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Attachment 8 - Apartment Design Guide Assessment 

Note: Separate tables have been prepared for each of the three residential towers. 

Tower 1 

Standards/controls Comment  

Part 3 Siting the development 
 

3A Site analysis  

Site analysis uses the following key elements to 
demonstrate that design decisions have been based on 
opportunities and constraints of the site conditions and 
their relationship to the surrounding context: 

- Site location plan 

- Aerial photograph 

- Local context plan 

- Site context and survey plan 

- Streetscape elevations and sections 

- Analysis  

A written statement explaining how the design of the 
proposed development has responded to the site analysis 
must accompany the development application.  

Satisfactory 

A suitable site analysis has been 
undertaken  

3B Orientation 
 

  

Satisfactory  

Direct access provided from street 
level  

The longer side of the building is 
oriented generally north-south to 
reduce overshadowing to the south.  

 



2 
 

Standards/controls Comment  

 

Satisfactory  

Adjoining land does not currently 
contain residential development.  

In regard to potential future built form, 
adjoining land could take the form of 
commercial or mixed use. The tower 
is not considered to unreasonably 
compromise amenity of future built 
form.  

 

 



3 
 

Standards/controls Comment  

3C Public domain interface 
 

 

Satisfactory  

Suitable passive surveillance of the 
street is provided.  

The large foyer provides for a point of 
gathering and activation of the street 
frontage  

Building entries are well defined  

Appropriate CPTED conditions are 
recommended relating to pedestrian 
safety. 



4 
 

Standards/controls Comment  

 

Satisfactory  

The tower has a satisfactory 
landscaped setting involving 
preservation of street trees and 
establishment of a landscaped 
forecourt area along with green walls 
and podium planting to communal 
open space.  

Mail boxes are integrated into the 
lobby area.  

Substations are integrated into the 
built form.  

Level transition is provided into the 
lobby from the footpath.  

 

3D Communal and public open space 
 

 

Satisfactory 

See detailed discussion in body of 
report 



5 
 

Standards/controls Comment  

 

Satisfactory  

A suitable range of activities are 
possible within the communal open 
spaces.  

 

Satisfactory  

The communal open space on level 4 
is not visible from units.  

Facilities that might be used by 
children are safe and contained.  

 

N/A 

  

 



6 
 

Standards/controls Comment  

3E Deep soil zones 
 

 

N/A 

  

 

3F Visual privacy 
 

 

Variation sought  

See detailed discussion in body of 
report 

 

Satisfactory  

Appropriate separation is provided.  

Units are arranged to position noisy 
areas away from bedrooms.  

Balconies generally situated in front of 
living spaces.  

Adjacent balconies separated by fin 
walls.  

 



7 
 

Standards/controls Comment  

3G Pedestrian access and entries 
 

 

Satisfactory  

Clear entry points to the residential 
towers are provided both from the 
ground level foyer areas to Burelli 
Street and also from the internal 
plaza.  

 

 

 

Satisfactory  

Entries are clearly visible and 
accessible.  

Car parking areas are designed to 
provide equitable paths of travel.  

Condition is recommended to ensure 
direct access to the building is 
possible from the basement parking. 

Level changes are well integrated into 
the design.  

Intercom access is considered to be a 
matter that will be resolved at CC 
stage.  



8 
 

Standards/controls Comment  

 

Satisfactory  

The development incorporates a 
number of pedestrian through links 
that are accessible 24/7.  

Site lines are considered acceptable 
and publicly accessible areas are 
overlooked (are they with all the 
screening to side elevations) by 
residents.  

Conditions are recommended with 
regard to CCTV and lighting.  

3H Vehicle access 
 

 

 

Satisfactory  

Two access points for vehicles are 
provided from Burelli Street. One at 
the traffic lights at the intersection with 
Kenny Street, the other a service dock 
entry further to the east.  

Burelli Street is the low point of the 
site.  

The vehicle entry points are integrated 
into the façade.  

 



9 
 

Standards/controls Comment  

 

3J Bicycle and car parking 
 

 

 

 

Does not comply  

Conditions recommended. 

See detailed discussion in body of 
report 

 

 



10 
 

Standards/controls Comment  

 

Satisfactory 

Access to parking is suitably located 
on the site and integrated into the 
design. 

Appropriate conditions relating to 
excavation and geotechnical 
requirements are recommended. 

 

NA 

 

NA 

4A Solar and daylight access 
 

 

Satisfactory 

See detailed discussion in body of 
report  

 

Satisfactory  

See detailed discussion in body of 
report 



11 
 

Standards/controls Comment  

 

Tower 1 facades incorporate small fin 
wall projections, setting back the 
glazing slightly to provide some shade 
when the sun is high.  

 

The windows are identified as double 
glazed.  

