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1.0 INTRODUCTION
Brisbane City Council (BCC) has recognised the increasing importance of urban 
regeneration in Brisbane due its associated social, economic and environmental 
improvements. Currently, West End is experiencing increasing development pressures 
as a result of population growth and decreasing land availability. In addition, the 
diminishing attractiveness of the public realm justifies West End as South Brisbane’s 
key future urban regeneration project. 
 
To assist BCC in promoting urban regeneration, Urbanist Consultants previously 
prepared a report for the West End Centre Regeneration Plan in collaboration with 
local community members and traders. The visions and objectives outlined in the 
West End Centre Regeneration Plan informs this report - Banksia House Design 
Proposal. 
 
In order to further provide guidance for BCC on their endeavours towards urban 
regeneration, Urbanist Consultants have devised Banksia House Design Proposal, 
which identifies a particular site within the West End Precinct for sustainable site 
regeneration.
 
This report provides a context analysis about the site, users and market trends. It 
then outlines the project brief, design proposal and marketing for Banksia House. 
The strategies and solutions endorse components of mixed-use development, 
sustainability, community values, feasibility and viability to achieve exceptional urban 
regeneration outcomes as envisioned in the previous report. 

Banksia House adopts a range of urban regeneration and urban design principles 
through the built form and proposed uses to create a high quality design outcome 
that complies with BCC’s development intent for West End as outlined in the South 
Brisbane Riverside Neighbourhood Plan. 
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2.0  CONTEXT ANALYSIS

Figure 1. Site location between Boundary and Thomas Streets and heritage-listed Pearson’s Building
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Located on 163 to 179 Boundary Street, Banksia House is situated on one of 
the most enviable sites in West End for sustainable site regeneration (see Figure 
1). The sizeable 2,800 m2 site has frontages to Boundary Street and Thomas 
Street. 

Banksia House is located 4 kilometres southwest of the Brisbane CBD and is 
positioned in the Boundary Street Precinct. The land immediately surrounding 
the site is characterised by a mix of retail, commercial and residential uses and 
People’s Park. In particular, Banksia House is within close proximity to several 
iconic West End destinations, such as the Avid Reader bookstore, Boundary 
Street Markets, the Boundary Hotel, and countless bars, restaurants and shops.

The site in which Banksia House is situated on includes a Local Heritage-listed 
building, Pearsons Buildings, which was built in 1890 (see Figure 1). Being 
part of Boundary Street Precinct’s rich cultural history, Banksia House seeks 
to integrate within West End’s existing urban fabric by preserving the heritage 
building. 

In line with Urbanist Consultants’ previous regeneration plan for the West End 
Precinct, Banksia House will be located along the Boundary Street pedestrian 
mall near the People’s Park laneway. The activated uses of the surrounding 
context of Banksia House contributes to its vibrant environment. 
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2.1  WHY WEST END?
Maintaining connection, sense of community and true 
individualisation of spaces are diminishing in contemporary 
urban landscapes. The emerging pattern of high-rise 
developments in West End has transformed the uniqueness 
of the neighbourhood. In most cases, many of these recent 
developments lack character and do not integrate within 
West End’s urban fabric. Consequently, West End is at high 
risk of becoming a gentrified suburb that lacks a unique 
selling point to ensure social, economic and environmental 
longevity. 
 
West End’s resident population is predicted to grow 42% 
from 11,893 people to 28,345 people by 2041, indicating 
that a substantial increase in housing supply is required to 
meet this demand (Queensland Government Statistician’s 
Office 2018). Since West End is part of Brisbane’s wider 
urban area that absorbs a majority of population growth, 
it must adapt to respond to the projected growth (ABS 
2013). This has already been observed as over half of the 
West End population resided in medium and high density 
dwellings in 2016 (ABS 2019). 
 
With greater numbers occupying medium and high density 
dwellings, creating liveable, adaptable and community-
focused apartments is becoming increasingly important. 
West End and wider Brisbane currently lack minimum 
standards and a governing authority to enforce design 
standards. At present, apartment design is primarily based 
on profitability for private developers. 
 
West End is also experiencing significant growth in working 
age populations (15 to 65 years) and cultural diversity. 
These trends justify the importance for an innovative 
and adaptable mixed-use development that meets the 
expansive needs of the population to create an inclusive 
environment. Acknowledging these shortcomings, Banksia 
House provides the solutions to redress the current 
landscape by establishing a mixed-use development that 
is enjoyable for West End’s diverse community. 
 
To bring about the social, economic and environmental 
benefits of urban regeneration, Banksia House represents 
a catalyst project that creates change through promoting 
mixed-use and sustainable development. The development 

offers a range of complementary uses, including apartments, 
retail uses, office spaces, a business start-up institution, 
childcare centre, and public spaces.
 
Banksia House is based on the German Baugruppe Model, 
which is an innovative approach to urban living (Ring 2016).
It seeks to reconnect people and redefine the meaning of 
density to create a true sense of ownership and strengthen 
the social connection at the heart of West End. Drawing 
upon West End’s potential as a prime inner city destination, 
Banksia House represents a mixed-use precinct that 
accommodates the different needs of  residents, workers 
and visitors. By offering exciting recreational and commercial 
experiences, Banksia House will contribute to the thriving 
cultural scene of Boundary Street and the broader West 
End. This will assist in preserving the suburb’s unique 
character to make it an appealing inner-city destination.
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2.2 SOUTH BRISBANE RIVERSIDE NEIGHBOURHOOD PLAN
The chosen site is guided by the planning provisions set in the South Brisbane 
Riverside Neighbourhood Plan (SBRNP), which is a local plan under the Brisbane 
City Plan 2014. 
 
With the site located in the Boundary and Vulture precinct and Village heart sub-
precinct of the SBRNP (see Figure 2), the Banksia House design proposal for 
West End’s urban regeneration aligns with the corresponding overall outcomes. 
This is achieved through the regeneration of the site into a mixed-use development 
that maintains the area’s distinct village atmosphere and prioritises pedestrians.

Banksia House complies with the codes and provisions regarding the built form 
as set in the SBRNP. The provisions are outlined in Appendix A.

Brisbane City Council, B risbane City Council, Spatial Information Services:

Council and the copyright owners permit the use of
 the data on this map, but the Council and copyright 
owners give no warranty in relation to the data
 (including accuracy, reliability, completeness, 
currency or suitability) and accept no liability (including 
without limitation, liability in negligence)  for any loss, 
damage or costs (including consequential damage), 
relating to any use of this data.
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2.3 USER ANALYSIS
Within the design process of a project, it is important to consider all possible users, aiming to design and provide a friendly 
and comfortable environment for all. Primary users of Banksia House refer to those who work or live directly in the building 
or space, whilst secondary users are those who might encounter the building informally as part of the larger urban setting 
of West End (Landorf 2014).

With Banksia House proposed as a mixed-use development of retail, commercial, community services, and residential use, 
the primary and secondary users are identified as follows:

PRIMARY USERS: 

Table 1. Potential interactions/uses by primary and secondary users of Banksia House

USERS INTERACTIONS

PRIMARY USERS

Residents • Residing in the apartments
• Access to community garden on the third floor and rooftop 
• Use of public spaces
• Engagement in Maker’s Market
• Potential use of childcare service

Market Vendors • Trading goods in the Maker’s Market
• Potential use of childcare service
• Access to public space

Office Workers • Working in the collaborative office space; 
• Use of start-up institution; 
• Use of public spaces; 
• Potential use of childcare service
• Engagement in Maker’s Market

Childcare Staff • Working in childcare centre
• Use of public spaces
• Engagement in Maker’s Market

SECONDARY USERS

Customers • Engagement in Maker’s Market
• Use of public spaces
• Potential use of childcare service

Tourists • Engagement in Marker’s Market
• Use of publlic spaces

Families and children • Use of childcare service
• Potential engagement in Maker’s Market
• Use of public spaces

The potential interactions of the primary and secondary users of Banksia House are summarised below in Table 1.

