in the built

environment’s eco-efficiency profile

on popula

e one (1) parson per 10 sgm (for new buildings}

n 12 sqm (for existing buildings) for 100 per cent of the building

er building quality fi

ealth and welln

orimary impacts on

A GUIDETO OFFICE BUILDING QUALITY

Buildings expacting higher occupancy densities should allow for the increased

air conditioning requirements by:

« Providing additional base building cooling; and/or

supplementary lo

- Providing additional capacity provided vi

- Providing provision for tenant air conditioning plant including the required

hould allow for the increased

Buildings expecting higher occupancy den
ventilation requirements by:

« Providing additional outside air via base buildin tems; ana‘or

onal supple outside air; ane

rovision for tenant outside air plant including the required louvres

ELECTRICAL

The capacity of the building's power supply and connectivity should be

considered during design to accommiodate for potential higher density

occupancy.

COMMUNICATION

e building nnectivity should be considered when

designing to accommaodate for potential higher density occupancy

AMENITIES

Amenities should be sized or have the flexibi

I00ve

ommiodats

average occupancy density,

It should be considered that bui

this Guide may fall outside of New

lildings as described in this

SA

ally dictates the maximurm capacity of

equirements are typically d on the

sgm Above averac




PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — ENVIRONMENTAL

New Buildings

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

Al Environmental rating Green Star - Design & & Star 5 Star 4 Star
As Builtvl.2
A2 5.5 Star 5.5 Star 5.5 Star
43 Number of 4 4 3 2
Ad } res Yes es
A5 Indoor environment Percentage of Min 70% Min Min 50%
guality minimum Indoor inclt
Environmental Quality | thermal comfort thermal comfort
points under Green Star
- Design & As Built vi.2
A6 ate change Green St Yes® (s -

‘Adaptation and

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings

Al = 4 Star 3 Star 2 star Zstar
Performance vi.2

A2 3 45513 4

‘ = A Cpar 3.5 513 3 3 Star
A iz ol K

| Ad yeq NOD ML
AS 4'5ta 3 Star =
AB Yo Y - =

10 A GUIDETO OFFICE BUILDING QUALITY

PROPERTY COUNCIL OF AUSTRALIA

EXPLANATORY NOTES — ENVIRONMENTAL

A 1 ENVIRONMENTAL RATING

For new buildings: |dentifies the minimum required rating in accordance with GBCA's Green Star — Design & As Built v1.2 rating tools.

For existing buildings: |dzntified the requirement 1o be rated using GBCA's Green Star - Performance v1.2,

A2 ENERGY (WITHOUT GREEN POWER)

For new buildings: The proposed rating requ

ction Code 2019 via the JV1 — NABERS Energy

Construg

NCC 2019 can be used In place of NABERS Energy Commitment Agreements to satisfy

For existing buildings: NABERS Energy rating achieved.

A 3 WATER

This includes

er usage by the end-of-trip facilities.

For new buildings: Identifies the minimum number of points available in the Water category under GBCA Green Star — Design & As Built v1.2 rating taols

For existing buildings: |dentifies the minimum required base building NABERS Water rating.

A4 WASTE .

For new buildings: |dentifies whe

— A Pl M at

er the GBCA' Green Star — Office Design v3 credit'Mat-1 W

Green Star = Design & As Bullit v1.2

faste’ credit has been achiev

'Cperational

25 the requirement to be rated us with the 'Operational

d.

For existing buildings: Id=

nit Plan’ criteria achis

s avallable in the Indoor Envirénment

ne minimum percentage required of the number of

,As Built v1.2 rating tool with at least one point in the Thermal Comfort Ca

e bullding awarded.

1 10 OCCUpant satis
. adhesives and wood)

er cent of nominated areas

hting comfort- 11(G

Jstic comfort — 2 (Interr cross talk addressed)

1 and outdoor air guantity)

le 17 points for IE

uilding) scores (as nominated) m

A6 CLIMATE CHANGE ADAPTION AND RESILIENCE

For new buildings: |d

ding cost estir

A GUIDETO OFFICE BUILDING QUALITY 11



PROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — CONFIGURATION EXPLANATORY NOTES — CONFIGURATION

New Buildings

Code Parameter Unit Premium Buildings Grade A Buildings B 1

BUILDING SIZE

iirerent for the building. A group of buildings co-located in an office park/complex owned by a

