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23	August	2018	

	

	 	

The	Chief	Executive	Officer	
Brisbane	City	Council	
GPO	Box	1434	
BRISBANE		QLD		4001	

	

Attention:	Strategic	Planning,	City	Planning	and	Economic	Development	

	 	 	

To	whom	it	may	concern,	

I	provide	this	submission	to	Brisbane	City	Council	(hereafter	referred	to	as	Council)	regarding	the	proposed	
Citywide	Amendments	for	Retirement	and	aged	care	(hereafter	referred	to	as	the	Amendments	Package)	
as	advertised	on	Council’s	website.	I	understand	the	public	are	invited	to	make	submission	on	the	proposed	
amendment	package	up	until	21	September	2018.	

While	I	applaud	Council	for	undertaking	this	review	in	the	light	of	Brisbane’s	ageing	population,	I	recognise	
that	 the	growth	of	 the	aged	care	 industry	 can	be	 supported	but	 should	occur	 in	an	appropriate	 form.	 In	
particular,	 urban	 development	 should	 be	 sensitive	 to	 the	 established	 built	 form	 of	 the	 neighbourhood	
subject	to	the	proposal.	

In	 this	sense	 I	am	of	 the	opinion	that	Council,	with	an	 intention	to	activate	underutilised	 land	within	 the	
city,	have	made	gross	oversights	on	the	potential	impacts	the	proposed	development	parameters	may	have	
existing	 neighbourhoods.	 This	 chiefly	 takes	 the	 form	 of	 new	 development	 for	 Retirement	 facilities	 and	
Residential	care	facilities	within	the	Emerging	community	zone.	

The	following	submission	sets	out	my	concerns	regarding	the	planning	framework	to	be	used	as	assessment	
benchmarks	for	proposed	facilities.	It	would	be	greatly	appreciated	if	Council	could	take	into	consideration	
my	concerns	whilst	undertaking	a	review	of	the	Amendments	Package.		

THE	PURPOSE	OF	THE	AMENDMENTS	PACKAGE	

I	 understand	 the	 Amendments	 Package	 seeks	 to	 amend	 the	 planning	 framework	 applicable	 to	 new	
development	 for	 Retirement	 facilities	 and	 Residential	 care	 facilities	 as	 presently	written	 in	Brisbane	 City	
Plan	2014	(hereafter	referred	to	as	City	Plan).		

I	am	aware	 that	 the	premise	of	 the	Amendments	Package	 is	 to	enable	 the	growth	aged	care	products	 in	
Brisbane.	Aged	care	products	are	in	demand	and	need	but	are	unable	to	compete	against	the	feasibility	of	
Multiple	 dwellings	 in	 residential	 areas.	 Therefore,	 by	 proposing	 an	 uplift	 of	 building	 height	 aged	 care	
products	 become	 more	 feasible	 in	 the	 eyes	 of	 developers.	 Council’s	 research	 has	 designated	 that	 an	
additional	two	storeys	would	enable	aged	care	products	to	become	a	feasible	prospect	within	the	Medium	
and	High	density	residential	zones.	

Council	 have	 further	 increased	 the	 incentive	 of	 undertaking	 Retirement	 facilities	 within	 the	 Community	
facilities	 zone	 by	 lowering	 the	 level	 of	 assessment	 in	 some	 precincts,	 namely	 the	 Community	 purposes	
precinct	and	the	Major	health	care	precinct,	from	Impact	assessable	to	Code	assessable.	The	requirements	
for	Residential	care	 facilities	have	also	been	 lowered	 from	Impact	assessment	 to	Code	assessment	 in	 the	
Community	purposes	precinct.		

The	amendments	package	also	provides	a	use	code,	the	‘Retirement	and	residential	care	facility	code’,	to	
provide	 planning	 and	 design	 framework	 specific	 to	 Retirement	 facilities	 and	 upgrades	 the	 former	
framework	for	Residential	care	 facilities.	The	assessment	benchmarks	provided	within	this	new	code	also	
provides	additional	incentives	for	developers	to	pursue	aged	care	products.	
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DEVELOPMENT	WITHIN	COMMUNITY	FACILITIES	ZONE	

My	 concerns	 primarily	 relate	 to	 how	 the	 Amendments	 Package	 encourages	 high	 density	 and	 mid-rise	
development	directly	adjacent	to	lowset	development.		

It	 is	acknowledged	that	 the	City	Plan	already	contains	parameters	 for	building	height	and	building	height	
transitions	 for	 development	 assessed	 against	 the	Multiple	 dwelling	 code	 and	 the	 Centre	 and	mixed	 use	
code.	The	Amendments	Package	seeks	to	replicate	these	elements	for	Retirement	facilities	and	Residential	
care	facilities,	even	when	located	within	the	Community	facilities	zone.	