Market  
Vendors

Childcare  
Staff

Office  
Workers

Residents

SECONDARY USERS:

Families and 
Children

General  
Public

Customers

Tourists



6 West End Regeneration 

2.4 MARKET ANALYSIS
2.4.1  MACRO-ENVIRONMENT

To support Banksia House’s feasibility 
and optimum scale, it is vital to 
understand   the  market it is situated 
in. This requires a market analysis, 
which includes an assessment 
of the macro-environment. The 
macro-environment includes six 
interdependent factors beyond the 
control of an organisation (Landorf 
2014). These factors are: demographic; 
economic; legal; political; socio-
cultural; and technological elements 
(Landorf 2014). 

DEMOGRAPHIC:
Queensland Government Statistician’s Office (2018) estimates 
that West End’s population will further increase to 28,345 by 
2041. All age groups will expect rapid growth in the next 15 
years, with a compound annual growth rate of around 4%. 
Most of the age groups in Brisbane will expect a stable 
population growth rate of around 1% from 2016 to 2041, 
whilst populations aged 64 and over are anticipated to have 
considerable growth (see Appendix B). With West End’s 
population growth expected to be higher than other suburbs 
in Brisbane, it is important to respond to such growth through 
increasing infrastructure and services.

Couple family with children make up the largest proportion 
of Australia’s family composition at 44.7% (ABS 2018). 
Contrastingly, West End’s family composition is dominated by 
couple family without children, which consists of 46.7% (ABS 
2018) (see Appendix B). According to the 2016 Census 
data by ABS (2018), of all households at the national level, 
71.3% were family households and 24.4% were single person 
households. This household composition trend is similar to 
West End, which is dominated by family households (56.4%), 
followed by single person households (30.3%) (ABS 2018). 
Yet, a difference is observed for the dwelling structure. The 
most common dwelling structure in Australia is separate 
houses, which make up 72.9% (ABS 2018). Meanwhile, 
13.1% of dwellings are flats or apartments (ABS 2018). In West 
End, however, 63.3% of dwellings are flats or apartments,  
whilst 30.6% are separate houses (ABS 2018). The large 
percentage of family households and populations residing in 
flats or apartments emphasises the importance of compact 
living in West End.

ECONOMIC:
Macroeconomic Indicators
The Australian property market is controversially referred to as 
the ‘housing bubble’, and is considered by many, including 
some Treasury officials, to be overpriced and due for a 
significant downturn (Kehoe & Cranston 2019). The Reserve 
Bank of Australia (RBA) is facing growing pressures to address 
the housing bubble through lowering interest rates on home 

loans (Holden 2019). In the wake of the Royal Commission 
into Misconduct in the Banking, there has been increased 
pressure on banks and the RBA to address this issue. Housing 
prices have started to fall, with Melbourne, Sydney and some 
regional cities experiencing a decline in house prices of up 
to 10% at the end of 2018 (Zhou 2019). Yet, overall housing 
prices remain inflated (Zhou 2019). 
 
These trends are reinforced by ABS (2019) data, which 
illustrates that approximately three in ten Australian households 
(29%) are experiencing high levels of household debt and 
are considered over-indebted based on the Organisation 
for Economic Co-operation and Development (OECD) debt-
to-income ratio. Notably, over-indebted households have 
increased by 8% from 21% in 2003-04. Moreover, wages in 
Australia have not experienced significant growth in the past 
five years, with real wage growth limited to only 0.5% annually 
in the five years prior to 2013 (Australian Parliament House 
2019). These two combining factors - increased household 
debt and lack of significant wage increase - indicates that 
entering the housing market and maintaining mortgages is a 
major challenge for Australians (Zhou 2019).
 
Regional Economic Indicators
A 2019 report found that a majority of inner city Brisbane 
residents are transient, with only 25.5% remaining in the same 
dwelling over a five-year period (PRD Nationwide Research 
2019). It is estimated that  there will be a shortage of up to 
15,500 apartments by the end of 2023 (PRD Nationwide 
Research 2019). Importantly, there is a major shortage of 
three and four bedroom apartments in the inner city areas 
that are suitable for families (PRD Nationwide Research 
2019). Meanwhile, the housing market meets the demand 
for two bedroom apartments but oversupplies one bedroom 
apartments in the inner city of Brisbane (PRD Nationwide 
Research 2019).
 
Local Economic Indicators
Property prices in West End are high and have consistently 
experienced a steady growth of 5.76% per annum, with the 
average cost of housing being $1 million (Core Logic 2019). The 

proportion of West End’s population employed in professional 
roles almost doubles the national average, suggesting that 
West End is overall an affluent area (ABS 2016).  This is further 
reinforced by new developments in West End that increasingly 
attract more affluent populations into the area who are able to 
afford the high rent prices of these developments. In contrast 
to the growing affluent population in West End, the 2016 
Census data by ABS revealed that the number of homeless 
people in West End (68 people) is higher than the national 
average of 50.

When examining these economic trends alongside the 
demographic trends, it highlights that diversity should be 
considered when responding to West End’s population growth 
and the need for compact living. In short, there is potential 
to offer new housing options in West End such as ‘missing 
middle’ dwellings. Being less compact than high-density 
dwellings, these dwellings cater to the wider community by 
offering alternative choices to compact living that promote 
space and affordability. This notion has been incorporated in 
Banksia House, which proposes a 6 storey development. 

LEGAL:
Planning legislation plays an important role in determining the 
way in which cities are built. Legislation relevant to the context 
in West End are the Planning Act 2016, State Planning Policy 
(SPP) 2017, South East Queensland Regional Plan 2017 and 
Brisbane City Plan 2014.

Of importance, the SPP defines state interests in land use 
planning and development (SPP 2017). Its purpose is to ensure 
that Queensland is livable, sustainable and prosperous. SPP 
requires that state interests are integrated in local planning 
instruments, regional plans and development decisions to 
strengthen the economy, promote strong communities, protect 
the environment, manage resources, and inform and respond 
to investment in infrastructure. The City Plan 2014 guides 
future development in Brisbane. It determines how land is 
used and developed. The City Plan also guides infrastructure 
to support growth and protect the ways in which Brisbane’s 
community live. 
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Although these legislation are key to informing development in 
West End, changes to the legislation can alter development 
outcomes. Thus, Banksia House has been designed to 
withstand future changes to legislation by incorporating flexible 
approaches that can readily adapt its built form to respond to 
such changes. 

POLITICAL:
The government holds a critical role in regulating the economy, 
population, environment and society. As such, political factors 
can influence other macro-environmental factors. For example, 
political factors are connected to legal factors such as the 
regulation of competition, markets and planning legislation. 
 
Notably, the Australian Government has recently been 
supporting small businesses by providing assistance through 
initiatives such as the Australian Business Securitisation Fund 
and Business Growth Fund (The Treasury Australia 2019). The 
government has also implemented a small business income 
tax offset policy. Banksia House responds to the government’s 
political support for smaller businesses through proposing 
commercial spaces that target young entrepreneurs in the 
creative industries and a start-up institution to support these 
small businesses.

SOCIO-CULTURAL:
Since 2005, net overseas migration has accounted for over 
half of Australia’s population growth. In 2016-17, around 10% 
of immigrants to Australia resided in Brisbane (ABS 2018).  
According to the 2016 Census data (ABS 2018), more 
than 30% of residents in Brisbane were born overseas and 
approximately 25% of households spoke a language other 
than English. Such diversity enriches the city’s culture and 
provides new traditions and ideas. BCC (2018) is engaged 
in strategic planning to foster inclusivity and civic participation 
through initiatives such as community hubs, libraries, active 
programs, cultural facilities and events distributed across the 
city. Banksia House acknowledges BCC’s strategic plan by 
offering an inclusive place that celebrates West End’s diverse 
culture. 