Bl Building size samm NLA, Sydney/| ne Sydney/Melbourne A
CBDs > 304
Brisbane/Perth CBDs FLOOR PLATE
> 25,000 > 5,000 B 2 i )
Identifies the minimum NLA for each office floor of the building - 75 per cent or more of the building’s office floors must comply with the metric
Other CBDs > 20,000 Other CBDs > & Other CBDs > 3,000 ) B __ .
EXAMPLE: A new building located in the Perth central business district has 20 offt office floors have floorplates of 1,100 sgm NLA or greater,
B2 Floor plate sgm NMLA Sydney/Melbournie/ Sydney/Melbourne/ Sydney/Melbourns/ The building meets Grade A floorplate requiremen 'S per cent or gr a5 that excead the minimum reguirernent
Brishane/Perth CBDs Brisbane/Perth CBDs of 1,000 sgm.
> 1,50 > 700
Other CBDs > 1.2 Other CBDs > 800 Other CBDs > 600 B3 S R
B3 Terantservicezone | mm =150 >=125 >= 100 dentifies the minimum clear depth {mm) of continuous ceiling void or sub-floor service zone 1o be made available for tenant reticulation throughout

80 per cent of the net lettable area of every floor

% of NLA 5% > 7.5kPa 5% > 7.5kPa -

@

4 High loa

EXAMPLE: A
Existing Buildings

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings B4 HIGH LOADING

new Premium Grade building with 1,600 sgm NLA floorplates exceeds minimum requirements if it hias a contiguous service zone of 160 mm

ce floor.

B1 Building size " sgm NLA = Identifies the minimum high loading capacity for every office floor of the building.
EXAMPLE: A Premium Grade building with 1,600 sqm NLA floorplates exceeds minimum requirements if 100 sgm of every office floor has a capacity of
3 kPa high loading
[ g2 Floor plate s NLA -

B3 Tim >= 100 - -
B4 Hig "o of NLA 5% > 7.5kPa - -

12 A GUIDE TO OFFICE BUILDING QUALITY A GUIDETO OFFICE BUILDING QUALITY 13



PROPERTY COUNCIL OF ¢

RALIA

OFFICE QUALITY GRADE MATRIX — MECHANICAL

New Buildings

Code Parameter Unit Premium Buildings Grade A Buildings

& Air conditioning - sgm {perimeter <=75/100 <=85/120 <=100/150
maximum Zone size centre zone)
C = 20/35
2 <=2
beam
3 Tenant equipment »=15 >=12 =10
C4 Tenant supplementary  Watts perm >=20 >=20 >=20
loop
C5 -hours operation Minimurm zones per - 2
floor
Maximum zone size 600 =
{sgm)
ca Cooling / heat % peak cooling / >60% > 50%
plant redundancy heating load .

Existing Buildings

ROPERTY C

NCIL OF AUSTRALIA

EXPLANATORY NOTES — MECHANICAL

CT

AIR CONDITIONING - MAXIMUM ZONE SIZE

Identifies the maximum size of perimeter and cantre zone areas served by each VAV or equivalent device, with each VAV or equivalent device to be
controlled by at least one thermaostat to provide a control zone.

Zoning reguirements for other systems (e.g. underfloor etc.) should meet a comparable standard in consideration of the building's configuration.

(2

CHILLED BEAM DENSITY - MAXIMUM AREA SERVED PER CHILLED BEAM

areas served by each active or passive chilled beam. The control zone shall not exceed the

EXAMPLE: In a Premium Grade building, if the perimeter control zone area is 75 sgm it shall have a minimum five chilled beams controlied by at least one

thermostat dedicated to that zone, and if the centre control zone area is 100 sgm it shall have a minimum of four chilled beams controlled by at least

one thermostat dedicated to that zone.

3

TENANT EQUIPMENT

Identifies the minimum capacity required to cool tenant equipment.

C4

Code = Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

1 Air conditioning - <=75/100 <= 100/150

maximum Zone size
2 Ch am density Watts per <=15/25 <= <=

-3 atts perm =1 =12 =

A = — L =

C4 : >= 25
QOF

s After-hours of = 4 2 =

14 A GUIDE TO OFFICE BUILDING QUALITY

Grade C Buildings

TENANT SUPPLEMENTARY LOOP

|dentifies the minimum useful cooling capacity required to be provided by a dedicated closed-loop supplementary base building mechanical system, ie.

0

condenser water-flow rate to allow for the minimum specified W/sgm of cooling load, plus a minimum NCC compliant compressor/package unit.

This provision Is required on a 24/7 basis with 100 per cent standby capacity in case of mechanical failure,

To meet potential tenant requirernents, the take-offs (valved connection points) for every floor shall be sized to cater for a minimum of 250 per cent of
the base metric reguirement.

EXAMPLE: A new Grade A building provides a tenant supplementary loop capable of providing 20 W/sgm x 130 per cent for 100 per cent of the

building’s net lettable area and take-offs for every office floor capable of providing 65 W/sqm.

C5

AFTER-HOURS OPERATION :

ldentifies the minimum number of zones requ

per office floor, and maximurn zone size.

