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1.1 CONTEXTUAL ANALYSIS
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The subject site is identified in Figure 1. The

site has two frontages, the primary active

frontage will be located on Boundary Street

on the eastern boundary, and the secondary

frontage to the west on Thomas Street. North

of the site is People’s Park which the design

will integrate to support an expansion of the

public open greenspace. This integration will

expand and support a North-East to South-

West linkage from Russel Street.

The site is zoned as District Centre in the

Brisbane City Council (BCC) City Plan 2014.

As a result, the property is sited within close

proximity to a wide range of commercial,

educational and retail services on Boundary

Street and surrounding Kurilpa region.

LOCAL

Figure 1: Subject Site in Context of Regeneration Plan area.

The site area is located approximately 2 kilometres from the Brisbane Central Business District (CBD). The inner southern suburbs of South Brisbane,

Highgate Hill and West End border the site and make up the peninsula of the Brisbane River. As seen in Figure 2, the perimeter of the regeneration plan

is shaded in red and is shown in relation to the South Brisbane Riverside Neighbourhood Plan.

The area is well serviced by public transport services which can be used via stop 7 on Boundary Street directly adjacent to the site. This bus stop caters

for routes 199 and N199, travelling from the West End ferry stop through Brisbane CBD to Teneriffe.

The proposed site is central to many key sites within the inner city as illustrated in Figure 3, including a short 10 min bus ride to Brisbane City, 20 min

bus ride to the University of Queensland (UQ), and a 20 min bus ride to Milton.

REGIONAL

Figure 2: Regeneration Plan area in Context of South Brisbane Riverside 

Neighbourhood Plan area.
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1.1 CONTEXTUAL ANALYSIS

Figure 3: Subject Site in Context of Local Attractions and Key Sites
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PRIMARY USERS

The major aim is to make the project inviting, accessible, unique, vibrant and inspiring. This will

evoke a sense of place for residents.

The development will designate retail and creative space to encourage skilled employment in

the area due to the current shortfall. As a result, creative professionals have been targeted

especially due to the character and existing employment opportunities within the area, and the

sites location near universities (UQ and QUT).

Unique spaces on the ground level aim to attract commercial and retail customers while

complimenting the urban streetscape.

SECONDARY USERS

The major secondary users of the development will be the general public. Users of Boundary

St will be enticed into the development’s public park encouraging a wider community use. This

will ensure the natural and built environment is "comprehensible and accessible". The park will

be complemented with active shop frontages on the ground level, further encouraging the

ground floor activation. The public park may also be used by the general public as a cross-block

linkage, improving the permeability of West End.

DEMOGRAPHIC ANALYSIS

Australia’s population was just under 25 million in 2017, and the projected increase is expected 

to double by 2066, and expected to increase by 4 million in just 8 years. West End’s 

demographic comprises of an equal amount female and males, with the average age of 34, 

slightly younger than the national average. There is a population within the area of almost 9,500, 

over 50% of which are single and have never been married, compared to the national average of 

35%. West End has a higher percentage of part-time employees than the state and national 

average, however, also have a high percentage of full-time workers (Figure 4). In comparison to 

the state and the nation, more West Enders use public transport to travel to work as illustrated 

in Figure 5. People of West End are not as high users of cars to travel to work compared to the 

state average of 70% (Figure 6).
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Figure 4: Employment Types in West End

Figure 5: Transport to Work via Public 

Transport

Figure 6: Transport to Work via 

Private Motor Vehicle
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There are a wide range of developments occurring within West End for mixed-used development and residential development which will

impact the market supply and demand. The below table describes two key developments within West End which are considered major

competitors for the proposed project.

Development Type

Development Status 

and Developer Development Description Image

Mixed-Use Development: 

Multiple Dwelling, Centre 

Activity, Shop, Food and 

Drink Outlet, Indoor 

Sport and Recreation, 

Office, Community Use

Multiple stages - partly 

completed and under 

construction, other 

proposed stages; Metro 

Properties

West Village is a large-scale 

15-storey mixed-use 

development of over 150 

dwelling units and retail space 

on the ground floor, and car-

parking in multiple basement 

levels.

Source: Plus Architecture 2018

Mixed-Use Share 

development: Short Term 

Accommodation, Rooming 

Accommodation, Multiple 

Dwelling, Parking Station, 

Food and Drink Outlet, 

Office, Shop

Proposed; Property 

Projects QLD

Neighbouring the Glass 

Factory development, this 5-

storey mixed use development 

incorporates retail and food 

and drink outlets on the 

ground level.  The upper 4 

levels are dedicated to 36 

residential accommodation 

units of a ‘built-to-rent’ model.  