TECHNOLOGICAL:
The constant improvement of technology in all sectors results 
in an ever-changing market. This trend has been considered 
in the design of Banksia House, where flexible and adaptive 
design elements that allow for continual incorporation of new 
technology has been adopted. Examples of technological 
advancements that will soon become the norm are artificial 
intelligence, augmented reality, blockchain and automation 
(UTS 2019). Additionally, changes in how society uses 
technology to enhance mobility and portability means that 
Banksia House will not provide offices in the traditional sense. 
Rather, the co-working office allows people to utilise the space 
according to their needs.
 
On a wider scale, technological advancements observed in 
the transport sector include the prevalence of ride sharing 
applications (Uber, Didi, Ola) and electric transportation 
methods (Lime and Neuron). These technological 
developments are expected to transform the urban form of 
cities. This emphasises the importance of adopting flexible, 
contemporary design strategies into development. While in this 
time of transition, Banksia House’s provision for rapid vehicle 
drop-off, bicycle parking and electric vehicle power stations 
provide for end-users at all stages of the technology adoption 
life cycle. Thus, the integration of flexible and adaptive design 
elements reinforce the viability of Banksia House. 

2.4.2  THE COMPETITIVE ENVIRONMENT

To determine the feasibility of Banksia House, it is crucial to 
examine the competitive environment. With the proposed 
development being a mixed-use apartment, Urbanist 
Consultants has analysed the structure of the real estate 
market in West End and the wider Brisbane context. 
Currently, West End is experiencing a boom in high-density 
residential development. Some of these include residential 
projects undertaken by Pradella Group such as Breeze, 
Parc and Light+Co (Pradella Group 2019). Despite the 
steady supply of properties, the average property market 
demand in West End (192 visits per property) is lower than 
the Queensland average (383 visits per property) (Real 
Estate 2019). West End’s median property price of units 
has also remained steady over the year at approximately 
$520,000. Since the level of competition can affect 
property prices and availability, the relatively low demand 
and static prices indicates that there is an oversupply of 
units in West End. 
 
In contrast, Brisbane’s population growth has been 
observed to grow more rapidly than the ten-year average. 
This growth has added an additional 23,000 new residents 
per year (Hunter Galloway 2019). Although the Brisbane 
property market has been slow, it is steadily gaining pace 
with property prices rising (Hall 2019). The rise suggests 
that property demand is increasing in the broader Brisbane 
context. 
 
The oversupply of units in West End contrasts with the 
increasing property demand in Brisbane. In turn, it reinforces 
that West End is losing its sense of identity that is key in 
attracting residents and tourists to sustain its economic, 
social and environmental prosperity. Banksia House 
overcomes this challenge by offering a unique mixed-use 
apartment that preserves and reinforces the traditional 
urban fabric of West End.
 
Local competitors for Banksia House that are mixed-use 
developments include Montague Markets (see Figure 
3) and Botanica Residences (see Figure 4). Located on 
405 Montague Road in West End, Montague Markets is 

envisioned to offer retail, residential and commercial uses, 
as well as public spaces.  On the other hand, Botanica 
Residences is located on 4 Edmondstone Street in South 
Brisbane. It is a mixed-use residential apartment that offers 
retail and public spaces. Although Montague Markets 
and Botanica Residences are larger scale developments, 
the similarity of its uses with those proposed for Banksia 
House makes them key competitors. What distinguishes 
Banksia House from these developments, however, is 
its alignment with local community needs. Specifically, 
the proposed development is largely informed by the 
community consultation from phase 1 of the regeneration 
plan. As such, Banksia House is an innovative grass-roots 
approach to development that strengthens community 
connection by integrating with and reinforcing the identify 
of West End. These aspects of Banksia House make it a 
feasible project.

Figure 3. Montague Markets

Figure 4. Botanica Residences

2.4 MARKET ANALYSIS
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3.0 PROJECT BRIEF
THE CLIENT: BRISBANE CITY COUNCIL

The success of a project is dependent on the level of consideration and response to client needs (Johns 2010). To ensure 
that development aligns with BCC’s strategic vision for the future of West End and the wider city, it is imperative to undertake 
a client analysis, relating to the ethos, culture and organisational structure. 

The following questions informed the analysis of the needs of BCC for the Banksia House site regeneration project:

1. Who is BCC?
2. What is BCC’s organisational structure?
3. What is BCC’s culture? 

BRSIBANE CITY COUNCIL
BCC functions as the local government body for the Queensland’s capital city, City of Brisbane. The juridiction of the City of 
Brisbane is limited to the inner portion of the metropolitan area of Brisbane, as shown in Figure 5. BCC is unique in terms 
of local governments, due to it being significantly larger in size and population than other Councils. Currently, BCC is the 
largest local government in Australia, with 26 wards and 27 Councillors.

ORGANISATIONAL STRUCTURE
The organisational structure of BCC is illustrated in Appendix C. The powers of BCC are divided into the Civic Cabinet, 
comprising the Lord Mayor, Deputy Mayor, the 26 Councillors and the chairpersons of the eight standing committees drawn 
from the membership of Council. The eight standing committees of Council are:

• City Planning Committee
• Community, Arts and Lifestyle Committee
• Environment, Parks and Sustainability Committee
• Establishment and Coordination Committee (Civic Cabinet)
• Field Services Committee
• Finance and Administration Committee
• Infrastructure Committee
• Public and Active Transport, Economic and Tourism Development Committee.

Under the suite of elected officials, BCC is structured into six principal departments, being: 

• City Administration and Governance, 
• Organisational Services, 
• City Planning and Sustainability, 
• Lifestyle and Community Services, 
• Transport for Brisbane, and 
• Brisbane Infrastructure. 

CULTURE AND STRATEGIC VISION FOR WEST END
The culture of BCC is expressed through its strategic documents that include visionary and development intent statements 
to guide future progress of the city. Its main vision document, Brisbane Vision 2031, represents the long-term community 
plan for the city and outlines a number of goals that help to define what is encouraged, and what is not, for site regeneration 
projects such as the Banksia House. These goals include establishing and supporting a city that is: 

• Accessible and connected;
• Active and healthy;
• Clean and green;
• Friendly and safe;
• New World City;
• Smart and prosperous;
• Vibrant and creative; and 
• Well-designed and subtropical (BCC 2019).

Complementing analysis of the information BCC directly provides to the public and development approval history is a key 
indicator of projects that align with the Council’s values. For this reason, one of the two precedents offered in Section 2.1 
are located in West End. Additionally, a study of the Brisbane City Plan, which is attached in Appendix A, outlines the built 
form and planning outcomes that are required for our project in Boundary Street.Figure 5. Map of Brisbane City Council Local Government Area and Wards (Electoral Commission 

Queensland 2019) 
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3.1  PRECEDENT ANALYSIS

PRECEDENT ANALYSIS 1: GLASS FACTORY, WEST END

The Glass Factory, located at 57 Vulture Street, West End, 
involves the site regeneration of a former industrial glazing 
factory within the Boundary/Vulture Street Precinct for a 
5 storey residential-led, mixed-use development (Turrisi 
Properties 2019). The development comprises 700m2 retail 
uses, a 250m2 standalone boutique office on the ground floor, 
and 47 residential units on the upper storeys. The residential 
units consist of one, two and three bedroom products to meet 
different housing needs (Brisbane Developments 2019).  