However,	 it	 is	 put	 to	 Council	 that	 zones	 that	 enabling	 a	 building	 height	 greater	 than	 two	 storeys	 are	
generally	 located	 to	 achieve	 a	 cascading	 effect	 of	 building	 height	 and	 transition	 progressively	 from	 two	
storeys	to	six	storeys	and	greater.	Conversely,	and	as	shown	in	Figure	1	below,	Community	facilities	zoned	
land	frequently	occurs	adjacent	to	and	within	two	storey	neighbourhoods.		

	

	
Figure	1:	Land	zoned	Communities	Facilities	is	commonly	located	within	neighbourhoods	that	have	predominantly	two	storey	built	
form.	The	above	provides	four	examples	of	sites	that	are	presently	being	used	for	either	community	facilities	or	places	of	worship	on	
lots	greater	than	7,000m²	set	amongst	the	Low	density	residential	zone.	In	all	examples,	the	Amendments	Package	would	enable	six	
storey	development	to	occur	within	20	metres	of	the	two	storey	zones	(source	Brisbane	City	Plan	2014).	

The	above	is	not	to	say	that	all	development	in	these	zones	should	strictly	be	stymied.	The	above	sites,	as	
are	 many	 others	 throughout	 Brisbane,	 have	 an	 area	 greater	 than	 1	 hectare	 and	 are	 suitable	 for	
development	of	some	form.	Development	within	the	Community	facilities	zone	should	be	sensitive	to	the	
predominant	building	form	of	the	neighbourhood,	as	 is	already	required	under	the	Communities	facilities	
zone	code,	and	is	expected	by	the	recently	released	“Brisbane’s	Future	Blueprint”.	
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Furthermore,	considering	the	intent	of	the	Amendment	Package	is	to	increase	the	viability	of	undertaking	
aged	care	facilities	in	comparison	to	Multiple	dwellings,	it	is	not	understood	why	a	four	storey	uplift	would	
be	 afforded	 in	 a	 two	 storey	 area,	 but	 only	 a	 two	 storey	uplift	 is	 given	 to	 sites	 in	 the	5,	 8	 and	15	 storey	
zones.	 A	 two	 storey	 uplift	 in	 an	 8	 storey	 zone	 (i.e.	 an	 additional	 25%)	 or	 in	 the	 15	 storey	 area	 (i.e.	 an	
additional	 13%)	 seems	 less	 perceptible	 compared	 to	 the	 200%	 uplift	 afforded	 to	 a	 two	 storey	
neighbourhood.		

The	 comparison	 of	 the	 uplift	 afforded	 in	 other	 zones	 further	 illustrates	 that	 the	 proposed	 uplift	 of	 four	
storeys	in	this	zone	is	unreasonable	and	unwarranted.	

Allowing	 for	 6	 storey	 aged	 care/retirement	 developments	 adjacent	 to	 established	 low	 density,	 2	 storey	
houses	does	not	respect	the	built	form	of	established	Brisbane	neighbourhoods.	Brisbane	and	other	cities	
have	 multiple	 examples	 of	 where	 larger	 developments	 are	 provided	 as	 ‘alien	 outcomes’	 in	 low	 density	
areas,	 which	 provides	 a	 long-term	 blight	 to	 the	 city	 character.	 Such	 outcomes	 are	 inconsistent	 with	
Council’s	 recently	 released	 “Brisbane’s	 Future	 Blueprint”,	 which	 seeks	 to	 “ensure	 that	 suburban	
development	 fits	 in	 with	 its	 surroundings”.	 It	 is	 inconceivable	 that	 a	 6	 storey,	 90	 metres	 long	 building	
adjacent	to	a	2	storey	house	is	compatible.		

There	are	suitable	 locations	 for	higher	density	aged	care/retirement	outcomes	 in	Brisbane	–	 in	 the	 inner	
City,	in	centres,	in	Medium	and	High	density	residential	zones,	and	near	public	transport.	Many	Community	
facilities	zones	do	not	fit	those	criteria	(as	identified	in	the	images	above,	and	the	case	study	below).	

CASE	STUDY	–	162	OCEANA	TERRACE,	LOTA	

To	 illustrate	 the	potential	 impacts	 the	assessment	benchmarks,	as	presently	worded	 in	 the	Amendments	
Package,	may	have	on	a	neighbourhood	I	use	the	property	162	Oceana	Terrace,	Lota	(Lot	62	on	RP839534)	
hereafter	referred	to	as	‘the	site’	as	an	example.	