Co6

COOLING / HEATING PLANT REDUNDANCY

Identifies the minimum amount of plant cooling capacity available if one chiller, cooling tower/heat-re

tion system or pump fails expressed as a

percentage of estimated pesk building cooling load.

£

EXAMPLE: If 2 chiller, cooling tower/heat rejection systemn, or pump fails in a new Grade A building, the cooling plant will still continue to function at

graater than 50 per cent capacity. -

A GUIDE TO OFFICE BUILDING QUALITY 15



PROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX = TENANT RISERS EXPLANATORY NOTES — TENANT RISERS

New Buildings

D 1 GENERAL EXHAUST

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings
- = 3 . = ! - : Identifies the minimum general exhaust rate to be provided by a dedicated base building general exhaust system. To mest potential tenant
D1 General exhaust L/s/mv (m* capped 1o 025 015 ~ o s . e

exhaust take-offs (duct connection poeints) for avery floor shall be sized to cater for a minimum of 250 per cent of t

minimum floor plate

reguirement.

size)
A ! N EXAMPLE: Premium Grade requirements for a new 42,000 sgm NLA building with 2,000 sqm NLA floorplates are calculated as follows:
b2 Commercial kitchen Ls >=3000 >= 3,000 B 1,500 (minimum Prerium Grade floorplate) x 0.25 (minimum Premium Grade requirement) = 375 s
exnaust and i T
N ) ) i CALCULATIONS FOR TAKE-OFFS;
commercial kitchen MNumber 1 per rise Minimum of 1 -
make g air 500 {minimum Prernium Grade floorplate) x 0.25 (minimum Premium Grade requirement) = 375 L/s
) . i ) 250 per cent of the base metric requirement for Premium Grade buildings (300 L/s) = 937.5 /s
D3 Supplernentary toilet L/s/m* (m‘ capped to 02 0.1 -
ske-offs m & sized to cater fora min vof 93
| sexhaust frinitnurn Aoer plate Take-offs must be sized to cater for a minimum of 937
size)
D4 Supplementary L/s/rm- 030 030 0.25 D2

Identifies the requirement for commercial kitchen exhaust/s to be achieved by whatever approved means are deemed appropriate.

outside air

Premium and Grade A buildings should also provide provision for future tenant make-up air system.

D3 SUPPLEMENTARY TOILET EXHAUST

Code | Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings ; -
. | | | Identifies the minimum tenant toilet exhaust rate to be provided by the base building toilet exhaust system. To meet potential tenant requiremenits the
| D1 L/s/m’ (m- capped to 0z 01 - v exhaust take-offs (duct connection points) for every floor shall be sized to cater for a minimum of 250 per cent of the base metric requirement,

| minimum floor plate f; I
| plate Refer to the example for D1

size)

D2 | Commercialkitchen | Number 1 per rise - - - . D4 SUPPLEMENTARY OUTSIDE AIR

exhaust : )
cated base building system

: oo . . _ _ Tameet potential tenant requirements the take-offs (duct connection points for every floor shall be sized to cater for a minimum of 250 per centof the
minimum floor p base metric requirement.
E> quirements for a new 56,000 sgm NLA building with 2,000 sgm NLA floorplates are calculated as follows:
D4 L/s/m? 03 03 - - 2,000 % 0.3 {minimum Prermium Grade requirement) = 600 L/s
CALCULATION FOR TAKE-OFFS:
um Grade requirement) = 600 L/s
250 per cent of the base metric requirement for Premiurm Grade buildings (600 L/s) = 1,500 L/s
Take-offs must be sized to cater for a minimum of 1,500 L/s
L

16 A GUIDETO OFFICE BUILDING QUALITY A GUIDETO OFFICE BUILDING QUALITY 17



ROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX = LIFTS EXPLANATORY NOTES — LIFTS

New Buildings

Code = Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings H

When calculating lift matrics, population densities are assumed 10 be one (1) person per 12 sqr for 100 per cent of the building’s NLA and lift

ina loaded to not more than 80 per cent of their rate

3
(al
o
=]
or
a
R

E1 Car capacity Nurmber of persons »=21 =16 >=13 Passenagsr demand is defined as th t which pe regu m the lift sy (expres total building p
) o : B o Bl o o Ko wm e Y ar AT i T A , reach aroup or rise of lifts.
E2 | Lateral vibration mg <=15 <=20 =20 based on the density for 100 per cent of the bulidin R |
| i ) |
ca ; i Lift system should se |

E3 Waiting time Seconds during any Up peak <=25 Up peak <=30 Up peak <=35 ) 3l O lEvels. !