 

The Environmental Sustainability 
Report identifies the relevant U-value 
(heat transfer or insulation) and Solar 
Heat Gain Coefficient or SHGC (solar 
radiation passing through the glazing) 
values 



12 
 

Standards/controls Comment  

4B Natural ventilation 
 

 

Satisfactory  

See discussion in body of report 

 

 



13 
 

Standards/controls Comment  

 

Satisfactory  

Units with windows on a single aspect 
only are limited to one per standard 
floor (1 of 7). Those units have 
shallow depths.  

 

Satisfactory  

See detailed discussion in body of 
report 



14 
 

Standards/controls Comment  

4C Ceiling heights 
 

 

Satisfactory  

Floor to ceiling heights are 2.7m.  

 

 

N/A 

 

N/A 



15 
 

Standards/controls Comment  

4D Apartment size and layout 
 

 

Complies  

Unit sizes comply.  

All habitable rooms have windows.  

Kitchens are not part of the primary 
circulation space.  

Windows are visible from all parts of 
habitable rooms with the exception of 
small storage/study nook areas. 
Those areas are not considered to be 
habitable under the definitions in the 
glossary to the ADG (see below) as 
they are not areas that would be 
expected to occupied frequently or for 
extended periods.  

 

Habitable room: a room used for 
normal domestic activities, and 
includes a bedroom, living room, 
lounge room, music room, television 
room, kitchen, dining room, sewing 
room, study, playroom, family room 
and sunroom; but excludes a 
bathroom, laundry, water closet, 
pantry, walk-in wardrobe, corridor, 
hallway, lobby, photographic 
darkroom, clothes-drying room, and 
other spaces of a specialised nature 
occupied neither frequently nor for 
extended periods, as defined by the 
BCA. 

 



16 
 

Standards/controls Comment  

 

Complies  

Depths comply.  

Living areas and bedrooms are on the 
external face of the building.  

Habitable room depths do not exceed 
8m.  

 

Satisfactory  

On the typical floor plan, no 
bathrooms or laundries have external 
operable windows.  

 



17 
 

Standards/controls Comment  

 

Complies  

Room sizes comply.  

Room widths comply.  

Access to bedrooms in a number of 
units is directly from living areas as 
shown below.  

 

Robe sizes comply.  

Apartment layouts are considered to 
be acceptable with regard to furniture 
layout.  

Penthouse units have dual master 
rooms.  

No dual key apartments are provided.  

Floor areas are efficient.  



18 
 

Standards/controls Comment  

4E Private open space and balconies 
 

 

Satisfactory  

Complies  



19 
 

Standards/controls Comment  

 

Satisfactory  

Private open space areas are well 
connected to internal areas and 
oriented to take advantage of sun and 
outlook.  

 

Satisfactory  

 



20 
 

Standards/controls Comment  

 

 

Satisfactory  

 

4F Common circulation and spaces 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Satisfactory 

 

 



21 
 

Standards/controls Comment  

4G Storage 
 

 

Satisfactory 

Units are provided with appropriate 
storage areas.  

 

Satisfactory 

Additional storage for each unit is 
provided within the basement with 
suitable areas to ensure storage is 
conveniently located on each car park 
level.  

Condition is recommended to ensure 
basement storage is located within 
proximity of relevant car space. 

 

 



22 
 

Standards/controls Comment  

4H Acoustic privacy 
 

 

Satisfactory  

The layout provides separation from 
noisy or common areas where 
possible.  

 

Satisfactory  

 



23 
 

Standards/controls Comment  

4J Noise and pollution 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Satisfactory  

4K Apartment mix 
 

 

Satisfactory  

The proposal provides a mixture of 3 
(12%), 2 (60%) and 1 (28%) bedroom 
units.  



24 
 

Standards/controls Comment  

 

Satisfactory  

4L Ground floor apartments 
 

 

N/A 

 

N/A 

4M Facades 
 

 

Satisfactory  



25 
 

Standards/controls Comment  

 

 

Satisfactory  

4N Roof design 
 

 

Satisfactory  



26 
 

Standards/controls Comment  

 

 

Satisfactory  

Podium communal open space is 
provided for all three towers.  

Skylights are incorporated where 
possible.  

 

 

Satisfactory  

 



27 
 

Standards/controls Comment  

4O Landscape design 
 

 

Satisfactory  

 

Satisfactory  



28 
 

Standards/controls Comment  

4P Planting on structures 
 

 

Satisfactory  

 

Satisfactory 



29 
 

Standards/controls Comment  

 

Satisfactory 

4Q Universal design 
 

 

Satisfactory 

20% of the units meet the universal 
design features.  