Visitor parking and car share 

spaces are provided on the 

ground level. Rooftop space is 

used for private communal 

gardens. Source: WMK Architecture, 2019
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Pearsons 1890 delivers a mixed-use development that offers a variety of affordable living options,

retail and commercial activity, and child care facility all the while adhering to unsurpassed

sustainability practices.

The 8-storey tiered development will consist of apartments with two- and three- bedroom

configurations in the tower portions. Local businesses and a child care facility occupy the podium

level of the development. Furthermore, open space landscaped with native vegetation will provide a

connection to People’s Park.

When complete, Pearsons 1890 will include:

• Public green space providing a linkage to People’s Park

• Private green space on the development’s rooftop

• A 473 sqm high-quality child care facility

• 754 sqm of NLA retail space

• 238 sqm of NLA commercial office space

• 55 residential apartments

PUBLIC AND PRIVATE GREEN SPACE

The provision of green space is a key objective of the development’s environmental

sustainability principles. The green space at ground level will feature high-quality amenities to

cater for families and provide a connection to People’s Park. Native vegetation will be used for

landscaping to highlight the area’s flora and fauna. Furthermore, the upper rooftop offers

public green space with a bar, allowing everyone in the community to enjoy the space and

views. Private greenspace is provided on the lower rooftop for the residents of Pearsons

1890.

CHILD CARE FACILITY

Pearsons 1890 features a 473 sqm child care facility in the podium to cater to families with young

children living in the building as well as the wider community. The integration of living and early

learning spaces was identified as a priority due to the rising number of young families in West End.

The child care facility features state of the art equipment and will provide a nurturing, safe

environment for children to learn and play.

RETAIL SPACE

The development will include 754 sqm of retail space. Pearsons 1890 aims to support local

businesses by providing retail opportunity at the heart of West End, with shop fronts facing

Boundary Street. The development contributes to the West End centre by ensuring street

activation and a mix of retail.

RESIDENTIAL APARTMENTS

Pearsons 1890 delivers 55 residential apartments, with a mix of two- and 

three- bedroom configurations. The apartments are spacious and located 

centrally, with multiple public transport options nearby. The development 

aims to provide high-quality affordable housing options, especially 

catering to young families. 

COMMERCIAL SPACE

Pearsons 1890 provides 238 sqm of commercial space. These spaces are positioned to spill out 

onto the park area to encourage activation. Flexible spaces are also included to provide the 

West End community with a place to hold community events. 

Figure 7: Goodstart Early Learning Centre, Adelaide Street

Figure 8. Oxley & Stirling Residences, South Brisbane Figure 9: Example rooftop garden, Gupta (2018)
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Two developments, SOKO Apartments and 33 & 35 Chester Street, were chosen for the precedent analysis. These developments were selected as they have a similar

scale, functional content, programmatic complexity and design intent to Pearsons 1890. Both feature a tiered design but are lacking in provision of green space.

Pearsons 1890 draws inspiration from these developments and will improve elements such as green space, land use mix and prioritizing sustainable design principles.

Criteria SOKO Apartments Rating* 33 & 35 Chester Street Apartments Rating*

Land use mix 2 – no commercial or retail integration, only the provision 

of one-, two-, and three-bedroom apartments

5 – appropriate mix of commercial and retail integration 

with apartments

Architectural design 3 – tiered design; passive onlooking via balconies 3 – tiered design; passive onlooking via balconies

Sustainable design 4 – orientation maximises sunlight and natural cross 

ventilation; utilises waterfront location for cooler climate

3 – orientated north-west and south-east to maximise 

sunlight and cross ventilation of natural breezes

Green space 1 – no public green space provided, only private open 

space

1 – no public green space provided, only private open 

space

Location 3 – inner city location with access to bus routes and 

active transport options

4 – inner city location with access to public and active 

transport routes

* Rating 1-5 (1: poor, 5: excellent)

Figure 10. SOKO Apartments, West End Figure 11. 33 & 35 Chester Street Apartments, Newstead
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Figure 12 : Pearsons 1890 in West End compared to West Village (Black transparent tower) 

(Map Data: Google Earth)

Figure 13:  Pearsons 1890 looking West over Boundary Street (Map Data: Google Earth)

DESIGN ON BOUNDARY STREET

Compared to existing buildings on boundary street, the Pearsons 1890 tower is slightly higher (Figure 12). Despite this, the

building aims to blend in using a timber and green wall cladding whilst maintaining a smaller footprint and height compared to the

nearby WestVillage Tower.