The Glass Factory is a suitable precendent on which to base 
Banksia House due to it being a mixed-use development of a 

similar scale. The Glass Factory’s close proximity to the site 
offers an advantage to draw direct comparisons between 
the two projects without losing the local context of the 
developments. Based on Table 2, Glass Factory sets a range 
of benchmarks that provide inspiration for Banksia House. Its 
modern interpretation of the former industrial glazing factory 
through the use of glazing and industrial finishes (see Figure 
6) offers innovative approaches to preserving West End’s 
heritage. The assessment of the Glass Factory further reveals 
a number of design outcomes that could be refined, namely 
in association with environmental and social sustainability (see 
Table 2).

To determine appropriate functional relationships, market expectations and optimal flow patterns, Urbanist Consultants has 
undertaken a precedent analysis to gain an understanding of existing mixed-use developments. The precedent analysis is based 
on two precedents - Glass Factory and Nightingale Project 1 - both of which act as benchmarks to guide the scale, functional mix 
and design trends of Banksia House. By drawing upon innovative strategies to enhance its economic, social and environmental 
performance beyond the precedents, Banksia House is considered a catalyst development. 

The assessment of the precedents is based on five criteria - built form outcomes; identity; environmental sustainability; social 
sustainability; and CPTED. In analysing the precedents, Urbanist Consultants has described and rated its performance against the 
criteria, providing improvements that Banksia House could adopt.

CRITERIA PERFORMANCE IMPROVEMENTS RANKING (1-5)

Built Form 
Outcomes

• No setback on first or higher floors
• No façade variety 
• Height is appropriate for area, though 

does stand out

• Separation, variety and visual interest of 
built form

• Appropriate setbacks (on higher floors)

3

Identity • Acknowledges historical (colonial) site 
context

• Exclusive to specific demographic

• Uses designed for wider public, in 
line with personality of West End 
community

• Less retail-focused

4

Environmental 
sustainability

• No specific environmental features
• Little need for car
• No green infrastructure

• Green infrastructure
• Solar energy sourcing
• Aim for outstanding NatHERS and 

Green Star rating
• Retrofitting existing building (2 storeys)

2

Social 
sustainability 

• 1-3 bedrooms apartments 
• No social housing
• Retail shops (open during general 

opening hours)
• No space dedicated to public meeting 

place

• 30% social housing
• Public space at rear (Thomas Street 

side) connecting to People’s Park
• Market retail
• Arcade 24/7 access

2

CPTED • Active frontages on ground level: 
surveillance + lighting

• Balconies and glass façade: surveillance
• No dangerous nooks
• No clear distinction between public and 

private, resulting in poor territoriality

• Active frontage along Boundary Street
• Public space along Thomas Street 

side: surveillance and territoriality with 
residents

• Street lights (and lighting along arcade)

3

Figure 6. Architectural Design of the Glass Factory

Table 2. Precedent Analysis for the Glass Factory
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3.1  PRECEDENT ANALYSIS
PRECEDENT ANALYSIS 2: NIGHTINGALE PROJECT 1

The Nightingale 1 Project (see Figure 7) is located at 6 
Florence Street, Brunswick, Victoria. It is a community-led 
5 storey development for owner-occupiers. Nightingale is 
an architectural concept, which is centred on facilitating the 
provision of multi-residential buildings that are financially, 
socially and environmentally sustainable (Nightingale Housing 
Ltd 2019). 

The Nightingale 1 Project used equity investors to raise funds 
and implemented a profit cap to ensure a high quality build that 
is responsive to residents’ needs. This resulted in innovative 
and sustainable design outcomes, namely the provision 
of ample communal and private open spaces. It is the first 
residential building in Australia that is carbon neutral and 
operates on 100% green power (Breathe Architecture n.d.). 

Although not a local development, the Nightingale 1 Project 
represents a strong precedent for Banksia House because 
of its similar scale and function, and thoughtful urban design 
solutions. The assessment of the Nightingale 1 Project 
provided in Table 3 reveals various benchmarks that influenced 
the design of Banksia House. The focus of community values 
through effective street activation, private and communal open 
space, and strong sustainability features is fitting for the West 
End community. The assessment of the Nightingale Project 1 
in Table 3 highlights a missed opportunity to further improve 
social sustainability, such as the inclusion of social housing to 
increase the project’s accessibility to poorer demographics.

CRITERIA PERFORMANCE IMPROVEMENTS RANKING (1-5)

Built Form 
Outcomes

• The facade lacks articulation
• 5-storey height complements the area’s 

built form
• Versatile balconies with window panes 

that can be opened and closed.

• Include a podium to minimise bulk of 
the building and create a human-scale 
built form 

3

Identity • Community-led model and provision of 
communal spaces offers opportunities to 
establish a distinct sense of community

• The high price of the apartments attracts 
a certain demographic group and may 
not be inclusive - does not offer true 
sense of identity suited to local context

• Government subsidies or grants to 
increase afforadability of apartments to 
suit a wider demographic group and 
establish an inclusive identity

4

Environmental 
sustainability

• Proximity to public transport and 
provision of bicycle storage facilities

• Climatic architectural design features 
including: floor boards made of recycled 
timber; NatHERS rating / 8.2 stars; solar 
array / 18Kw; emissions / 100% fossil-
fuel free; rainwater harvesting/used for 
irrigation & common-area toilets

• N/A - recipient of multiple architectural 
sustainability awards

5

Social 
sustainability 

• Nightingale proposes a model that is 
community-centric that aims to create 
a community-based building targeting 
owner-occupiers. 

• Inclusion of ballot process representing 
an equal way of distributing apartments

• No social housing allotment.
• Nightingale apartments match the high 

local property prices of Brunswick
• Buyers have input into the interior design 

of their apartment.

• Social housing or rent controlled 
apartments

4

CPTED • Balconies to offer surveillance
• Clear distinction between private and 

public space. 
• Lack of active frontages due to vacant 

shop fronts
• Nook along the frontage could 

encourage misbehaviour
• The location of the building (at end of 

cul-de-sac) does not lend it to having 
readily activated frontage.

• Active uses on ground floor to create 
vibrancy and offer surveillance

3

Table 3. Precedent Analysis for the Nightingale 1 Project

Figure 7. Architectural Design of Nightingale 1
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3.2 VISION AND OBJECTIVES
Over the next ten years, Banksia House will become an iconic hub of 
southern Brisbane, reinforced by its location within the city’s heart. 
Reflecting a cross section of West End, Banksia House combines 
unique bohemian culture and familiar village atmosphere to 
embrace its historical character. Banksia House will be an inclusive, 
sustainable and prosperous community with a mix of apartments, 
unique retail spaces, essential services and coworking office spaces. 
In a location that is central and convenient to multiple demographics, 
it is an accessible and connected place that prioritises pedestrians. 
The livable and affordable environment of Banksia House offers 
opportunities to build connections through chance meetings, 
attractive public spaces and an active arcade. The incorporation 
of proactive environmental design makes Banksia House a leading 
development for others to follow. 

INCLUSIVE: 
Banksia House is a destination that caters to different needs of the population. The mixed-use development creates an environment 
that complements and embraces the social and built fabric to provide the community a place to live, work and play.

SUSTAINABLE: 
In recognising the pressures of population growth on the environment, Banksia House promotes and practices sustainable 
measures of living. Banksia House incorporates sustainable building and active living design. 

PROSPEROUS: 
Banksia House promotes local economic growth by supporting local businesses and offering opportunities for young entrepreneurs 
to engage in creative industries. 

ACCESSIBLE AND CONNECTED: 
Banksia House takes advantage of the site’s location being in the heart of West End to promote walkability. Connections are built 
through an activated arcade and energetic public spaces. These form the main spine of the site that links pedestrians to different 
destinations within the wider area of the West End Centre precinct. Banksia House’s integration within the wider public transport 
network promotes accessibility to social, cultural and economic opportunities for residents, workers and visitors.