 

Satisfactory 

Council requires 10% of the units to 
be adaptable. The Access Review 
prepared by Morris Goding Access 
Consulting states that the 10% can be 
incorporated into the 20% universal if 
they meet the relevant standards.  

The proposal provides 20% that meet 
the universal design features, 10% of 
which meet the adaptable 
requirements.  

 



30 
 

Standards/controls Comment  

 

Satisfactory  

4R Adaptive reuse 
 

 

N/A 

 

N/A 

4S Mixed use 
 

 

Satisfactory  



31 
 

Standards/controls Comment  

 

Satisfactory  

Commercial and residential lobby 
access is separated.  

There is a large combined service 
dock for both the residential and non-
residential components. Residents 
would however utilise the waste 
rooms within the residential car 
parking areas with waste then being 
transported to the service dock by the 
building manager.  

Parking and communal areas are 
separated and secured.  

Secure entry points are provided to 
residential lobby areas.  

Pedestrian routes are considered to 
be safe with adequate passive 
surveillance and improved through 
provision of CCTV and lighting. 
Appropriate conditions are 
recommended. 



32 
 

Standards/controls Comment  

4T Awnings and signage 
 

 

Satisfactory  

 

N/A 

Condition is recommended confirming 
signage must be subject to a future 
application unless exempt.  

4U Energy efficiency 
 

 

Satisfactory  



33 
 

Standards/controls Comment  

 

Satisfactory  

 

Satisfactory  

4V Water management and conservation 
 

 

Satisfactory  



34 
 

Standards/controls Comment  

 

Satisfactory  

The proposal includes a Water 
Sensitive Urban Design Report which 
details water recapture and use in 
landscaped areas along with gross 
pollutant traps. 

 

Satisfactory 

4W Waste management 
 

 

Satisfactory  

Suitable storage areas for waste bins 
for each tower are provided in close 
proximity to the lift cores. This 
includes separate bulk waste rooms 
and FOGO waste areas.  

A Waste Management Plan has been 
provided detailing waste volumes 
expected and capacity of bin rooms.  

Chutes are provided for general and 
recyclable waste.  

 



35 
 

Standards/controls Comment  

 

Satisfactory  

 

4X Building maintenance 
 

 

Satisfactory  



36 
 

Standards/controls Comment  

 

Satisfactory  

 

Satisfactory  

  

 

  



37 
 

Tower 2 

Standards/controls Comment  

Part 3 Siting the development 
 

3A Site analysis  

Site analysis uses the following key elements to 
demonstrate that design decisions have been based on 
opportunities and constraints of the site conditions and 
their relationship to the surrounding context: 

- Site location plan 

- Aerial photograph 

- Local context plan 

- Site context and survey plan 

- Streetscape elevations and sections 

- Analysis  

A written statement explaining how the design of the 
proposed development has responded to the site analysis 
must accompany the development application.  

Satisfactory 
A suitable site analysis has been 
undertaken  

3B Orientation 
 

  

Satisfactory  

Tower 2 provides direct access from 
Burelli Street and the internal lane.   



38 
 

Standards/controls Comment  

 

Satisfactory  

Burelli Street is located to the south. 
Some overshadowing to neighbouring 
commercial properties will occur. The 
redesigned proposal does not result in 
overshadowing to MacCabe Park 
between 12 and 2pm. 

 



39 
 

Standards/controls Comment  

3C Public domain interface 
 

 

Satisfactory  

The proposal has direct pedestrian 
access to the site from Burelli Street 
and the central public lane. 

A commercial tenancy is located 
directly off Burelli Street as well as a 
lobby to the residential component of 
the building and to an upper level 
commercial tenancy. 

Commercial tenancy 61 is not 
accessible from a public portion of the 
building and appears to rely on the 
residential access. A condition is 
recommended to ensure appropriate 
access is provided without relying on 
residential parts of the development. 

Balconies are positioned along the 
north and south elevation, overlooking 
the internal plaza to the north and 
Burelli Street to the south. 

Individual buildings within the 
development are appropriately 
differentiated. 



40 
 

Standards/controls Comment  

 

Satisfactory  

Mail boxes are suitably located. 

Parking is located away from streets. 

Substation is not visible from the 
street. 

Direct pedestrian access is achieved 
from ground level. Ramps are located 
away from the primary entrance. 

Blank wall on the lower floor is located 
on the Burelli street frontage, however 
within the context of the development, 
this is considered a minor portion of 
the façade, which is otherwise suitably 
designed. 

Appropriate conditions relating to 
ongoing building management are 
recommended. 

3D Communal and public open space 
 

 

Variation 

See detailed discussion in body of 
report 



41 
 

Standards/controls Comment  

 

Satisfactory  

Communal opens spaces cater to a 
variety of uses and age groups. 

The proposed plantings and use are 
responsive to the solar access likely to 
be available. 