THE	SITE	

This	site	has	an	area	of	3.997	hectares.	 It	 is	 identified	within	the	Community	facilities	zone	and	is	further	
identified	within	the	Health	care	purposes	precinct	under	City	Plan.	The	site	 is	 identified	as	being	 located	
within	the	Wynnum-Manly	Neighbourhood	Plan,	but	is	not	identified	within	any	precinct.	Various	overlays	
apply	to	the	site,	most	notably	the	Heritage	overlay	as	the	site	is	noted	as	containing	a	building	of	Local	and	
State	Heritage	significance,	being	Lota	House.	

As	 shown	 in	 Figure	 2	 below,	 the	 site	 is	 predominantly	 surrounded	 by	 land	 designated	 within	 the	 Low	
density	residential	zone	and	the	Character	residential	zone.	The	building	form	of	the	local	area	reveals	the	
predominant	building	form	being	one	to	two	storey	detached	dwelling	houses,	with	Grace	Street	containing	
a	low	set	residential	care	facility.		

There	 is	a	current	development	application	 (A004942635)	over	 the	site	seeking	approval	 from	Council	 to	
establish	 a	Retirement	 facility,	 establishing	 a	 further	 104	 independent	 living	units	 on	 the	 site,	 as	well	 as	
undertaking	Building	works	on	the	site	of	a	Heritage	place.	The	proposed	104	dwelling	units	would	take	the	
form	of	 two	 six	 storey	buildings	and	 two	 seven	 storey	buildings,	 as	well	 as	providing	151	parking	 spaces	
within	 a	 basement.	 The	 existing	 buildings	 on	 the	 site	 present	 as	 a	 low-scale,	 low-density	 outcome,	with	
heights	of	generally	one	to	two	storeys.	The	application	material	submitted	with	the	proposal	seems	to	rely	
heavily	on	the	design	framework	within	the	Amendments	Package	rather	than	addressing	the	current	City	
Plan	2014	framework.		
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Figure	2:	 Surrounding	 zoning	of	 162	Oceana	Terrace.	 The	 site	 is	 located	within	a	neighbourhood	of	 two	 storey	buildings	 (source	
Brisbane	City	Plan	2014).	

BUILT	FORM	–	CURRENT	FRAMEWORK	UNDER	CITY	PLAN	

The	 site	 is	 identified	 within	 the	 Community	 facilities	 zone,	 which	 does	 not	 prescribe	 a	 specific	 building	
height	 for	 new	 buildings.	 Instead,	 the	 assessment	 benchmarks	 for	 Retirement	 facilities	 requires	 that	 a	
development	 is	 designed	 to	 be	 consistent	 with	 the	 reasonable	 expectations	 of	 the	 built	 form	 of	 the	
surrounding	 land.	 Performance	 outcome	 PO14	 and	 the	 associated	 acceptable	 outcome	 is	 reproduced	
below.	

PO14	Development	design	must	be	consistent	with	the	reasonable	expectations	for	built	form,	site	
layout	and	landscape	design	of	development	on	surrounding	land.	

AO14	 Development	 is	 of	 a	 scale,	 height	 and	 bulk	 that	 is	 not	 greater	 than	 that	 of	 surrounding	
development.	

This	 is	 reinforced	 through	 the	 Overall	 outcomes	 of	 the	 Community	 facilities	 zone	 code	 prescribe	 that	
development	 is	 to	 be	 generally	 consistent	 with	 the	 character	 of	 the	 area	 and	 is	 to	 provide	 a	 sensitive	
transition	 to	 surrounding	 uses.	 The	 overall	 outcomes	 of	 the	 Community	 facilities	 zone	 code	 relating	 to	
building	form	are	reproduced	below:	

(4)	Development	location	and	uses	overall	outcomes	are:		

(i)	Development:	

(i)	is	appropriately	located	according	to	the	type	of	proposed	use;	

(ii)	 is	 highly	 accessible	 and	 preferably	 integrated	 and	 co-located	 with	
complementary	uses	where	possible;	

(iii)	is	of	a	scale,	height	and	bulk	that	provides	a	high	level	of	amenity;	

(iv)	is	generally	consistent	with	the	character	of	the	area;	
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(v)	transitions	sensitively	to	surrounding	uses.	

As	 noted	 above,	 the	 site	 is	 located	 within	 a	 neighbourhood	 predominantly	 comprised	 of	 two	 storeys	
dwellings	 in	the	Low	density	residential	zone	and	the	Character	residential	zone.	The	overall	outcomes	in	
terms	 of	 built	 form	 for	 new	 development	 within	 the	 Low	 density	 residential	 zone	 is	 reproduced	 below	
(emphasis	added):	

(1)	The	purpose	of	the	low	density	residential	zone	is	to	provide	for:	

(a)	a	variety	of	low	density	dwelling	types,	including	dwelling	houses;	and	

(b)	community	uses,	and	small-scale	 services,	 facilities	and	 infrastructure,	 to	 support	 local	
residents.	