-minute period Lunch peak <=35 Lunch peak <=40

Y

; CAR CAPACITY .
E4 Handling capacity % Up peak >=1 Up peak >=13 Up peak »=12
Lunich peak >=12 Lunch peak >=11 -

per person,

i
(8}
o)
0
Q
(=
v

Number >= 1 per 50,000 sgm >=1 -

(or part thereof)

» Capacity (kg) >= 2,000 >=1400 = |

E2 LATERAL VIBRATION

Identifies the maximum level of lateral vibration measured in accordance with the relevant standard for measur

E6 Goods lift

ament of lift-ride quality. Please refer to

the ISO 18738 for further details.

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings |
>=121 >=16 = = E3 WAITING TIME

Lateral vibration t.mg =20 <= 25 > = Waiting time is defined as the average

Ei Car capacity Nurmber

nain lobby

eqins to open its doors at the

o @ passenger f

penods,

lift beqins to open its doors at the |

) i i ~ ) during up peak or unt
Up peak <= 25 Up peak <= 30 Up peak <=35 Up peak <= 40

Lunch peak <=

E4 HANDLING CAPACITY

E4 Handlir Dacity % Up peak >= 14 Uppeak>=13 Up peak >=12 Up peak <= 10

e 1 d as a percentage of the total building population)

e total number

c condit

ity forup

Handling ¢

Lunch peak >= 12 Lunch peak >= . _ . o . N
of one (1) person per 12 sgm for 10 ent of the building’s NLA that a li ort from the main lobby level in the
ES Number >= 1 per 50,000 sgm w=1 . 2 five-minute peak period, for each grol flifts

f)

(or part the

d. then a traffic profile of 85 per cent

tions where tenants are likely 1o occ

and 5 percen

Capacit

city (ka)

i, then a traffic p

In situations retena y 10 1py developments w xible workplace ¢

ind 10 percent in lerad.

incoming, 45

ES GOODS LIFT

Identifies the minimum number of d

and roof plant rc

g, including lcading ¢

doc 0 sam NLA may beas

ude sub-loac

1. goods

18 A GUIDE TO OFFICE BUILDING QUALITY A GUIDE TO OFFICE BUILDING QUALITY 19



PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — ELECTRICAL

Code

Fi

1

!
L

-
I

20

New Buildings

Parameter
Poweer
Lighting

Lighting control

control systems

(BMCS)

Premium Buildings

w=A40)

=
@

<= 100

Full BMCS including

on floor control

energy management,

ontrol, lift

comfort ¢

and mect

metering systems,
detailed diagnostics

and reporting

Premium Buildings

Grade A Buildings

>=40

e
m
LA

<= 150

Full BMCS including

comfort control, lift
and mechanical
meternng systems,
diagnostics and

reporting

Grade A Buildings

CSincluding

on floor ¢

comfort control, lift

and mechanica

Grade B Buildings

e e Bl

= Al
>=40
Yas

Full 8}

on floor control,

MCS including

energy management,

comfort control, basic

diagnostics and

reporting.

Grade B Buildings

>=40

1ES

Full BMCS including
on floor control,

ar

and me

metering systems;

A GUIDETO OFFICE BUILDING QUALITY

>=20

Yes

Electronic/pneume

Grade C Buildings

tic

PROPERTY COUNCIL OF AUSTRALIA

EXPLANATORY NOTES — ELECTRICAL

been met

Part J6.2 (b) sets out the requirements for de lluminatior power load for office buildings, in addition to figures presented in Tables J6.2 (a
ion power aensity), J6. ol device) and J6.2 (c) (llumination power density

Alignment to the requirements of the NCC is based on expected

version of the NCC that is current at the time of seeking DA approval.

CCtl

For existing buildings: It would be expected that any refurbishment or upgr.

the time of the upgrade.

pected to reference the

atiscurrent at

F3 LIGHTING CONTROL

For new buildings: [dentifies the requirement for programmable lighting zones.

irement for switched or p

For existing buildings: Identifies the re Jrammable lighting zones.

F4 BUILDING MANAGEMENT CONTROL SYSTEMS (BMCS)

ated into the building servi 1 All sensors and VAVs/induction/

Identifies the minimum level of base building control ints

BMCS,

vd all output devices, i.e. valves, dampers, etc. 1o be actuated by the BMCS.

units etc. must be monitored and contre

A GUIDETO OFFICE BUILDING QUALITY
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PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX—STANDBY POWER — BASE BUILDING

New Buildings

an

Premium Buildings Grade A Buildings Grade B Buildings

G1 Lifts MNumber of [ifts / rise 50% 1 lift per rise <

c Capacity 100% 100% ~
other than lifts)

G3 House lightsand power  Capacity 100% 50% -

G4 Central plant Capacity 50 = =

G5 Tenantsupplementary  Capacity 100% 1009 ~
loop

G6 Tenant lights and Capacity 50% and space Space pravision for -
power provision for tenant 1enant generator/s

generator/s
G7 Onsite fuel storage Hours of operation 24 12 -

Existing Buildings

Code Parameter Unit

Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings

Gl Lifts Nurmber of [ifts / rise 50% 1 lift per rise : -
G2 Capacity 100% 1004 =
G3 Capacity 100% 100%
— Ty
G 509 - _

2 i . -
36 Te lights and IPaCiTy 5 Space provis = -

powe O nant —
or
7 e Tue aeg Hol opa 24 2 B
L d

22 A GUIDETO OFFICE BUILDING QUALITY

PROPERTY COUNCIL OF AUSTRALIA
EXPLANATORY NOTES — STANDBY POWER — BASE BUILDING

LIFTS

Identifies the minimum base building standby power required for lifts.