Wind mitigation is proposed on the 
COS. 

Balconies from tower 1 will potentially 
overlook the COS on tower 2 but 
adequate building separation and a 
suitable landscaped buffer is provided. 

Reasonable levels of privacy are 
maintained into the adjacent units 
through suitable separation distances. 

The COS is capable of being well lit. 
This can be conditioned. 

 

Satisfactory  

  

 

N/A 

  

 



42 
 

Standards/controls Comment  

3E Deep soil zones 
 

 

N/A 

  

 

3F Visual privacy 
 

 

Variation sought  

See detailed discussion in body of 
report 

 

Satisfactory  

COS does not result in excessive 
overlooking into habitable rooms in 
the building or in tower 1 or 3 due to 
the defensive design of the eastern 
and western elevations. 



43 
 

Standards/controls Comment  

3G Pedestrian access and entries 
 

 

Satisfactory  

Entries to the building are provided 
from the parking lot, the Burelli street 
frontage and the central public open 
space. 

Clear sightlines are provided to the 
residential portions of the building. 

Signage is not proposed as part of this 
application. Any signage will be 
subject of a future application if 
required. This will be conditioned. 

Steps and ramps are integrated into 
the building design. 

 

Satisfactory  

Access is visible from the public 
domain. 

Clear sightlines are provided to the 
residential portions of the building. 

Steps and ramps are integrated into 
the building design. 



44 
 

Standards/controls Comment  

 

Satisfactory  

Through site links are provided 
throughout the development site, 
particularly from the street to the 
central public open space. 

Conditions are recommended with 
regard to CCTV and lighting.  

3H Vehicle access 
 

 

 

Satisfactory  

Vehicle access to the site is provided 
from Burelli Street. A single signalised 
intersection is proposed for the whole 
development site, which is considered 
acceptable and likely to minimise 
pedestrian vehicle conflicts. 

Vehicle access appears appropriately 
designed. 

Vehicle access is located away from 
main pedestrian site access. 

Servicing vehicle access is located off 
Burelli Street and is suitably located to 
avoid pedestrian conflicts. 



45 
 

Standards/controls Comment  

 

3J Bicycle and car parking 
 

 

Does not comply  

See detailed discussion in body of 
report 

 

See detailed discussion in body of 
report 

 

See detailed discussion in body of 
report 



46 
 

Standards/controls Comment  

 

Satisfactory 

Access to parking is suitably located 
on the site and integrated into the 
design. 

Appropriate conditions relating to 
excavation and geotechnical 
requirements are recommended. 

 

NA 

 

NA 

4A Solar and daylight access 
 

 

Satisfactory 

See detailed discussion in body of 
report  

 

Satisfactory  

See detailed discussion in body of 
report 



47 
 

Standards/controls Comment  

 

Satisfactory 

A reflectivity report has been 
submitted which indicates acceptable 
performance. 

Location of windows (subject to 
conditions) will allow acceptable levels 
of solar access into the building. 

4B Natural ventilation 
 

 

Satisfactory  

See detailed discussion in body of 
report 



48 
 

Standards/controls Comment  

 

Satisfactory  

Units with windows on a single aspect 
only have shallower depths.  

 

Satisfactory  

See detailed discussion in body of 
report 



49 
 

Standards/controls Comment  

4C Ceiling heights 
 

 

Satisfactory  

Floor to ceiling heights are 2.7m.  

 

 

N/A 

 

N/A 



50 
 

Standards/controls Comment  

4D Apartment size and layout 
 

 

Satisfactory 
 

Minimum internal areas for 
apartments are achieved. 

Windows are not visible from some of 
the kitchens, in some units. Condition 
is recommended to add an additional 
windows on the eastern or western 
façade to address this concern and 
provide improved solar access for 
relevant units. 



51 
 

Standards/controls Comment  

 

Satisfactory 
Some open plan living areas are 
marginally more than 8m. Only a few 
apartments are impacted by this, 
which is considered acceptable. 

 

 

On the typical floor plan, no 
bathrooms or laundries have external 
operable windows.  

 



52 
 

Standards/controls Comment  

 

Satisfactory 
Apartment layouts are acceptable with 
regard to these controls. 

The apartments on the western end of 
the lower levels are less than 4m wide 
(3.88m). Living rooms in these 
apartments are therefore also a 
maximum of 3.88m wide. This impacts 
very few apartments. Conditions will 
be included for these apartments to 
include west facing windows on the 
western façade to ensure adequate 
solar access and to improve the 
outlook and perceived size of these 
apartments. 

Robe sizes comply.  

Apartment layouts are considered to 
be acceptable with regard to furniture 
layout.  

Penthouse units have dual master 
rooms.  