	 	 …	

(4)	Development	location	and	uses	overall	outcomes	are:	

(a)	 Development	 provides	 for	 suburban	 living	 in	dwelling	 houses	of	 predominantly	 1	 or	
2	storeys	in	height,	on	appropriately	sized	and	configured	vacant	lots,	which	maintain	the	
low	density	detached	housing	suburban	identity	of	the	Low	density	residential	zone.	

…	

(d)	 Development	 for	 other	 housing	 types,	 being	 a	residential	 care	 facility	or	retirement	
facility,	which	 provides	 housing	 diversity	 and	 enables	 people	 to	 remain	within	 their	 local	
neighbourhood	throughout	their	life	cycle,	may	be	accommodated	at	appropriate	locations	
where	height	is	no	greater	than	1	or	2	storeys.	

…	

(g)	Development	reflects	and	supports	the	high	level	of	comfort,	quiet,	privacy	and	safety	
(including	 impacts	 of	 glare,	 odour,	 light,	 noise,	 traffic,	 parking,	 servicing	 and	 hours	 of	
operation)	 reasonably	 expected	 within	 a	 predominantly	 low	 density	 permanent	
residential	environment.	

…	

(5)	Development	form	overall	outcomes	are:	

(a)	Development	is	of	a	form	and	scale	that	reinforces	a	distinctive	subtropical	character	of	
low	rise,	low	density	buildings	set	in	green	landscaped	areas.	

It	is	therefore	expected	that	a	new	development	for	a	Retirement	facility	or	Residential	care	facility	would	
be	expected	to	take	a	built	form	of	two	storeys,	with	appropriate	building	breaks	to	minimise	the	building	
bulk	in	an	effort	to	be	sensitive	to	the	existing	built	form	of	the	neighbourhood.	

BUILT	FORM	–	FRAMEWORK	UNDER	AMENDMENTS	PACKAGE	

The	 assessment	 benchmarks	 within	 the	 Amendments	 Package	 anticipate	 development	 would	 take	 the	
following	form:	

• A	maximum	building	height	of	6	storeys	where	on	a	lot	greater	than	7,000m²,	including;	

o Up	to	3	storeys	within	10	metres	of	the	side	boundary;	

o Update	to	4	storeys	within	20	metres	of	the	side	boundary;	

o Up	to	4	storeys	within	10	metres	of	the	front	boundary;	

o Up	to	six	storeys	elsewhere;	

• Site	cover	of	50%;	

• Maximum	building	lengths	of	60	metres	for	Retirement	facilities	and	90	metres	for	Residential	care	
facilities;	
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• Be	accompanied	by	food	and	drink	outlets	totalling	250m²	of	GFA;	and	

• Providing	vehicle	parking	in	accordance	with	the	Transport,	access,	parking	and	servicing	code.	

It	 is	 noted	 that	 the	 draft	 amendments	 package	 does	 not	 alter	 the	 wording	 of	 the	 above	 mentioned	
assessment	 benchmarks	 relating	 to	 the	 Community	 facilities	 zone	 code.	 Therefore,	 it	 is	 inferred	 that	
Council	 are	 still	 of	 the	 opinion	 that	 development	 within	 the	 Community	 facilities	 zone	 must	 still	 be	
generally	consistent	with	the	character	of	the	area.	

In	 the	context	 the	Community	 facilities	zone	code,	 the	planning	 framework	afforded	 in	 the	Amendments	
Package	is	grossly	inconsistent	with	other	elements	of	the	City	Plan.	A	development	described	above	would	
not	be	consistent	with	overall	outcome	(4)(i)(iii)	of	the	Community	facilities	zone	code,	as	the	development	
is	not	of	a	scale,	height	and	bulk	that	provides	a	high	level	of	amenity	(‘amenity’	being	defined	by	City	Plan,	
and	 including	 that	 the	 development	 must	 ensure	 a	 high	 level	 of	 light,	 daylight,	 breeze	 and	 shade,	 and	
freedom	 from	 hazard	 or	 risk	 –	which	 it	 is	 devoid	 of	 achieving,	 to	 a	 high	 level,	 given	 the	 impacts	 that	 it	
creates	on	the	locality).	Similarly,	the	development	is	grossly	inconsistent	with	overall	outcome	(4)(i)(iv)	of	
the	Community	facilities	code,	as	the	development	is	not	consistent	with	the	character	of	the	area.	

	

PRIMARY	GROUNDS	OF	SUBMISSION	

BUILDING	HEIGHT	UPLIFT	IN	COMMUNITY	FACILITIES	ZONE	

There	should	be	no	building	height	uplift	afforded	to	the	Community	facilities	zone,	particularly	where	
adjacent	to	low	density	or	character	residential	zones,	and	the	maximum	building	height	for	this	zone	
should	be	capped	at	being	No	greater	than	the	maximum	acceptable	outcome	for	building	height	on	the	
adjoining	sites	(i.e.	2	storeys	in	a	2	storey	neighbourhood).	