LIVEABLE AND AFFORDABLE: 
The active living design and environmentally sustainable measures embedded within Banksia House offers affordable living to the 
community. Providing a social and regular housing mix attracts residents of various socio-economic classes, creating a highly 
inclusive and liveable environment.
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3.2 VISION AND OBJECTIVES
3.2.1 DEVELOPMENT OBJECTIVES
Key to the success factors and alignment of the Banksia House vision to the broader West End Centre Regeneration Plan 
is the delivery of the following six development objectives:

1 Integrate the project with surrounding areas and improve West End’s character through the adaptive reuse of the 
facade of the heritage-listed building and promoting public spaces.

2 Integrate social facilities and infrastructure - social housing and regular housing mix, office spaces, community 
services, and recreational spaces - to support differing needs of the population.

3 Improve pedestrian connectivity through arcades and streetscape improvements to enhance the permeability of the 
site.

4 Embed CPTED design principles within the building design and development to promote surveillance and pedestrian 
comfort.

5 Promote a range of densities and variety of uses by accommodating a mix of residences, offices, retail, services and 
public facilities.

6 Introduce innovative building design and urban form that emphasises on environmental sustainability and subtropical 
design principles to enhance climate responsiveness and resilience.

3.2.2 DELIVERING THE VISION
To deliver the vision of the Banksia House, Urbanist Consultants has established the Banksia Model.

The Banksia Model has four founding principles: 

1. AFFORDABILITY
Banksia House promotes affordability. The market price of apartments in Banksia House will be below the 
market rate, and 30% of the housing will be retained by the developer for rent-controlled leasing. The rent-
controlled leasing of the apartments will be subject to applications and a maximum income threshold. These 
housing strategies will be supported by Government subsidies.

The low rent of market spaces maximises affordability by offering opportunities for local artists to sell their 
goods. Innovation will also be fostered through State Government funded grants offered to start-up companies 
seeking subsised office rent in the co-working office space. 
 
2. SUSTAINABILITY
Banksia House encourages environmental sustainability. It seeks to achieve zero emissions through several 
sustainable design features including:

• Open green space that incorporates deep planting;
• Green walls and green roof;
• Climatic responsive architecture that aligns with the principles from Buildings that Breathe;
• Retrofitting of the existing buildings and maintaining the original Boundary Street facade;
• Recycled materials in public spaces;
• Rainwater harvesting for recycled water toilets; and
• Solar panels.

3. ADAPTABILITY
During the design phase, future home owners will be able to consult with architects to design interior features 
of their apartment. The architects will encourage and enable versatile designs such as moveable walls and 
disability access to allow adaptability to support the different needs of the community.

4. CONNECTION
Banksia House will be connected to West End’s identity through its diversity of proposed uses, grass-roots 
housing model, and creative design. 

The range of uses offered - residential, retail and commercial uses, community facilities, and public spaces 
- will connect residents, workers, locals and tourists in West End. Secondly, with the Banksia House Model 
attracting owner-occupiers seeking for spaces that adapt to their desires and needs, it enables residents to 
gain a sense of ownership of Banksia House. As a result, a greater sense of community will be achieved by 
long-term residents of the development. Finally, the design of Banksia House preserves the existing heritage-
listed facade and adopts appropriate building height and setbacks to visually connect the development to its 
surroundings - the heart of West End. 
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4.0 DESIGN PROPOSAL

Figure 8. Banksia House architectural 3-D visualisation

When complete, Banksia 
House will include:

• A six-storey mixed-use    
 development that centres around  
 the heritage-listed facade on the  
 second level. 
• An open public green space that  
 connects to People’s Park and a  
 public arcade running through  
 the site.
• Two-level basement car park   
 with a capacity of 184 spaces 

and provision for electric vehicle 
charging stations - entrance via 
rear at Thomas Street.

• Approximately 1,712m2 of NLA 
 retail and community facility   
 spaces located on ground floor
• Approximately 1,970m2 of NLA   
 office space located on level 1 that 
 accommodates  approximately   
 165 employees.
• Approximately 20 residential 
 apartments located on levels 2-5.

Banksia House dates back to 1890s
WEST END HERITAGE
Banksia House is an example of regeneration that retains 
the heritage and character of the site. A centerpiece of the 
innovative Banksia House community is its preservation of 
the unique village-like facade of the building that fronts 
Boundary Street. This preservation of the heritage-listed 
building serves to retain the feel and character of the area, 
situating Banksia House within the identity of West End.

Adaptive resuse of heritage places High quality and functional apartment design Retail and commercial opportunities
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4.0 DESIGN PROPOSAL

Davies 
ParkToowong

West End 
State School

Southbank Brisbane State 
High School

Brisbane 
CBD

Suncorp 
Stadium

The University of 
Queensland

Strategic Inner City Location: Banksia House is strategically located in an inner city location along Boundary Street, specifically 4 kilometres southwest from 
the Brisbane CBD. Its high accessibility to district road networks such as Vulture Street makes it a prime location that offers advantages to the development. 

Figure 9. Location of Banksia House to wider Brisbane
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4.1  BUILDING FOOTPRINT AND HEIGHT

In compliance with the South Brisbane Riverside Neighbourhood 
Plan maximum site cover requirement of 80%, the site cover 
of Banksia House is 79.77%. Although Banksia House takes 
advantage of the site cover, the building massing creates a 
minimal visual impact to the surrounding environment through 
the inclusion of a podium and tower. The use of softening 
materials and an arcade walkway passing through the centre 
of the building creates a visually appealing entrance and 
enhances accessibility to the public space fronting Thomas 
Street. 

2233.49m2

8m

45
.3

5m
49.25m

19.5m

Figure 10. Building footprint and setbacks

Figure 11. Northern elevation
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T BUILDING STATISTICS:

STOREYS: 6 (3 PODIUM, 3 TOWER) 

HEIGHT: 19.5 METRES  

SITE COVER: 79.77% (2233.49m2) 

PODIUM REAR SETBACK: 8 METRES 

TOWER FRONT SETBACK: 22.5 METRES  
 
TOWER REAR SETBACK: 4 METRES 

TOWER SIDE SETBACK: 3 METRES
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4.2 MIX OF USES
Mixed-land uses are the key to success of achieving the intent of Banksia House - a medium-density development for 
residents to live, work and play. Urbanist Consultants has proposed the following land-use designations presented in Table 4.

Table 4. Banksia House land-use designations

KEY DEVELOPMENT PARAMETERS PROPOSAL

Lot size (sqm) 2,800m2

Height envelope 6 storeys (3 storey podium and 3 storey 
tower)

Site Cover Podium (ground to second floor) 2233.49m2  (79.77%)

Tower (third to fifth floor) 550.19m2  (19.65%)

Floor Plate Ground Floor (Podium) 1763m2

First Floor (Podium) 2464.02m2

Second Floor (Podium) 1238m2

Third-Fifth Floor (Tower) 491m2 each floor

Dwellings/Retail/Commercial Space Ground Floor (Podium) 24 market spaces
1 childcare centre
1 community centre

First Floor (Podium) 1 open co-working office space

Second Floor (Podium) 6 social housing apartments 
3 apartments

Third Floor (Tower) 3 apartments

Fourth-Fifth Floor (Tower) 4 apartments

Total Dwellings 20 apartments (6 social housing)

Car Parking (2 level basement parking) Car parking rate 1 space per residence
1 space per market stall/office worker/
childcare worker + child drop-off
Remaining visitor parking

Total car parking 184 spaces

Area per car space (sqm) 13.75m2 (2.5m x 5.5m)

Total area of car spaces (sqm) 4981.5m2 (2490.75m2 per level)

Landscape area 1792m2 (of which 250m2 is public space on 
Ground Floor)

CAR PARKING DESIGN
With Banksia House encouraging environmental sustainability, fewer car parks have been proposed than the suggested 
car parking ratios and the South Brisbane Riverside Neighbourhood Plan. This has been considered in line with Urbanist 
Consultant’s West End Centre Regeneration Plan (Report 1), which proposes a new major bus station located on Vulture 
Street and another basement car parking station on Russel Street. The proposed public transport improvements and 
parking strategy is expected to reduce the reliance on cars and hence the number of required car parks, justifying 
Banksia House’s proposal of 184 car parking spaces.