No dual key apartments are provided.  

Floor areas are efficient.  



53 
 

Standards/controls Comment  

4E Private open space and balconies 
 

 

Satisfactory  

Minimum areas are met  



54 
 

Standards/controls Comment  

 

Satisfactory  

POS is located adjacent to living 
areas 

Most have north, east or west 
aspects. 

POS will block solar access to some 
adjacent living spaces due to their 
location. Refer to discussion on solar 
access section of this table. 
Conditions will be included to ensure 
solar access into living rooms where 
possible. 

 

Satisfactory  

POS is appropriately designed with 
regard to the architectural form and 
detail of the building. 



55 
 

Standards/controls Comment  

 

 

Satisfactory  

POS are of a typical design. 
Compliance with BCA will ensure 
suitable degree of safety. 

4F Common circulation and spaces 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Complies  

Common circulation areas are suitably 
designed with regard to the design 
guidance. 



56 
 

Standards/controls Comment  

4G Storage 
 

 

Satisfactory 
Apartment layouts provide for suitable 
storage areas. 

Storage is also located within the 
parking areas. 

 

Satisfactory 
Additional storage for each unit is 
provided within the basement with 
suitable areas to ensure storage is 
conveniently located on each car park 
level.  

Condition is recommended to ensure 
basement storage is located within 
proximity of relevant car space. 

 

 



57 
 

Standards/controls Comment  

4H Acoustic privacy 
 

 

Satisfactory  

The layout provides separation from 
noisy or common areas where 
possible.  

 

Satisfactory  

Significant noise impacts are not 
considered likely for the units in tower 
2. 



58 
 

Standards/controls Comment  

4J Noise and pollution 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Satisfactory  

4K Apartment mix 
 

 

Satisfactory  

The proposal provides a mixture of 3, 
2, and 1 bedroom units with a variety 
of floor plans. 



59 
 

Standards/controls Comment  

 

Satisfactory  

4L Ground floor apartments 
 

 

N/A 

 

N/A 

4M Facades 
 

 

Satisfactory  

The conditioning of additional 
windows on parts of the western and 
eastern façade is not expected to 
have a negative impact on building 
design. 



60 
 

Standards/controls Comment  

 

 

Satisfactory  

Building entries for the various uses 
are clearly defined. 

4N Roof design 
 

 

Satisfactory  



61 
 

Standards/controls Comment  

 

 

Satisfactory 

Roof is not accessible, but larger POS 
for the top floor apartment is provided. 

 

Satisfactory  

Solar panels are provided on roofs 
throughout the development. 



62 
 

Standards/controls Comment  

4O Landscape design 
 

 

Satisfactory  

 

Satisfactory  



63 
 

Standards/controls Comment  

4P Planting on structures 
 

 

Satisfactory  

 

Satisfactory 



64 
 

Standards/controls Comment  

 

Satisfactory 

COS is appropriately designed and 
will provide a suitable level of amenity 
to residents. 

4Q Universal design 
 

 

Satisfactory 
20% of the units meet the universal 
design features.  

 

Satisfactory  
Council requires 10% of the units to 
be adaptable. The Access Review 
prepared by Morris Goding Access 
Consulting states that the 10% can be 
incorporated into the 20% universal if 
they meet the relevant standards.  

The proposal provides 20% that meet 
the universal design features, 10% of 
which meet the adaptable 
requirements.  

 



65 
 

Standards/controls Comment  

 

Satisfactory  

Variety in apartment layouts is 
provided. 

4R Adaptive reuse 
 

 

N/A 

 

N/A 

4S Mixed use 
 

 

Satisfactory  



66 
 

Standards/controls Comment  

 

Satisfactory  

Condition is recommended to ensure 
access to commercial unit 61 is not 
from residential portion of building. 

There is a large combined service 
dock for both the residential and non-
residential components. Residents 
would however utilise the waste 
rooms within the residential car 
parking areas with waste then being 
transported to the service dock by the 
building manager.  

Parking and communal areas are 
separated and secured.  

Secure entry points are provided to 
residential lobby areas.  

Pedestrian routes are considered to 
be safe with adequate passive 
surveillance and improved through 
provision of CCTV and lighting. 
Appropriate conditions are 
recommended. 



67 
 

Standards/controls Comment  

4T Awnings and signage 
 

 

Satisfactory  

 

N/A 

Condition is recommended confirming 
signage must be subject to a future 
application unless exempt.  

4U Energy efficiency 
 

 

Satisfactory  

Conditions recommended for 
additional windows to the eastern and 
western façade of some units will 
result in improved solar access. 