The existing local heritage listed façade is retained in the design and large amounts of public greenspace have been incorporated

into the design. This greenspace area exceeds current council regulations and the amount recently negotiated at the West Village

site.
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Figure 14 (top left):  Pearsons 1890 looking down Boundary Street 

compared to West village (black tower)

Figure 15 (top right): View over the rooftop terrace looking north towards 

the CBD

Figure 16 (bottom):  Overview of the site compared to neighbouring 

buildings

All Images : (Map Data: Google Earth)
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Economic Activity Type Total Area (m2) GFA

Retail 754 12%

Commerical Office 

Space

238 3.8%

Child Care Facility 473 7.5%

Apartment type Number 

per floor

Building 

total

Single unit 

Size (m2)

Common sp

ace (m2)

Two bedroom 4 31 (28 in 

tower)

2 x 71.52

2 x 86.56

21

Three bedroom 3 24 (21 in 

tower)

2 x 98.7 

1 x 101.9 

21

Figure 17 :  Example Floor Plan for Pearsons 1890 tower

Apartment 

type

Total 

area 

(m2)

GFA Car Parking 

space ratio

(includes visitor 

parking)

Bicycle Parking 

space  ratio 

(includes visitor 

parking)

Two bedroom 2427.68 38.6% 1.2 1.5

Three 

bedroom

2391.2 38.1% 1.7 2
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The application of CPTED principles in the built environment can reduce the opportunity for and the likelihood of crime (Brisbane City Council, 2004). CPTED 

principles regarding casual surveillance and sightlines were taken into much consideration during the design of the development.The principles utilised were based 

upon the Brisbane City Council's

CPTED Principles - Casual Surveillance and Sightlines:

• Development is located to overlook public space and survey street

• Sense of activity at building frontage

• Clear sightlines established through the location and placement of the building

• 'Activity generators', public space and seating located at the 'active edges' of the lot, to create casual surveillance of the space within

• Pedestrian activity is encouraged through the public space area, to promote casual surveillance

Ensure 40% (22) of apartments overlook public space. This will be achieved through built form, in which it will address public space through the suitable placement of 

windows. Overall, this will enhance social interaction as well as encouraging passive surveillance (EnviroDevelopment, n.d.).

Large balconies and 

windows to promote 

casual surveillance of 

public space and 

street.

Encouraged

interaction in public

space and pedestrian

activity encouraged.

No property fences to

define public space.

Low landscaping to 

enhance casual 

surveillance and create 

clear sightlines.

Sense of activity at building 

frontage to create casual 

surveillance and invoke 

safety.

Well-lit area to enhance 

user safety and ensure 

clear sightlines are in 

place.

Figure 18 : CPTED principles in the Pearsons 1890 design.



3.2 CLIMATE CHANGE RESILIENCE

URBAN HEAT ISLAND EFFECT

Brisbane is a warm and humid city, with the number of hot days and night
predicted to double according to long-term climate modelling by 2050
(Lloyd, 2019). The urban heat island effect only exasperates the sweltering
heat many Brisbanite’s face in the warmer months. The major driver of
the urban heat island effect is a "lack of evapotranspiration" from greenery
(Chapman, 2018). Trees, green roofs and vegetation were integral
components in the project, with a clear importance on urban green space in
managing urban temperatures. Urban greenery will reduce heat island
effects by providing shade for building surfaces, deflecting solar radiation,
while also releasing moisture into the atmosphere. It can also "improve the
micro-climate, undertake localised air-cleansing and contribute to
biodiversity" (Brisbane City Council, 2016). 14

At the forefront of Pearsons 1890 was climate change resilience. Major considerations in design included;

• Urban Heat Island Effect

• Climate Change Mitigation

• Extreme Weather Events – Particularly flooding and heat waves

CLIMATE CHANGE RESILIENCE

Climate Change mitigation can occur at various levels. At the building scale,
considerations such as; material choice and green rooves are simple
measures of mitigation. At a broader scale, the inclusion of green space and
planting of trees are also mitigating impacts of climate change by providing
shade and shelter., while absorbing carbon. Reducing the dependency on
fossil fuels of the building through features such as; solar energy and natural
ventilation, will also add to the mitigation of climate change. Additionally,
with proper design of natural ventilation there is the potential to reduce
energy consumption by up to 30-40% within the building (Brisbane City
Council, 2018). Furthermore, the integration of active transport facilities
such as a cycle parking centre will influence sustainable travel behaviour
and reduce carbon emissions.

Figure 19: Lower Open Roof Space Figure 20: Upper Open Roof Space Figure 21: Design of the Building from Rear
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Balconies – Provide 

physical articulation, they 

also provide shade to 

facades and reduce heat 

load while protecting 

residents from rain and 

sun.