G1

SAFETY SERVICES (OTHER THAN LIFTS)

Identifies the minimum base building standby power required for all essential services including base building ventilation systems.

G2

HOUSE LIGHT AND POWER

identifies the minimum base building standby power required for house, (base building) lights and power

G3

CENTRAL PLANT

Identifies the minimum base building standby power required to operate central plant including chillers.

G4

TENANT SUPPLEMENTARY LOOP

Identifies the minimurn base building standby power provision required for the tenant supplementary loop.

G5

TENANT LIGHTS AND POWER

|dentifies t

G6

he minimum base building standby power provision required, and spatial provision for tenant generators capable of supporting 100 per cent

of tenant light and power, with generator connection points at the main- switch

EXAMPLE: In the event of a power outage a new Premium Grade building will have standby power sufficient to operate all of the following:

« 50 per cent of lifis

=nt of safety services other than [ifts.

G 7 ONSITE FUEL STORAGE

dentifies the fuel storage onsite required to operate the base building standby powerplant at full capacity for the hours nominated.

A GUIDE TO OFFICE BUILDING QUALITY 2



PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — BUILDING MANAGEMENT

New Buildings

Unit

Code = Parameter Premium Buildings Grade A Buildings

H1 Management, Level of service Full management and

personnel

team, reguiar buiding

management

committe

of software-bz online tenant service

request system, active

facility mana

user guides and risk

management systems

H2 Courier coordination Yes/ No fes with space Yes

provided

H3 Life cyele Years >=15 >=10
maintenance
H4 Energy and water Yes /Mo Yes Yes
submetering
H5 |EC monitering Yes/No fes — utilis Yes
monitors / logagers

PROPERTY C

EXPLANATORY NOTES — BUILDING MANAGEMENT

HT

OUNCIL OF AUSTRALIA

MANAGEMENT PERSONNEL

|dentifies the minimum ba

L
i
o
=4
o
e
s}
3
Y
oo |
=

H2

COURIER COORDINATION

|dentifies t

he availability of a designat

in larger CBDs

i

LIFE CYCLE MAINTENANCE
[dentifies the term of management plan that must be in place for the long-term maintenance of the building fabric and services to maintain its current

quality grade

H4

ENERGY AND WATER SUBMETERING

Identifies the requirement for energy and water demand sub-metering for all base building energy and water Use in accordance with GBCA's Green Star
— Design & As Built v1.2 ‘Metering and Manitoring'credit.

These metars must be integrated into the BMCS or a similar system to provide required reporting

For New Buildings this should be available online

No

Code Parameter Premium Buildings Grade A Buildings

H1 Maragement Level of service

- &, s Yes / No Yag ot
H3 Year >=10 =5
i [ RO - i "
4 ner; 1d wate (=1 i Ya
e
T Ve /N e
H5 IEQ m Yag / No €5

24

o E| - “tarnd Full m e ng

Grade B Buildings Grade C Buildings

L]
0 NG
No =

A GUIDE TO OFFICE BUILDING QUALITY

IEQ MONITORING

g of IEQ vectors may be utilised in the compilation of required data under A5, via BMS with interface accessible to building users

Real-time monitc

A GUIDE TO OFFICE BUILDING QUALITY 25



PROPERTY COUNCIL OF AUSTRA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX = COMMUNICATIONS EXPLANATORY NOTES — COMMUNICATIONS

New Buildings

Code | Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

I ‘l TENANT DATA RISERS

Identifies the minimum number of physically separated dedicated data risers running from the MDF room provided in the base building for use by

Mumber " ip 3 . " 123 - e A { " 2 i R G y . .
I HUMDE tenants for their communications reticulation. These dedicated tenant data risers are in addition to the base building communications/data riser/s.
thereof), minimum of
o, all D:"l_\_,-'si-:fﬂ"_,' I 2 MDF ROOM
] Identifies the number of MDF room/s to be provided in the base building.
i MDF room Number L ’ ) i . o _ - . o . o
Lead-in refers to the provision of conduit/s from the street boundary connection pit to the MDF room for the respective communication carrier cabling.
i MASTER ANTENNA TELEVISION
I3 Yes/ No Yes, with space in riser fes I 3 R . - . o )
) Identifies the requirement for MATY and availability of cable television connection.
television for cable TV
4 Carriers | Number 2 2 1 I 1 CARRIERS
5 In-building mobile % of building area 100% GFA including 100% ¢ 95% GFA dentifies the minimum number of spatial provisions for communication carriers to be provided in the MDF room by the base building infrastructure.
phone coverage lifts and car park