The maximum gross floor area (GFA) proposed for the residential and non-residential uses of Banksia House are summarised in 
Table 5 and Table 6 respectively. The ratio of uses are described in Graph 1 below. 

Table 5. Banksia House residential gross floor area

APARTMENT 
TYPE

BUILDING 
TOTAL

SINGLE UNIT 
SIZE (M2)

COMMON 
SPACE (M2)

PARKING 
SPACE RATIO

CAR 
PARKING (M2)

BICYCLE 
PARKING

One bedroom 7 95m2-101m2 1,542m2 1 per residence 96.25m2 On basement 
levels

Two bedroom 1 125m2 1,542m2 1 per residence 13.75m2 On basement 
levels

Three bedroom 12 134m2-166m2 1,542m2 1 per residence 1,655m2 On basement 
levels

Social housing 6 101m2-145m2 1,542m2 1 per residence 82.5m2 On basement 
levels

Table 6. Banksia House non-residential gross floor area

ECONOMIC TYPE TOTAL SPACE (M2) PARKING SPACE 
RATIO

CAR PARKING (M2) BICYCLE PARKING

Retail 1,224m2 1 per market stall (24 
stalls)

330m2 On ground floor

Offices 2,336m2 1 per worker (approx. 
164)

2,255m2 On ground floor

Services 588m2 1 per worker plus family 
pickup (approx. 6 + 6)

165m2 On ground floor

Childcare

Working Space

Market Space
Green Space

Social Housing

Residential

RATIO OF USES

3%

30%

14%21%

9%

23%

Graph 1. Ratio of uses
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4.2 MIX OF USES

CARPARK (92 SPACES)

WORKSPACE
1846m2

TOILETS
37.5m2

TOILETS
37.5m2

KITCHEN
232m2

OFFICE
31m2

OFFICE
31m2

OFFICE
31m2

OFFICE
31m2

CHILDCARE
293m2

PUBLIC  
SPACE
203m2

COMMUNITY 
SERVICE

295m2 MARKET
562m2

MARKET
562m2

Basement Car Park (Two Levels) Ground Floor (Podium) First Floor (Podium)

CARPARK 
ENTRANCE

BANKSIA HOUSE ACCESSIBILITY
Banksia House is highly accessible, 
providing a total of 184 basement level 
car parks with access from Thomas 
Street, electric vehicle charging stations 
and bicycle storage for residents, 
workers and visitors. Its location offers 
convenient and efficient connection to 
integrated public transport and nearby 
destinations:

• Bus services that depart from  
 the major bus station on Vulture 
 Street (located 350m to Banksia 
 House as proposed in Report  
 1) 
• Multiple secondary bus stops  
 along Boundary and Vulture  
 Streets.

BANKSIA HOUSE RETAIL
Banksia House retail responds to West End’s creative scene by promoting a 
creative marketplace, ‘Maker’s Market’, that establishes a space where local 
artists and makers can sell their goods with economically sustainable rental 
prices. Being located along the Boundary Street Precinct, Banksia House’s 
retail integrates with the shopping, dining and socialising spaces in the broader 
precinct. 

BANKSIA HOUSE COMMERCIAL
Banksia House delivers approximately 
1,970m2 NLA commercial space on 
the first floor, accommodating around 
165 workers. This commercial space is 
a co-working space dedicated for start-
up companies of the creative industries. 
It offers affordable spaces that targets 
young entrepreneurs. 

ATRIUM/VOID
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4.2 MIX OF USES

SOCIAL  
HOUSING

140m2

APT.
140m2 APT.

156m2

APT.
143m2

SOCIAL  
HOUSING

125m2

SOCIAL  
HOUSING

101m2

SOCIAL  
HOUSING

144m2

SOCIAL  
HOUSING

144m2

SOCIAL  
HOUSING

145m2

APT.
96m2

APT.
95m2

APT.
134m2

APT.
166m2

APT.
96m2

APT.
95m2

APT.
134m2

COMMUNITY SPACE
166m2

OUTDOOR 
COMMUNITY 

GARDEN
992m2

Second Floor (Podium) Third Floor (Tower) Fourth-Fifth Floor (Tower)

BANKSIA HOUSE COMMUNITY FACILITIES
Incorporating childcare and community facilities within the Banksia House caters 
to residents, workers and visitors. The childcare facility promotes a convenient 
and family-friendly community as it provides childcare uses alongside residential, 
retail and commercial uses to support flexibility. The community facility, 
StartCreative+Co, complements the commercial use by offering employment 
and business advice for small start-up businesses. Its purpose is to ensure and 
guide long-term success and sustainability of the creative businesses into the 
future.  

BANKSIA HOUSE RESIDENTIAL
Promoting a sense of community, key features of the Banksia House residential 
space include:

• 20 apartments – mix of one-three bedroom apartments 
• 6 apartments (30%) allocated to social housing 
• Communal spaces that encourage interaction - laundry and an outdoor 
 community garden on the third floor.
• Green rooftop with sheltered BBQ areas, seating and space for 
 socialising Figure 12. Proposed green rooftop

ATRIUM/VOID
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4.3 TREATMENT OF BUILDING FRONTAGES

FACADE TREATMENT
Banksia House retains the existing 
facade of the Pearsons Buildings and 
the adjacent red brick building to the right 
on the Boundary Street frontage. The 
adaptive reuse of the facade preserves 
the character of the Boundary Street 
Precinct. The integration of wooden 
facades further softens its appearance 
and fits with the historic identity of West 
End.   
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ACTIVATED FRONTAGES AND ARCADE
Active, striking and human-scale streetscapes with open spaces will attract visitors 
to the site. The Maker’s Market fronting Boundary Street and a portion of the 
arcade activates the public realm, contributing to the surrounding lively retail uses. 
The new arcade and street linkages to the surrounding area will create seamless 
integration with bustling ground floors.

INTERACTIVE FRONTAGES
Interactive facades including green 
walls on the Thomas Street frontage 
will creative visual interest that activates 
the public realm. This creates a point 
of interest and softens the facade along 
the portion of the building fronting the 
underground car park entrance

Figure 14. Visualisation of Boundary Street frontage

Figure 13. Active frontages of Banksia House

Figure 15. Visualisation of timber facade as building frontage treatment

Legend

Activated frontage

Interactive frontage

Facade treatment
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4.4 PUBLIC REALM

Figure 16. Proposed public realm 

OPEN GREENSPACE
Banksia House includes an open greenspace in the public 
realm that features subtropical and landscaped design. The 
space provides residents, workers and visitors the opportunity 
to socialise and relax. 

TIMBER BENCHES WITH 
LANDSCAPED FEATURES
Timber benches featuring 
landscaped design softens 
the appearance of the public 
space and responds to climatic 
conditions by providing shade 
from the sun and countering the 
urban heat island effect.

INDIGENOUS ART FEATURES
Incorporation of Indigenous art into the public realm 
strengthens West End’s existing ties to Indigenous culture. 
The inclusion of this feature promotes Banksia House as an 
inclusive destination that celebrates diversity.

Legend

Surrounding pedestrian 
flow

Arcade

24-HR PUBLIC ARCADE
The 24-hour publicly 
accessible arcade runs 
through the site, offering 
direct linkage from Boundary 
Street to Thomas Street. 
The arcade opens into the 
Boundary Street Pedestrian 
Mall (as proposed in Report 
1), further connecting the 
site to surrounding retail and 
eateries.