68 
 

Standards/controls Comment  

 

Satisfactory  

 

Satisfactory  

4V Water management and conservation 
 

 

Satisfactory  



69 
 

Standards/controls Comment  

 

Satisfactory  

The proposal includes a Water 
Sensitive Urban Design Report which 
details water recapture and use in 
landscaped areas along with gross 
pollutant traps. 

 

Satisfactory 

4W Waste management 
 

 

Satisfactory  

Suitable storage areas for waste bins 
for each tower are provided in close 
proximity to the lift cores. This 
includes separate bulk waste rooms 
and FOGO waste areas.  

A Waste Management Plan has been 
provided detailing waste volumes 
expected and capacity of bin rooms.  

Chutes are provided for general and 
recyclable waste.  

 



70 
 

Standards/controls Comment  

 

Satisfactory  

 

4X Building maintenance 
 

 

Satisfactory  

 

Satisfactory  



71 
 

Standards/controls Comment  

 

Satisfactory  

 

  



72 
 

Tower 3 

Standards/controls Comment  

Part 3 Siting the development 
 

3A Site analysis  

Site analysis uses the following key elements to 
demonstrate that design decisions have been based on 
opportunities and constraints of the site conditions and 
their relationship to the surrounding context: 

- Site location plan 

- Aerial photograph 

- Local context plan 

- Site context and survey plan 

- Streetscape elevations and sections 

- Analysis  

A written statement explaining how the design of the 
proposed development has responded to the site analysis 
must accompany the development application.  

Satisfactory  
The site analysis for the overall 
redevelopment of the site contains this 
information, including the relationship 
to potential future built form on 
surrounding sites as shown in the 
BVN Design Report 

3B Orientation 
 

  

Satisfactory  

Tower 3 aligns to Burelli Street with 
direct access from the street (at RL 
15.00) and also from the basement 
car park (at RL 18.00). 



73 
 

Standards/controls Comment  

 

Satisfactory  

There are no existing residential 
developments on the southern side of 
Burelli Street and Tower 3 has been 
redesigned to remove shadowing to 
MacCabe Park to the south-east of 
the site. 



74 
 

Standards/controls Comment  

3C Public domain interface 
 

 

Satisfactory  

Commercial uses are proposed at 
ground level with lobby entrances 
available from Burelli Street and the 
internal plaza, with Burelli Street being 
the primary entry point, providing 
opportunities for interaction between 
residents and the public domain. 



75 
 

Standards/controls Comment  

 

Satisfactory  

Mailboxes are proposed within the 
lobby (RL 15.00) 

Entry to the residential lobby is 
available from the carpark and also 
level pedestrian access from Burelli 
Street.  

Landscaping around the building is 
provided to enhance the public 
domain, with an existing street tree 
being retained in front of Tower 3. 

Services, including fire control rooms, 
fire pump room are located behind the 
lobby and commercial tenancy. 

Basement waste storage areas are 
provided. 

3D Communal and public open space 
 

 

Satisfactory 

See detailed discussion in body of 
report 



76 
 

Standards/controls Comment  

 

Satisfactory  

The south facing undercroft area of 
COS will receive no solar access and 
be open to the elements, however this 
area has seating and ping pong tables 
that will offer recreational 
opportunities in warmer months.  

The western area of COS receives 
good solar access and reasonable 
amenity will be available overall. 

 

Satisfactory  

The roof terrace will be visible from 
the upper levels of the tower from 
habitable rooms and some balcony 
areas. 

 

Satisfactory 

The internal plaza will remain in 
private ownership but will be publicly 
accessible 24/7 from all street 
frontages.  

This space will not be dedicated to 
Council as part of the development.   



77 
 

Standards/controls Comment  

 

3E Deep soil zones 
 

 

N/A 

  

 

3F Visual privacy 
 

 

Variation sought  

See detailed discussion in body of 
report 

 

Satisfactory with conditions 

Outlook, light and views from 
habitable rooms and balconies in 
apartments located along the eastern 
and western ends of Tower 3 are 
limited by blank walls to living areas 
and fixed perforated screens. 

At the lower levels, this is a result of 
reduced building separation, however 
there appears opportunity to increase 
access to light, air and outlook by 
providing additional screened or pop 
out windows to living areas (eg typical 
low level apartment identified as Type 
2B  on dwg AR-DA-B-20-11): 

 



78 
 

Standards/controls Comment  

3G Pedestrian access and entries 
 

 

Satisfactory  

Pedestrian access to Tower 3 is 
available from Burelli Street, from the 
internal plaza and from the car park. 
Condition is recommended to ensure 
direct access to the building is 
possible from the basement parking. 

The lobby is identifiable from Burelli 
Street, being the primary street 
address. 

 

Satisfactory  

The lobby has a generous void area 
with glazed roof and glazed façade to 
Burelli Street to be easily identifiable. 