IS IN-BUILDING MOBILE PHONE COVERAGE

identifies the minimurn coverage for uninterrupted mobile phone communication within the building and Wi-Fi connectivity in the public foyer and

Code Parameter + Unit Premium Buildings ~ Grade A Buildings Grade B Buildings Grade C Buildings 2as. This may be achieved through a distributed antenna system (DAS) for enhanced mobile coverage vated that further
* ) details could be found in a buildings MCF DAS Design Specification,
1 Tenant data risers Numbser 1 per 20,000 sgm I p 5gm Minimum of 1 -
(or part thereof (or part thereof) EXAMPLE: New Premium Grade buildings should provide 100 per cent uninterrupted mobile phone coverage within the building, indluding lifts and
(Or part thereot) or part theract) =
car park, and Wi-F access in common lobby areas.
MDF room Number >=1 y - = - A ) . ) . . . N p
New Grade A buildings provide 100 per cent uninterrupted mobile phone coverage within the building excluding lifts and car park.
3 Master antenna Yes =
4 Carriers Number 2 . - -
> f Iding mobile b 00% GFA J A ~ -
phione coverage
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PROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — HYDRAULICS EXPLANATORY NOTES — HYDRAULICS

New Buildings

J 1 WATER STORAGE

Code | Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings P : i B N . .
| ] . ! - | - ! - Identifies the minimurm base building water storage 1o enable the building to continue full operation (excluding fire services) in the event of interrupted
Water storage Hours of operation 4 & X mains water supply to the building.
12 Grease line Yes/ No Yes fes for buildings -

>=30,000sgm | J 2 GREASE LINE

Non-potable water fes / No Yes Yes - i Identifies the requirement for a heated grease disposal line for all tenant office floors and retail food tenancies to the grease trap
system
==y e J3 NON-POTABLE WATER SYSTEM
EX [ St | ﬂ g B U I | d i n g S Identifies the requirement for a complete non-potable water reticulation system connected to a recycled water plant if provided. Non-potable water can
include rainwater or greywater.

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings

Where a recycled water plant is not provided, the non-potable water reticulation system will be connected to the potable water supply.

b Water Storage . | Hours of operation 2 2 for buildings B =

>= 30,000 sgm

12 Grease line Yes / No Yes

Yes /No Yes = - = ‘
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PROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX = SECURITY EXPLANATORY NOTES — SECURITY

New Buildings

Code Parameter Unit Premium Buildings Grade A Buildings

Grade B Buildings

K1 ACCESS SYSTEM

. | = - Identifies the type of access system incorporated into the base building, including entry/exit, lift cars, tenant floors and the like (as

m
o
-
1]
o]
o]
=
]
o
m

K1 Accass system ype Proximity Proximity Proximity

S| | - = = K2 CONTROL ROOM / SECURITY DESK

Ide

K2 Control room / Location / availability

security desk

tifies the minimum le

of security provided by the base building

L
a

jo]

i)

A TR~ S W~ 1
& security co ek meets Premium Gra

1]

EXAMPLE: A building with an ¢ rol room or lobby security desk staffed 24 hours a day, seven daysa w
requirements.

Extent of coverage Main public areas/ Main public areas/ Main public areas,

lobbies, car parks, lobbies, loading docks, | miain points of entry K3 CeTVY

| loading docks, goods goods lifts and all and exit.

) 3 : Identifies the minirmum level of colour and diaital CCTY coverage provided by the base building.
lifts and all points of points of entry and b

entry and exit. exit.
K4 CCTV ARCHIVE FOOTAGE STORAGE
K4 CCTV archive footage | Days 60 30 15 o : ; :
Identifies the number of days full archival storage of all CCTV images must be maintained
storage

K5 Inter-floor fire stair Yes/MNo Yes, minimum of two Yes, minimum of one, - K5 INTER-FLOOR FIRE STAIR ACCESS

access with conduits for

fut ansion | Identifies the security access system (including doaor strikers and card readers) that is to be provided to the fire stairs tc 2nable fire stair access between
' uture expansion in : s

floors.

other fire stair/s

EXAMPLE: An existing building in which the access

etween floors, meets Premium

Grade requiremeants

Code Parameter Unit Premium Buildings Grade A Buildihgs Grade B Buildings Grade C Buildings