As	stated	above,	due	to	the	variances	of	the	 location	and	context	of	 land	within	the	Community	facilities	
zone,	there	are	currently	no	specific	building	height	limits	for	new	buildings	within	this	zone.	Instead,	the	
assessment	benchmarks	 require	development	 to	be	designed	 so	as	 to	be	consistent	with	 the	 reasonable	
expectations	of	the	built	form	of	the	surrounding	land.	

The	 Amendment	 Package	 seeks	 to	 introduce	 a	 four	 storey	 building	 height	 uplift	 for	 Retirement	 and	
Residential	care	facilities	on	sites	with	an	area	greater	than	7,000m².		

At	this	time	it	is	important	to	reiterate	the	purpose	of	the	Amendment	Package,	which	is	to	encourage	the	
construction	of	aged	care	products	in	areas	that	have	traditionally	struggled	to	compete	with	the	increased	
feasibility	 of	 Multiple	 dwellings.	 Considering	 the	 fact	 that	 Multiple	 dwellings	 are	 not	 anticipated	
development	within	the	Community	facilities	zone	and	require	Impact	assessment,	Multiple	dwellings	are	
not	a	competing	interest.	Therefore,	the	proposed	uplift	is	entirely	unnecessary.		

“Brisbane’s	Future	Blueprint”	sets	out	policy	 framework	 in	an	attempt	 to	“protect	 the	Brisbane	backyard	
and	 our	 unique	 character”.	 The	 protection	 of	 Brisbane’s	 backyards	 is	 a	 high	 priority	 for	 residents	 of	
Brisbane,	as	 is	evidenced	by	the	submissions	made	against	the	current	Lota	House	application,	which	is	a	
Code	 assessable	 application.	 Over	 100	 submissions	 have	 been	 received	 by	 Council	 from	 residents	
identifying	concerns	relating	to	amenity	impacts	and	damage	to	the	neighbourhood.	Allowing	for	6	storey	
aged	care/retirement	developments	adjacent	to	established	 low	density,	2	storey	houses	does	not	 in	any	
way	 work	 towards	 protecting	 Brisbane’s	 backyard,	 nor	 does	 is	 respect	 the	 built	 form	 of	 established	
neighbourhoods.		

Furthermore,	the	other	incentives	already	afforded	by	the	amendments	package,	being	lower	categories	of	
assessment	 and	 revised	 assessment	 benchmarks,	 are	 sufficient	 incentives	 to	 encourage	 appropriate	
development	in	this	zone.		

It	is	evidenced	in	various	locations	throughout	Brisbane	that	four	and	six	stories	abutting	hard	against	two	
storey	development	presents	an	unattractive	building	form	that	destabilises	the	neighbourhood	character.	
Figures	3	and	4	show	examples	where	mid-rise	buildings	adjacent	to	low	rise	dwellings	houses	has	caused	
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disruption	 for	 the	 enjoyment	 neighbouring	 uses	 and	 presents	 a	 “blight”	 on	 the	 character	 of	 the	
neighbourhood.	

	

	

	

	
Figure	3:	A	dwelling	house	directly	adjacent	a	building	with	5	and	6	storey	elements	on	Bellevue	Terrace,	Clayfield	(Source:	Google)	
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Figure	4:	Dwelling	houses	directly	adjacent	a	building	with	4	and	5	storey	elements	on	Kingsford	Smith	Drive	 ,	Hamilton	 (Source:	
Nearmap)	

These	 sudden	 changes	 in	 building	 form	 present	 overlooking,	 overshadowing	 and	 other	 loss	 of	 amenity	
issues	such	as	noise	generated	by	vehicle	movements	to	the	established	low	density	residential	uses.	It	 is	
inconceivable	that	a	6	storey,	90	metres	long	building	adjacent	to	a	2	storey	house	is	compatible.	

The	 additional	 four	 storeys	 afforded	 to	 the	 Community	 facilities	 zone	would	 present	 a	 stark	 contrast	 in	
building	 form	as	 experienced	 elsewhere	 in	 the	 city.	 Brisbane	 and	other	 cities	 have	multiple	 examples	 of	
where	 larger	developments	are	provided	as	 ‘alien	outcomes’	 in	 low	density	areas,	which	provides	a	 long-
term	blight	to	the	city	character.	