Sky Terraces – Provide "breathing room" for residents, green

and private-open space, areas of recreation and relaxation

essential for community integration, absorption of rainwater,

providing insulation, create a habitat for wildlife and mitigate

the urban heat island effect.

Green Space - Native 

vegetation encouraged, helping 

reduce impact of development 

on ecosystems, and reduce 

ecological footprint of the 

project, as well as enhanced 

interaction with nature for 

residents and the wider 

community which is proven to 

calm anxiety and contribute to 

better overall health.

Solar Energy Glass Tile 

Roofing - Renewable energy, 

reduces buildings urban footprint.

Bicycle parking – Encourages

use of sustainable transport.

Natural Ventilation - Reduce 

need for mechanical heating, 

ventilation and air 

conditioning reducing the energy 

consumption of the building 

significantly.

Sustainability was a major consideration in all aspects of the development process of Pearsons 1890. A number of sustainable principles were set out in EnviroDevelopment Technical

Standards National and the Brisbane City Council’s NewWorld City Design Guide: Buildings that Breathe which set the precedence and guided the design principles of the project.

Water Sensitive Urban Design – Water captured and 

harvested from rooftops, where it will be stored in tanks for 

use in toilets and irrigation of the green landscape within the 

development. 

Figure 22 : Sustainability Elements implemented in the Pearsons 1890 design
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The proposed development is called Pearsons 1890. The existing

and retained heritage listed structure inspired the name of the

development. The heritage building was completed in 1890 and

was named after a Kangaroo Point contractor;Thomas Pearson.

The design of the development logo explicitly represents the

multi-storey and tiered structure of the proposed development.

However, the logo design can also symbolise the growth of West

End as the housing industry increases with the population; growth

that comes from families moving into the inner-city and the

requirements for infrastructure for the new market; and, social

growth as a united community unique to West End and Kurilpa.

Unique Selling Proposition

Pearsons 1890 caters for a young demographic of families that

may be single-parents, new families and / or first home buyers.

The development provides facilities to support children within

the inner-city and provides comfortable, affordable housing.

Pearsons 1890 addresses a gap in the market by providing

affordable, family-friendly apartments in the inner-city.

Figure 23: Logo for Pearsons 1890
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Pearsons 1890 will accommodate a growing population of families moving into the city and those who want to be closer to the central

business district. On each residential floor, the development provides three generously sized three-bedroom apartments and four two-

bedroom apartments ranging from 71m2 to 86m2. The three-bedroom apartments range in size from 98m2 to 102m2.

Each unit was appropriately priced based on the current market values of surrounding properties, the analysis of these properties led to a

purchase price of the apartments, analysis is available in Appendix A. Two-bedroom apartments will be selling for around $385,000 or

rented for $385 per week, while the three-bedroom apartment can be rented for $620 per week, or purchased for $620,000.

Figure 24:  Example Flood Plan for Pearsons 1890 tower



User

User

A ordable ApartmentsA ordable Apartments

https://taranunn.wixsite.com/pearsons1890

High qualit y, af fordable apar tments on West  

End’s Boundary st reet . Close to services and

on site childcar...

Pearsons 1890

Our on-site child care facilit y means you can drop your child off on t ime 

without the worry of gett ing stuck in traffic and turning up late f or work.

Find out more about our apar tment and child care package here:

https://taranunn.wixsite.com/pearsons1890

4.1 MARKETING STRATEGY
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The marketing strategy for Pearsons 1890 will be undertaken in four stages: Presale, Construction, Completion, and Post Completion.

PRESALE

• Social media advertising;  Facebook, Twitter;  

• Packaged deals:  Apartment and childcare 

offer;

• Website advertising; and,

• Billboard advertising targeted to young 

working families located in outer suburbs.

CONSTRUCTION

• Social media advertising; Facebook, Twitter;

• Packaged deals:  Apartment and childcare offer;

• Website advertising; 

• Billboard advertising targeted to young families 

located in outer suburbs;

• Display suite fronting Boundary Street; and,

• Scaffolding imagery.

Figure 25: Social media advertising example Figure 26: Scaffolding example 
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COMPLETION

• Social media advertising; Facebook, Twitter;

• Website advertising; 

• Billboard advertising targeted to young families located in 

outer suburbs;

• Display suite fronting Boundary Street;

• Opening night for building launch; and

• Attractive events: sausage sizzle day.

POST COMPLETION

• Updated social media advertising; Facebook, Twitter;

• Regular website updates; and,

• Billboard advertising targeted to young families 

located in outer suburbs.