K1 Access system Type Proximity Proximity fes Yes

Off site 24/7 Periodic patrol

K2 Control reom / Location / availability Onsite 24/7

security desk

13 _Ty “xtent of co Main public areas/ Main pu Main points of entry -

lobbies, car parks, lobbles, loading docks, | and exit.

loading docks, goods goods lifts and al

lifts and all points of

entry and exit, axit.
K4 Days 60 30 15 - =
K5 Y25/ MNo Yes, minimum of ang Yes, minimum of - -
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PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — AMENITIES

New Buildings

PROPERTY COUNCIL OF AUSTRALIA

EXPLANATORY NOTES — AMENITIES

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

L1 | Concierge Yes/No Yes Yes, for buildings -

£ OO errr
>= 20,000 sgm

2 End-of-trip facilities Yas /No Yas 1es -
L3 Onsite retai fes/ Ne fes 25 No

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings Grade C Buildings

Concierge Yes/ No Yes Yes for buildings N =

>= 20,000 sgm

1d-of-trip facilities es/N 2} Yes -~
L3 insite retail e lC fes Yes Mo Mo
4 A Yes / No Yes* Yes =

amenities

23 A GUIDETO OFFICE BUILDING QUALITY

L1 CONCIERGE

Identifies the requirameant for a concierge facility, which may be incorporated into the lobby security desk, as part of the base building. New

technological options could be used to replace a dedicated concierge personnel,

L2 END-OF-TRIP FACILITIES
Identifies the minimum requirad rating in accordance with GBCA': Green Star — Design & As Built Sustainable
the bike storage, lockers and shower metrics are not currently available,

For existing buildings: Identifies the requirernent for bicycle storage, lockers and showers.

L3 ONSITE RETAIL

Identifies the requirernent for onsite food and beverage tenants,

For existing buildings: Identifies the building located in proximity to retail

L4 ACCESS TO PUBLIC TRANSPORT AND AMENITIES

within walking distance to public transport, healthcare facilities and childcare Walking distance is defined

Identifies the requirerment for easy acc

as being within 800 meters of the property.
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PROPERTY COUNCIL OF AUSTRALIA PROPERTY COUNCIL OF AUSTRALIA

OFFICE QUALITY GRADE MATRIX — PARKING EXPLANATORY NOTES — PARKING

New Buildings

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

M 1 CAR PARK
Identifies the requirement for car parking as part of the base building.

Car park Yes/No Yes Yes = - - : e e . g P
For new buildings: |dentifizs consideration for the provision of electric vehicle parking in Premijum Grade buildings.

Yes fes =

Mz LOADING DOCKS / DELIVERY BAY

|dentifies the requirement for a dedicated loading dock or delivery bay as part of the base building.

M3 COURIER PARKING

Grade C Buildings |dentifies the requirement for courier vans and bike parking facilities as part of the base building

Code Parameter Unit Premium Buildings Grade A Buildings Grade B Buildings

M1 Car park YYes / No Yes Yes - -

M2 es/ No Yes Yes - =
A3 | Courier parking Yes/ No Yes es - -
LIST OF ABBREVIATIONS
BMCS building menitoring and control system
CBD central business
TV closed circuit tele
DAS distributed antenna
GRCE
GFA gross floor area
Hyphen(-) not applicable
IEQ indoor environment quality
kg kilograms
kPa kilopascals
/s litres per d
L/s/sqn
AT ’

ADF

"u':-;':|

THT

NABERS ent Rating Schems
N

L]
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ALITY ISSUE

The Guide recognises there will be limitations on the

current parameters, definitions and referencing tools used
in this publication. This section provides a snapshot of
some factors that may be considered when designing or
upgrading an office building in the next few years.

QUALITY INDOOR
ENVIRONMENTS AND
WELLNESS FACTORS

The provision of quality indoor environments and the overall impact of building design on health

and wellness of occupants, while always important, will likely come under more scrutiny in the
coming years. These issues include, but are not limited to, air quality, lighting and daylighting levels,
thermal performance, and acoustic and water trends that will impact building performance. There is
also an increasing need to consider lifestyle issues such as access to amenity, fitness and healthy
foods. Building designers should also consider the impacts of external environments such as heat
island effects, acoustics and air pollution. Tools and rating schemes continue to evolve to provide
guidance in relation to these trends and should be considered. These include Green Star
Performance, NABERS IE, Wellness, Living Building Challenge and the broader impact of a range of
existing and new standards such as the ISO 41000 series.
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CARBON
NEUTRALITY

With the launch of the Low Carbon, High-
Performance report by Australian Sustainable Built
Environment Council (ASBEC) in 2016, our industry
committed to achieving net zero emissions by 2050.

This target is in keeping with Australia's
commitments to the Paris Agreement and will
require joint action and support of industry and
government to achieve. Following the release of this
report, a collaborative effort between industry and
government saw the release of the National Carbon
Offset Standard for Buildings and Precincts,
providing a pathway for Australia's buildings to be

certified as carbon neutral.