Finally,	there	is	a	sufficient	amount	of	suitable	locations	for	higher	density	aged	care	products	in	Brisbane	–	
in	the	 inner	City,	 in	centres,	 in	Medium	and	High	density	residential	zones,	and	near	public	transport.	An	
additional	 2-4	 storeys	within	 these	 areas	would	 not	 add	 a	 significant	 impact	 to	 amenity	 or	 character	 of	
other	medium	density	residential	uses	within	these	zones.	

Therefore,	it	is	submitted	to	Council	that	Table	9.3.18.3.B	be	revised	as	follows:	

Zone Maximum building height for portions of 
the site not subject to the building height 
transitions in Table 9.3.18.3.C 

Low density residential 2 storeys and 9.5m  

Character residential where in the Infill 
housing zone precinct 

2 storeys and 9.5m 

Low–medium density residential, where in the 
2 storey zone precinct, or where in the 2 or 3 
storey mix zone precinct where the site: 
(a) does not have frontage to a road with a 

reserve width of 15.5m or more; 
(b) is not within 400m of a dedicated 

pedestrian access point of a dedicated 
public pedestrian access point of a 
railway or busway station. 

2 storeys and 9.5m 

Low–medium density residential, where in the 
Up to 3 storeys zone precinct, or where in the 
2 or 3 storey mix zone precinct where: 
(c) the site has frontage to a road with a 

reserve width of 15.5m or more; or 
(d) a dedicated pedestrian access point of 

the site is within 400m walking distance 
of a dedicated public pedestrian access 
point of a railway or busway station. 

3 storeys and 11.5m 

Medium density residential 7 storeys and 24m 

High density residential where in the Up to 8 
storeys zone precinct 

10 storeys  

High density residential where in the Up to 15 
storeys zone precinct 

17 storeys  
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Zone in the Centre zones category or Mixed 
use zone 

Height as specified in the Centre or mixed 
use code 

Community facilities zone No greater than the maximum acceptable 
outcome for building height on the adjoining 
sites. 
Note—Where multiple acceptable outcomes of height 
apply on different adjoining sites, maximum allowable 
height is determined in accordance with Figure j 

In any other zone, including the Community 
facilities zone 
Editor’s note—Any other zone, means a zone where a 
retirement facility or residential care facility is potentially 
envisaged, being the Community facilities zone 
(Community purposes zone precinct, Health care 
purposes zone precinct and Major health care zone 
precinct), Specialised centre zone (Major education and 
research facility zone precinct) and Emerging community 
zone. 

No greater than the maximum acceptable 
outcome for building height on the adjoining 
sites, where on a site less than 3000m2 

Two storeys greater than the maximum 
acceptable outcome for building height on 
the adjoining sites, where on a site 3000m2 
or greater 

Four storeys greater than the maximum 
acceptable outcome for building height on 
the adjoining sites, where on a site 7,000m2 
or greater 

Note—Where multiple acceptable outcomes of height 
apply on different adjoining sites, maximum allowable 
height is determined in accordance with Figure j 

	

	

OTHER	GROUNDS	OF	SUBMISSION		

While	I	do	not	agree	with	the	height	uplift,	I	take	this	opportunity	to	make	a	submission	on	other	aspects	of	
the	Retirement	and	residential	care	facilities	code.	

HEIGHT	TRANSITIONS	

Acceptable	outcome	A08	and	Table	9.3.18.3.C	provide	the	building	height	transition	for	developments.	The	
provisions	presently	state	that,	where	a	development	is	adjacent	to	zones	with	a	maximum	building	height	
of	two	storeys,	the	following	building	height	transitions	apply	to	the	common	boundary:	

• A	development	 is	able	to	provide	1	storey	greater	than	the	maximum	acceptable	outcome	of	the	
adjoining	property	(i.e.	provide	3	storeys)	where	within	10	metres	of	the	common	boundary;	and	

• A	development	is	able	to	provide	2	storeys	greater	than	the	maximum	acceptable	outcome	of	the	
adjoining	property	where	within	20	metres	of	the	common	boundary.	

It	 is	 acknowledged	 that	 these	 transition	 elements	 are	 replicated	 from	other	 codes,	 such	 as	 the	Multiple	
dwelling	code	and	Centre	and	mixed	use	code.	However,	it	is	put	to	Council	that	land	in	zones	that	enable	
greater	height	 than	 two	storeys	are	generally	 zoned	 to	achieve	a	 cascading	effect	of	building	height	and	
transition	progressively	from	two	storeys	to	six	storeys	and	greater.	As	illustrated	in	Figures	1	and	2	above,	
Community	facilities	zoned	land	frequently	occurs	adjacent	to	and	within	two	storey	neighbourhoods.		

Using	162	Oceana	Terrace	as	an	example,	which	has	a	site	area	exceeding	7,000m²,	the	current	wording	of	
the	Amendment	Package	provides	the	framework	for	six	storey	developments	to	occur	within	20	metres	of	
two	storey	dwelling	houses	in	a	neighbourhood	almost	exclusively	for	lowset	and	two	storey	houses.	