Level access to the lifts from the lower 
ground level (Burelli Street and the 
carpark area at RL 15.0) is provided. 

Another more discreet entry point from 
the internal plaza is available. 
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Standards/controls Comment  

 

Satisfactory  

The site incorporates multiple 
pedestrian links that will provide 
additional routes between the city 
centre and the railway station through 
the site. 

Inclusion of windows to retail premises 
increases passive surveillance to 
these links. 

Activation of the central link between 
Tower 2 and 3 could be improved by 
incorporating a play area or specific 
reason to occupy this area. 

3H Vehicle access 
 

 

 

Satisfactory  

Vehicle access to the site is provided 
from Burelli Street. A single signalised 
intersection is proposed for the whole 
development site, which is considered 
acceptable and likely to minimise 
pedestrian vehicle conflicts. 

Vehicle access appears appropriately 
designed. 

Vehicle access is located away from 
main pedestrian site access. 

Servicing vehicle access is located off 
Burelli Street and is suitably located to 
avoid pedestrian conflicts. 
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Standards/controls Comment  

 

3J Bicycle and car parking 
 

 

Does not comply  

See detailed discussion in body of 
report 

 

See detailed discussion in body of 
report 

 

See detailed discussion in body of 
report 
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Standards/controls Comment  

 

Satisfactory 

Access to parking is suitably located 
on the site and integrated into the 
design. 

Appropriate conditions relating to 
excavation and geotechnical 
requirements are recommended. 

 

NA 

 

NA 

4A Solar and daylight access 
 

 

Satisfactory 

See detailed discussion in body of 
report  

 

Satisfactory  

See detailed discussion in body of 
report 
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Standards/controls Comment  

 

Satisfactory 

External louvres, screens, and deep 
balconies assist with glare control in 
warmer months. Limited window 
openings on the western elevation 
assist with limiting summer sun 

4B Natural ventilation 
 

 

Satisfactory  

Towers 2 and 3 incorporate perforated 
operable screens to control glare 
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Standards/controls Comment  

 

Satisfactory  

Units with windows on a single aspect 
only have shallower depths.  

 

Satisfactory  

See detailed discussion in body of 
report 



84 
 

Standards/controls Comment  

4C Ceiling heights 
 

 

Satisfactory  

Floor to ceiling heights are minimum 
2.7m.  

 

 

N/A 

 

N/A 
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Standards/controls Comment  

4D Apartment size and layout 
 

 

Satisfactory 
Minimum internal areas for 
apartments are achieved. 

Windows are not visible from some of 
the kitchens, in some units. Condition 
is recommended to add an additional 
windows on the eastern or western 
façade to address this concern and 
provide improved solar access for 
relevant units. 
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Standards/controls Comment  

 

Satisfactory 
8m distance to a window is achieved. 

Most bathrooms and laundries are 
internalised and do not have an 
openable external window.  
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Standards/controls Comment  

 

Satisfactory 

Most units achieve the minimum 
dimensions aside from 2C-1 master 
bedroom does not achieve 3m 
minimum dimension. 
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Standards/controls Comment  

4E Private open space and balconies 
 

 

Satisfactory  

Primary balconies meet the minimum 
size and dimensions. 

ADG report by BVN notes that a an 
additional 0.5sqm allowance above 
the minimum areas is provided for AC 
units. 

There are no ground level apartments 
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Standards/controls Comment  

 

Satisfactory  

POS directly accessible from living 
areas. 

 

Satisfactory  

POS is appropriately designed and 
integrated into the architectural form 
and detail of the building. 



90 
 

Standards/controls Comment  

 

 

Satisfactory  

Minimum 1.2m high balustrades are 
proposed. 

4F Common circulation and spaces 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Satisfactory 
Corridors are straight, but with limited 
opportunity for seating. 
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Standards/controls Comment  

4G Storage 
 

 

Satisfactory 
Storage schedule shows provision of 
storage within apartments and in 
basement storage cages to meet 
these requirements. 

 

Satisfactory 
Additional storage for each unit is 
provided within the basement with 
suitable areas to ensure storage is 
conveniently located on each car park 
level.  

Condition is recommended to ensure 
basement storage is located within 
proximity of relevant car space. 
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Standards/controls Comment  

4H Acoustic privacy 
 

 

Satisfactory  

The layout provides separation from 
noisy or common areas where 
possible.  

Conditions are recommended for the 
installation of ceiling fans where the 
acoustic report relies on apartment 
windows to be closed to achieve 
suitable acoustic levels. 

 

Satisfactory  

Layout achieves this objective, see 
above comments and also noted that 
the access to loading dock is 
separated from bedroom areas. 
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Standards/controls Comment  

4J Noise and pollution 
 

 

Satisfactory 

See detailed discussion in body of 
report 

 

Satisfactory  

Conditions are recommended to 
ensure the provisions contained within 
he submitted acoustic report are 
incorporated into the design. 