Figures 28: Billboard advertising 

example 

Figure 29: Website example 

Figures 27: Billboard advertising example 

or visit 

bit.ly/2PhgLrN



4.1 MARKETING 
STRATEGY

COMPLETION MARKETING STRATEGY: Billboard 
Advertising

As aforementioned, one of the marketing strategies employed 
for Pearsons 1890 includes road-side billboard advertisements. 
This marketing strategy contributes significantly to the viability 
of the development. The billboards will display buzzwords 
words such as ‘affordable’ as well pertinent information on the 
design features of the apartments; an example of this can be 
seen in Figure 30.

The road-site advertisement strategy will be implemented in 
areas that match the socio-economic target audience for the 
development, in order to reach the maximum number of 
potential buyers. This strategy will yield higher results than if 
the advertisements were placed in areas which do not 
correspond to the economic level at which the development is 
pitched at. This marketing strategy plays a key role in the 
viability of the development as it increases the likelihood of 
target buyers purchasing dwellings within the development, 
therefore making the project feasible.

20

Figure 30: Example of Billboard Advertisement



COMPLETION / POST-COMPLETION 

MARKETING STRATEGY: Website + 

Website Updates

The completion / post-completion marketing 
tool of a website for the development has 
also been a cornerstone strategy in 
contributing to the project’s viability. The use 
of a website allows the development to reach 
a much broader audience than physical 
advertisement strategies such as the billboard; 
any individual who uses key search terms will 
be able to locate the Pearsons 1890 website. 
Additionally, the website will graphically 
display information on the development’s 
unique design, visually appealing to viewers 
and promoting a positive association with the 
development.

21

4.1 MARKETING 
STRATEGY

Figure 31: Screen capture of Websiteor visit 

bit.ly/2PhgLrN
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Public and Private Space

The development encompasses a significant

proportion of green and open space in order to

promote social wellbeing, interaction, and

environmentally sustainable principles.

Pearsons 1890 has dedicated publicly accessible

space at grade-level to foster a socially inclusive

environment through offering high-quality urban

green space for all to use equitably and

freely. Furthermore, a rooftop garden and bar is

offered at the upper-rooftop level for public

enjoyment, encouraging the wider community to

appreciate views of Brisbane.

The development also provides private open

space on the lower-rooftop level . The provision

of private space in addition to the publicly

available space is seen as an attractive quality to

potential buyers as it offers a 'backyard feel' to

the apartments; it provides the residents with a

sense of territoriality which is an important and

enticing quality in a potential home.

22

Figure 32: Public green space at ground level, providing 

a connection to People’s Park

Figure 33: Public rooftop garden and bar, offering 

views of Brisbane CBD (Map Data: Google Earth)

Figure 34: Private green space for residents 

of Pearsons 1890 on the lower-rooftop level
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Development Name Suburb Two 

Bedroom

Three 

Bedroom

Price Range

West Village West End   $689,000 - $1,149,000

Gardens Riverside West End   $980,000

Amersham West End   $765,000 - $1,400,000

Que complex South Brisbane   $495,000

Black Fold complex West End   $520,000

South Edge South Brisbane   $529,000

Olympia Apartment West End   $860,000 - $880,000

Glass Factory West End   $799,000

The Milton Milton   $679,000

Icon Milton Milton   $629,999

212 On Margaret Brisbane   $579,000

Mary Lane Brisbane Brisbane   $1,450,000+

The Highgate Highgate Hill   $1,700,000

VERTICE Dutton Park   ~$550,000

Average $594,624 $1,128,375

NRAS Applied $386,506 $620,606

Final Price $385,000 $620,000

Rental Price $385 /week $620 /week

To determine an affordable price for the apartments at Pearsons 1890, a comparison was drawn from other similar developments within and

around the region. An average of these prices were made.

Since the development promises affordable housing, the two-bedroom average was decreased by $100,000 and the three-bedroom by $200,000.

Following this initial decrease, the National Rental Affordability Scheme (NRAS) was applied to the apartments. NRAS allows homes to be rented at

least 20% below market price. Thus 20% was taken from the two-bedroom apartment while 30% was taken of the three-bedroom. Finally, the totals

were rounded to a suitable price.A weekly rental payment was calculated at $100 per week per $100,000 of the property value.
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Top Left:  West End Household 

Structure (2016).

Top Right:  West End Household 

Occupancy (2016).

Bottom:  West End Recent Median 

Sale Prices for Units July 2018-2019 

compared to Brisbane average.

Source : CoreLogic RPData, 2019