I	 feel	 alternate	 transition	 elements	 beyond	 the	 existing	 requirements	 should	 be	 considered	 for	 the	
Community	facilities	zone.	This	would	force	the	higher	elements	of	a	development	to	be	located	towards	
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the	 centre	 of	 the	 lot.	 The	 additional	 elements	 should	 reflect	 that	 the	 configuration	 of	 properties	within	
these	zones	generally	have	a	depth	of	40	metres.	The	building	height	transitions	required	by	developments	
adjacent	to	low	density	zones	should	reflect	that	configuration.	

Therefore,	it	is	submitted	to	Council	that	Table	9.3.18.3.C	be	revised	as	follows:	

 Maximum transitional building height Structure and 
landscape 
requirements 

Circumstance Within 
10m of 
common 
boundar
y 

Within 
20m of 
common 
boundar
y 

Within 
40m of 
common 
boundary 

Within 
10m of 
front 
boundary 

Within 
20m of 
front 
boundary 

Within 
4m of 
common 
boundar
y 

Within 
4m of 
front 
boundar
y 

If in the Low 
density residential, 
Character 
residential or Low-
medium density 
residential zone (2 
storey zone 
precinct or 2 or 3 
storey mix zone 
precinct), where 
adjoining a lot 
containing a 
dwelling house 
(where no 
approval for 
development other 
than a dwelling 
house exists) 

9.5m and 
2 storeys 

NA  NA  NA NA 
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If on a site where 
development has a 
building height 
greater than 3 
storeys and 
sharing  a common 
boundary with 
premises where 
the allowable 
height is a 
maximum of 2 
storeys(1) 

1 storey 
greater 
than the 
maximum 
acceptabl
e 
outcome 
for 
building 
height on 
the 
adjoining 
site 

2 storeys 
greater 
than the 
maximum 
acceptabl
e 
outcome 
for 
building 
height on 
the 
adjoining 
site 

1 storey 
greater 
than the 
maximum 
acceptabl
e 
outcome 
for 
building 
height on 
the 
adjoining 
site  

2 storeys 
greater 
than the 
maximum 
acceptable 
outcome 
for building 
height on 
the 
adjoining 
site 

NA  No 
structures 
except 
boundary 
fences 

Full 
length 
deep 
planted 
with a 
minimum 
width of 
4m 

NA 

If on a site where 
development has a 
building height 
greater than 3 
storeys and 
fronting a minor 
road with premises 
opposite where the 
allowable height is 
a maximum of 2 
storeys(1) 

NA NA  2 storeys 
greater 
than the 
maximum 
acceptable 
outcome 
for building 
height on 
a site 
located on 
the 
opposite 
side of the 
minor road 

1 storey 
greater 
than the 
maximum 
acceptable 
outcome 
for building 
height on 
a site 
located on 
the 
opposite 
side of the 
minor road 

2 storeys 
greater 
than the 
maximum 
acceptable 
outcome 
for building 
height on a 
site located 
on the 
opposite 
side of the 
minor road 

NA No 
structures 
except 
boundary 
fences 

Full 
length 
(excludin
g vehicle 
and 
pedestria
n access) 
deep 
planted 
with a 
minimum 
width of 
4m 
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SITE	COVER	

Acceptable	 outcome	AO7	 enables	 that	 for	 all	 zones,	 including	 the	 Community	 facilities	 zone	 even	when	
adjacent	 the	Low	density	 residential	 zone,	a	development	 is	able	 to	achieve	a	 site	 coverage	of	50%.	 It	 is	
noted	 that	 under	 the	 current	 framework,	 the	Multiple	 dwelling	 code	 only	 ever	 anticipates	 development	
achieves	a	maximum	site	coverage	of	45%.	

I	consider	that	a	development	adjacent	to	these	zones	should	only	be	afforded	a	maximum	site	coverage	
commensurate	with	the	current	wording	of	the	Multiple	dwelling	code.	Therefore,	I	submit	to	Council	that	
Acceptable	outcome	AO7	should	be	reworded	as	follows:	

PO7 
Development ensures that the proportion of 
buildings to open space and landscaping on a site: 
(e) results in a building bulk and form that is 

appropriate in its local setting; 
(f) enhances residential amenity including access 

to natural light, sunlight, breezes and views; 
(g) supports private outdoor subtropical living; 
(h) provides generous and varied open space 

opportunities (both private and communal) for 
residents and visitors to recreate, socialise and 
experience relief from the built form; 

(i) provides for winter sun access into communal 
open space areas; 

(j) provides for deep-planting areas to retain 
significant vegetation and protect or establish 
large subtropical shade trees; 

(k) provides for generous buffers to adjoining 
premises to mitigate the impacts of higher 
building heights. 