LIGHTING
The arcade features lighting 
that is designed to create visual 
interest for viewers. The inclusion 
of lights along the entire length 
of the arcade will create a well-
lit space that ensures safety of 
pedestrians passing through the 
site at night. 

PUBLIC SEATING WITH LANDSCAPED FEATURES
Public seating within the arcade provides resting stops. 
With the arcade connecting to the open greenspace, the 
landscaped features align with the subtropical design of the  
broader public realm. 
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4.4 PUBLIC REALM
4.4.2 INCLUSIVE CHARACTERISTICS    
The project seeks to achieve Hyde’s (2010) notion of entry level urbanism, which relates to public spaces that are accessible 
to and comprehensible by all. 

Banksia House achieves an accessible and inclusive public open space design for the broader community through the 
following features:

CROSS BLOCK LINKS

An opportunity exists to provide a public arcade through the site, connecting pedestrians 
from Boundary Street to the public open green space located at the rear of the site, 
along Thomas Street. 

UNIVERSAL DESIGN

The open space incorporates a universal design that exceeds minimum design 
standards for access by people with disabilities and people of all ages, abilities, and 
sizes (Landorf 2014). 

24-HOUR PUBLIC ACCESS

By offering 24-hour public access to the arcade and open space, it not only creates a 
vibrant public open space, but also the notion of a public building (Hyde 2010).

Figure 17. Proposed public open space - Thomas Street frontage

4.4.1  PROPOSED PUBLIC OPEN SPACE

BANKSIA HOUSE OPEN PUBLIC GREEN 
SPACE 
Banksia House provides the community with an open 
public green space at the rear of the site fronting 
Thomas Street. This 203m2 open space invites 
everyone to enjoy activities of socialising, meeting 
and shopping in a unique location that integrates 
Indigenous cultural features within the design to align 
with the broader identity of the area.

Similar to the nearby People’s Park and Bunyapa 
Park, the multi-purpose space is designed to be a 
popular meeting place that is pedestrian friendly, safe 
and inviting at daytime and nighttime. Embedded with 
subtropical design, it is a place where residents, office 
workers and visitors can sit, relax and unwind whilst 
connecting with nature. 

The public open space contains the following features:
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1 Indigenous art

2 Public timber benches with landscaped design

3 Deep planting

4 Timber boardwalk

5 Vegetation buffer from car park entrance
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3
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4.5 CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN

ACTIVE AND PASSIVE SURVEILLANCE
Surveillance is based on the concept that 
undesirable behaviour is discouraged in 
areas with high visibility from the public realm. 
Banksia House has been designed to provide 
opportunities for active and passive surveillance. 
Active surveillance takes the form of CCTV 
surveillance, and complements areas of passive 
surveillance (i.e where passers-by or residents 
can see areas) that are weaker. For example, 
active surveillance is heightened in the walkway, 
where visibility is reduced, especially at night-
time. Passive surveillance is achieved through 
the strategic location of communal spaces 
along the road frontages. The third floor outdoor 
community garden and private balconies provide 
passive surveillance on both Boundary Street 
and Thomas Street. 

LEGIBILITY AND VISIBILITY
This principle encourages easy wayfinding 
strategies to minimise the possibility for 
undesirable behaviour in areas with poor visibility. 
In Banksia House, the simple delineation of active 
edges on Boundary and Thomas Streets, and 
its connecting walkway, reduce the possibility 
for shady nooks. This is further improved with 
effective lighting throughout the entirety of the 
publicly accessible areas. The arcade has been 
designed linear in form to ensure high visibility 
and direct sightlines to the end destination, from 
both Thomas Street and Boundary Street. The 
public space at the end of the arcade on the 
Thomas Street frontage is open and visible to 
discourage nuisance and has been designed 
as a landmark site to improve the legibility of 
Banksia House. 

MAINTENANCE
According to the broken window theory, poorly 
maintained areas are more conducive to 
undesirable behaviour. In response, a key priority 
in Banksia House is a well-maintained upkeep 
which helps contribute to the pride of end-users. 

TERRITORIALITY
A feeling of ownership and pride results in an 
increased likelihood of residents defending their 
public space, ultimately discouraging undesirable 
behaviour in the surrounding environment. This 
should be a combination resulting from the 
Banksia Model and appropriate maintenance. 
Territoriality in Banksia House clearly distinguishes 
the public from private spaces.

ACCESS
Well-defined public access points to the site 
enhances legibility and the surveillance of the site. 
Banksia House achieves this through an open 
access point via an arcade that runs through the 
site (connecting Boundary and Thomas Streets). 
Defining access points to private spaces should 
also reduce the possibility for breaching into the 
private space. In Banksia House, this is achieved 
by separate elevators to residences, which are 
on floors separate to the public (green space 
and market) and semi-public space (childcare 
and workspace). 

Crime prevention through environmental design (CPTED) is a design approach whose main objective is to discourage, and ultimately prevent, undesirable behaviour. 
A number of principles have been integrated within the design of Banksia House to achieve this objective. 

Legend

Private space

Public space

Public access point
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4.6 CLIMATE CHANGE RESILIENCE

SUBTROPICAL DESIGN ELEMENTS
Subtropical design elements are incorporated in the building 
design and public spaces of Banksia House. The inclusion 
of green walls and a green roof responds to Brisbane’s 
subtropical climate by removing heat from the air to reduce 
the urban heat island effect. Deep planting and landscaped 
design in the public open greenspace offers shade to users 
and further contributes to cooling effects.

CONSTRUCTION MATERIALS
Material utilised in the construction of Banksia House is a 
vital element to respond and adapt to Brisbane’s subtropical 
climate. The use of recycled timber for the public furniture and 
boardwalk in the arcade and open greenspace represents 
sustainable design practice. The light materials (timber) utilised 
for the building facade is suitable for the warmer climate of 
West End and Brisbane, regulating temperatures in the warmer 
months of the year.

VENTILATION
With the Boundary Street frontage of Banksia House facing the 
southeast, the integration of an arcade walkway through the 
building and sizeable windows along the southeast frontage 
facilitates cool summer breezes. This climate responsive 
strategy draws upon principles from Buildings that Breathe, 
as it offers open ventilation to cool the building during hotter 
months of Brisbane’s subtropical climate.

RETROFITTING OF EXISTING BUILDINGS
A portion of the original Boundary Street facade has 
been maintained, particularly Pearsons Buildings and the 
adjacent red brick building to the right. The use of existing 
building structures creates a sustainable site that promotes 
environmentally sustainable practices. The retrofitting of these 
buildings preserves the historical character of the Boundary 
Street shopfronts, maintaining the broader precinct’s village 
feel.

NATURAL LIGHTING
The integration of large windows maximises the building’s 
exposure to natural light. The atrium located on the ground to 
second floor towards the Boundary Street side of the building 
captures sunlight, making the public arcade a well-lit space.  
Maximising the building’s exposure to natural sunlight reduces 
the need to use electric light during the day.

SOLAR PANELS
Solar panels are incorporated to the building design of Banksia 
House. The use of solar panels draws upon energy efficiency 
principles to lower the amount of energy and electricity used.  
Solar panels are not only provided as an energy efficient feature 
for the residential tower, but also for the retail and commercial 
uses. Solar energy is also implemented in the public realm, 
where the common lighting in public spaces use solar power. 

WATER SENSITVE URBAN DESIGN (WSUD)
WSUD is adopted in the form of rainwater harvesting for the 
use of recycled water in toilets. Aligning with Report 1, the 
porous boardwalk in the public open greenspace features 
drainage channels to allow the flow through of rainwater to 
stormwater drains. Bioretention swales are also offered through 
landscaping design to capture, treat and infiltrate stormwater. 

INSULATION
Insulation will be incorporated in the residential areas of Banksia 
House to prevent loss of warmth in winter and heat transfer 
during summer. Insulation will minimise the need for heating 
or cooling devices, promoting the building’s energy efficiency. 