4K Apartment mix 
 

 

Satisfactory  

The proposal provides a mixture of 3, 
2, and 1 bedroom units with a variety 
of floor plans. 
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Standards/controls Comment  

 

Satisfactory  

1 x 3B apartment is located on Level 5 
where COS is proposed. This level 
also has a generous 1B apartment. 

Other 3B units are located on higher 
levels with larger balconies. 

4L Ground floor apartments 
 

 

N/A 

 

N/A 

4M Facades 
 

 

Satisfactory  

Different materials identify the podium 
base comprising brickwork and 
concrete with lighter elements above. 

Level 5 where the COS areas are 
located provides a visual break in the 
building to identify the podium, 
consistent with adjacent Tower 2 and 
to provide the appearance of a street 
frontage height to meet Council’s 
controls (i.e. 12m-24m street 
frontage). 
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Standards/controls Comment  

 

 

Satisfactory  

The residential lobby and apartments 
are identifiable on the Burelli Street 
façade. 

4N Roof design 
 

 

Satisfactory  

A flat roof is proposed which 
accommodates some PV panels. 
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Standards/controls Comment  

 

 

Satisfactory 

The podium roof level is used for 
communal open space.  

The penthouse unit utilises a large 
part of the roof as private open space. 

The roof of the building is not 
proposed to be habitable or accessed 

 

Satisfactory  

The roof accommodates some PV 
panels and water catchment. 
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Standards/controls Comment  

4O Landscape design 
 

 

Satisfactory  

Landscaping is proposed to the 
podium COS area. Appropriate 
conditions relating to landscaping are 
recommended by Council’s landscape 
officer. 

 

Satisfactory  

The site incorporates landscaped 
areas on either side of Tower 3 and 
retains the existing street trees in 
Burelli Street. This will contribute 
towards a green streetscape. 
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Standards/controls Comment  

4P Planting on structures 
 

 

Satisfactory  

Conditions are recommended to 
ensure planting on structure is 
supported by adequate soil depth. 

 

Satisfactory 

Suitable conditions are recommended. 
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Standards/controls Comment  

 

Satisfactory 

COS is appropriately designed and 
will provide a suitable level of amenity 
to residents. 

4Q Universal design 
 

 

Satisfactory 
20% of the units meet the universal 
design features.  

 

Satisfactory  
Council requires 10% of the units to 
be adaptable. The Access Review 
prepared by Morris Goding Access 
Consulting states that the 10% can be 
incorporated into the 20% universal if 
they meet the relevant standards.  

The proposal provides 20% that meet 
the universal design features, 10% of 
which meet the adaptable 
requirements.  
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Standards/controls Comment  

 

Satisfactory  

Variety in apartment layouts is 
provided. 

4R Adaptive reuse 
 

 

N/A 

 

N/A 

4S Mixed use 
 

 

Satisfactory  
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Standards/controls Comment  

 

Satisfactory  

There is a large combined service 
dock for both the residential and non-
residential components. Residents 
would however utilise the waste 
rooms within the residential car 
parking areas with waste then being 
transported to the service dock by the 
building manager.  

Parking and communal areas are 
separated and secured.  

Secure entry points are provided to 
residential lobby areas.  

Pedestrian routes allow adequate 
passive surveillance and improved 
through provision of CCTV and 
lighting. Appropriate conditions are 
recommended. 
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Standards/controls Comment  

4T Awnings and signage 
 

 

Satisfactory  

 

N/A 

Condition is recommended confirming 
signage must be subject to a future 
application unless exempt.  

4U Energy efficiency 
 

 

Satisfactory  

Conditions recommended for 
additional windows to the eastern and 
western façade of some units will 
result in improved solar access. 
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Standards/controls Comment  

 

Satisfactory  

 

Satisfactory  

4V Water management and conservation 
 

 

Satisfactory  
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Standards/controls Comment  

 

Satisfactory  

The proposal includes a Water 
Sensitive Urban Design Report which 
details water recapture and use in 
landscaped areas along with gross 
pollutant traps. 

 

Satisfactory 

4W Waste management 
 

 

Satisfactory  

Suitable storage areas for waste bins 
for each tower are provided in close 
proximity to the lift cores. This 
includes separate bulk waste rooms 
and FOGO waste areas.  

A Waste Management Plan has been 
provided detailing waste volumes 
expected and capacity of bin rooms.  

Chutes are provided for general and 
recyclable waste.  
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Standards/controls Comment  

 

Satisfactory  

 

4X Building maintenance 
 

 

Satisfactory  

 

Satisfactory  
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Standards/controls Comment  

 

Satisfactory  

 