The market for carbon-neutral buildings will
continue to grow in the coming years as tenants
seek to align their own sustainability agendas with
the credentials of the spaces they occupy. Several
Australian REITs have set their own net zero targets
well before 2050, and the Green Building Council of
Australia (GBCA) aspires for all new buildings to be
net zero by 2030, and all existing buildings to be
net zero by 2050.

With the first industry benchmarks in place now, the
next revision of A Guide to Office Building Quality
may look to leverage these benchmarks for
Australia's top performing buildings.

SUSTAINABILITY

Sustainable design considerations for office environments not only provide for comfortable, productive workplaces,
but also help to minimise the whole-of-life impact on the built environment. Modern office designs are increasingly

focused on attributes that are resource efficient, environmentally sustainable and cost-effective to operate.

An example of the growing adoption of sustainable amenities in office buildings is end-of-trip facilities (EoT) and the
negative impact these have on water usage. Work-life balance has been a significant driver of workplace culture.
Exercising and cycling to/from work is becoming increasingly popular in modern society. The availability of EoT can be
a point of differentiation for tenants; however, for landlords, EoT can increase water consumption. To help mitigate
the rise in water usage, landlords could consider recycling excess EoT water to irrigate gardens, flush fire systems, or
treat it and feed it back into the water grid.

To make office environments more energy efficient, project teams can incorporate cost-effective principles for
energy management, including fluorescent and dimmable light fittings, motion sensors and daylight sensors in

appropriate locations as well as zoned heating and cooling functions.

To ensure sustainable outcomes are achieved, it is necessary to address a number of components, such as the
selection of building and fitout materials, waste, water efficiency, energy efficiency, as well as access to sustainable
transport, indoor environment quality, land use and ecology and emissions. Tools and rating schemes are also

available to help provide guidance and assurance that new or refurbished office accommodation can deliver an

improved sustainable outcome.
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URBAN RESILIENCE

The global initiative of 100 Resilient Cities describes urban resilience as the capacity of individuals,
communities, institutions, businesses and systems within a city to survive, adapt and thrive no matter

what kinds of chronic stresses and acute shocks it experiences. With two Australian cities (Sydney and
Melbourne) participating in the program, there is a spotlight on the way our cities are planning to become
more resilient to chronic stresses, such as increasing health services demand, diminishing social cohesion,
decreased housing affordability and lack of transport diversity, as well as acute shocks like extreme weather

events, infrastructure failures and cyber attacks.

The built environment has an enormous role to play in making our cities more resilient in tackling these
challenges. Natural disasters such as bushfires, floods or cyclones constitute real threats to buildings in
operation. The long-term effects of climate change are likely to increase the frequency of these events.
Therefore, it is important, given our broader understanding of urban resilience beyond climate-related
events, to have design solutions that address the building’s capacity to respond and adapt to changing

conditions and extreme events that occur in our cities.

L d

WORKPLACE STRATEGY

There is a range of economic, technological and social forces changing the way business is conducted today.
Modern workplace strategies embrace these changes and drive productivity and satisfaction levels of
organisations and their people, impacting on brand, market perceptions and supporting talent attraction

and retention.

We have seen an increasing change in workplace typology. Distributed workplace, activity based working
(ABW), serviced offices, shared offices, hoteling, coworking, video conferencing, telecommuting, virtual reality
interfacing, call centres, and work from home are just a few of the new working environments in our
commercial world today. Each of these may have impacts on the specific and overall density and utilisation

of our work environments, some increasing and some reducing the population of our buildings and their
operational life cycles.

Also, see Explanatory Notes — Overview (page 9) of this Guide for an explanation on how office density is

currently dealt with.



INTEGRATED TECHNOLOGY

Technology is increasingly enabling and changing how we interact and experience our built
environment in terms of how we live, work and play. Emerging issues in office design include, but are

not limited to:

The Internet of Things (IoT) will expand exponentially, including communication network
bandwidth, coverage and availability — from both external providers and in-building Wi-Fi and

mobile data networks.

User ability to influence office space conditions will continue to increase, as will the ease of doing
so. Examples such as customisable preferences for control over lighting and air conditioning,
real-time monitoring, analysis and display of wellness-related indicators and the like are, or soon

will be possible.

Fully integrated building systems will be best able to leverage opportunities provided by the
emergence of intelligent systems or smart buildings with greater use of data analytics to regulate

operational performance.

Cyber security will become paramount in protecting against both accidental and malicious flows
of information between systems and organisations.

This includes the ability for the workplace to support big data environments, host blockchain

servers, ability to adapt and apply virtual reality and robotics.

Such issues will be increasingly reflected in the changing attitudes in how commercial property is
delivered. The office market is seeking much more than just office space.
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