Environmentally responsible design initiatives have been adopted into the mixed-use development of Banksia House. These initiatives deliver climate sensitive 
residential, work and retail spaces that maximise comfort, liveability, and are highly useable. Banksia House sets an example of excellent climate responsive design 
outcomes by incorporating the strategies described below.
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5.0 MARKETING
LOGO

To support the development viability of Banksia House, it is crucial to establish marketing techniques. Urbanist Consultants have 
developed a logo to attract future residents and workers of Banksia House (see Figure 18).

DEVELOPMENT VIABILITY

Banksia House seeks to maintain the local, quirky and creative characteristic of West End. By offering an innovative place for 
communities to live, work and play, it emphasises on the concept of an inclusive and diverse place. Profit earned from Banksia 
House is predominately from the sales of commercial and residential spaces. Therefore, it is vital to target marketing towards 
certain groups that are likely to be future workers and residents of Banksia House. With reputable schools located in the catchment 
area and the boom in creative industries, Banksia House targets young couples and young entrepreneurs that are expected to 
reside in West End. 

The mixed-use development is centrally located on Boundary Street, an area that is full of opportunities in the heart of West End. 
The compact urban form and efficient land-use patterns of the development creates an exciting destination in West End that offers  
a mix of uses. The location of the development, coupled with its mix of uses, encourages walkability to access essential services 
and amenities. The incorporation of social, environmental and economic sustainability concepts (see Table 7) within the mixed-
use development offers an innovative destination that attracts and serves the needs of an expansive and increasingly diverse 
population in West End. Through intertwining new sustainability ideas within the development whilst maintaining the authentic 
character of West End to meet the future needs of the population, the mixed-use development is therefore viable.

Table 7. Sustainability of Banksia House

SOCIAL 
SUSTAINABILITY

• Social connectivity, wellness and responsive design that gives residents 
a sense of place and ownership over the place they chose to live. 

• 30% of the residential units allocated to social housing promotes inclusivity 
and the belief that social status should not exclude people from living in the heart of West 
End.

• Communal spaces, both in the public and private realm, make Banksia House an inclusive 
and adaptable place to live, work and play in connection with the vibrant West End 
community.

• The forward-thinking and promising design encourages investment from 
benefactors or subsidisation from government to enable apartments to be sold affordably 
below the average market value.

ENVIRONMENTAL 
SUSTAINABILITY

• Subtropical design in the building and public space.
• Arcade walkway that offers natural ventilation.
• Incorporation of insulation in building design.
• Inclusion of an atrium and windows to lighten public and private spaces.
• Retrofitting the existing Pearsons Buildings to maintain the original Boundary Street facade.
• Use of recycled materials in the public realm and choice of timber as the construction 

material.
• WSUD - rainwater harvesting, drainage channels and bioretension swales.
• Solar panels.

ECONOMIC 
SUSTAINABILITY

• The Maker’s Market will serve to re-activate Boundary Street as a retail destination for 
eclectic and unique retail offerings that reflects West End’s creative spirit.

• Childcare provision on Boundary Street will mean that local workers and workers at Banksia 
House will not be excluded from the workplace due to caring responsibilities.

• Offering three bedroom apartments responds to the shortage in the real estate market.

The name of the proposed development, Banksia House, is believed to be suitable for the West End Centre Precinct for several 
reasons. ‘Banksia’, being a local Australian plant, portrays the idea that Banksia House is reflective of the local West End community 
and maintains the authenticity of the neighbourhood. ‘House’ refers to the homely place that Banksia House is envisioned to be, 
where communities are able to live, work and play in the one destination. The inclusive range of uses offered in Banksia House 
creates a strong sense of community, enhancing the broader community identity of West End.

UNIQUE SELLING PROPOSITION

A unique selling proposition (USP) is an aspect that makes a business or development better than competitors. It is commonly 
defined as a specific benefit that makes the business or development stand out when compared to others in the market. Banksia 
House adopts a USP to further enhance its marketing to attract future users of the site. 

What makes Banksia House uniqe from other developments and will draw the public is its offering of a local market retail 
environment that has been long-missing from West End. Additionally, its offering of family-compatible spaces and services, and 
affordable residencies are exciting prospects for an inner city suburb. Banksia House is not just an apartment building, office 
space or retail destination; rather, it is a community-centred space that is a part of Boundary Street’s fabric and identity where 
people can connect and engage.

With these attributes that make Banksia House stand out from other mixed-use developments, Urbanist Consultants proposes 
the following USP:

Figure 18. Banksia House logo

“Your oasis in the central area, where businesses develop and 
communities engage within the creative and social environment.”
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Throughout the four phases of the development - pre-sale, construction, completion and post-completion - a variety of marketing 
strategies will be utilised to ensure maximum engagement with target demographics, and general awareness of the development. 
Urbanist Consultants’ priority is to attract future residents and workers of Banksia House to ensure full potential of its development 
viability. Urbanist Consultants further seek to promote the success of the Banksia Model and extend the model to other 
developments; thus engagement with non-buyers is equally important. 

A marketing compaign has been designed to occur across the four phases of development:

PRE-SALE:
• Video advertising and flyer strategies to showcase the design concept and generate awareness for the development.
• Establishment of Banksia House website that describes the vision, model, concept and uses of the development.
• Use of social media (Facebook and Instagram) to target younger demographics and young families.

CONSTRUCTION:
• Fence banners and billboards (see Figure 19) at construction site to create direct marketing presence.
• Distribute brochers (see Figure 20) to ensure the local area remains well informed.
• Evaluation of prior marketing strategies to ensure the most effective engagement of stakeholders.

COMPLETION:
• Augmentation of initial strategies to coincide with completion of construction.
• Place advertisements in newspaper adverts and real estate magazines/websites to sell off remaining apartments and fill 

remaining market stalls
• Evaluation of prior marketing strategies to ensure the most effective engagement of stakeholders.

POST-COMPLETION:
• Launch party to formally introduce the open space to the neighbourhood alongside the Boundary Street boardwalk 

proposed in the first regeneration plan.
• TV and radio advertisements to finalise suite of marketing tools.
• Evaluation of prior marketing strategies to ensure the most effective engagement of stakeholders.

5.1  MARKETING STRATEGIES

Live, Work, Play
Your oasis in the centre

-West End-

Figure 19. Banksia House billboard

Figure 20. Banksia House brochure

Live, Work, Play
Your oasis in the central area, where 

businesses develop and communities 
engage within the creative and social 

environment.
163-179 Boundary Street, West End
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APPENDIX A - SOUTH BRISBANE RIVERSIDE NEIGHBOURHOOD PLAN PROVISIONS
BUILT FORM PROVISIONS

Setbacks Rear – 6m
Others not specified (refer site cover and 10m space 
between towers) 

Building Heights 8 storeys* maximum (site between 2500 m2 and 
10000) for both sites

Use Mix Ground floor/first floor – active uses

Podium 3 storeys in height

Tower Set back of a minimum of 4m from the front of the 
podium, 3 m from the side, 4m from the rear

Site Cover 80%

If multiple buildings/towers on the same site 10m space between buildings/towers

Car parking Underground is the preferred option
1 car park per dwelling
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APPENDIX B - MARKET ANALYSIS: MACRO-ENVIRONMENT DATA

Figure 1. Population From in West End 2019 (realestate.com.au 2019)

Figure 2. Projected population, by five–year age group and sex, Queensland and regions, 2016 to 2041 
(Source: QGSO 2019)

Figure 3. Projected households (medium series), by household type, Brisbane Inner City SA4, 2016 to 2041 
(Source: QGSO 2019)
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APPENDIX C - ORGANISATIONAL STRUCTURE OF BRISBANE CITY COUNCIL

Source: BCC 2019