AO7 
Development has a maximum site cover that: 
(a) complies with the requirements set out in a 

neighbourhood plan; or 
(b) if no neighbourhood plan applies or no 

requirements are specified in the neighbourhood 
plan: 

(i) 45% 40% where in the High density 
residential zone; 

(ii) 50% 45% where in any other zone; 
whichever is the greatest. 

	

	

MAXIMUM	BUILDING	LENGTH	
Acceptable	outcome	AO12.1	enables	Retirement	facilities	to	have	a	maximum	building	length	of	50	metres,	
and	Residential	care	facilities	to	have	a	maximum	building	length	of	90	metres	where	located	within	the	
Community	facilities	zone,	and	when	adjacent	to	or	opposite	the	Low	density	residential	zone.	
	
This	has	the	potential	to	produce	an	overbearing	building	bulk	in	a	neighbourhood	where	properties	have	a	
general	width	of	15	metres.	
	
Using	162	Oceana	Terrace	as	an	example,	the	site	is	sited	opposite	the	Low	density	residential	zone,	where	
the	predominant	form	is	of	building	with	a	maximum	width	of	12	metres	on	properties	with	widths	of	15	
metres.	Enabling	a	building	to	have	a	width	of	90	metres	directly	opposite	these	properties	would	present	a	
building	form	that	is	no	where	near	to	being	consistent	with	the	character	of	the	area.		
	
Furthermore,	there	is	no	discernible	difference	from	a	Retirement	facility	and	a	Residential	care	facility	
when	viewed	from	an	adjacent	property	or	the	street.	The	two	uses	should	have	the	same	building	length	
requirements.	
	
I	consider	that	a	development	adjacent	to	or	visible	from	lower	density	zones	should	only	be	afforded	a	
maximum	building	length	commensurate	with	the	provisions	provided	within	the	current	wording	of	the	
Multiple	dwelling	code	and	the	Centre	and	mixed	use	code.		



 

13 

	
Therefore,	I	submit	to	Council	that	Table	9.3.18.3.H	should	be	reworded	as	follows:	
	

Zone  
Situation 

Maximum building length 

Retirement facility Residential care facility 

Development in Low density residential, 
Character residential, Low-medium density 
residential 

30m 60m 

30m 

Development in any other zone has a 
maximum building length as viewed from 
Low density residential, Character 
residential, Low-medium density residential 

30m 30m 

Development in Any other zone where not 
subject to the above 

50m 90m 

	
	
SUBSTANTIAL	ARTICULATION	
Acceptable	outcome	AO12.2	enables	development	to	only	provide	substantial	articulation	once	every	15	
metres.	This	has	the	potential	to	produce	an	overbearing	building	bulk	in	a	neighbourhood	where	
properties	have	a	general	width	of	15	metres.	
	
I	consider	that	a	development	should	only	be	afforded	a	maximum	uninterrupted	building	length	
commensurate	with	the	provisions	provided	within	the	current	wording	of	the	Centre	and	mixed	use	code.		
	
Therefore,	I	submit	to	Council	that	Acceptable	outcome	AO12.2	should	be	reworded	as	follows:	
	

PO12 
Development has a building depth and/or length 
that: 
(c) is articulated to ensure that the bulk of the 

development is in keeping with the form and 
character intent of the area; 

(d) is read as a series of buildings through the use 
of distinct architectural forms; 

(e) provides adequate amenity for building 
residents in terms of natural light and ventilation; 

(f) does not adversely impact on access to 
breezes, sunlight and daylight to adjoining 
premises open space and habitable rooms; 

(g) does not create wind tunnelling impacts on 
adjoining premises; 

(h) provides opportunities for dual aspect dwellings. 

AO12.2 
Substantial articulation is provided every 15m. 
Refer to Figure g. 
OR 
Development where located fronting a minor road 
that is opposite premises in the Low–medium 
density residential zone, Low density residential 
zone or Character residential zone provides 
modulation and articulation with variations in the 
wall and roof plane every 10m. 
Note—Minor road is defined in the Transport, access, parking 
and servicing planning scheme policy. Where mixed residential 
and non-residential development, site access may be provided 
from a minor road for the residential component of the 
development. 

Note—Substantial articulation is a full building separation of 6m 
or a strongly defined change in building line of plus or minus 2m 
for a length not less than 5m. Variation in the building plane as a 
result of gentle curves would not be considered to provide 
substantial articulation to reduce the perception of building bulk. 

	
	

CONCLUSION	
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Thank	 you	 for	 the	 opportunity	 to	 make	 a	 submission	 in	 regards	 to	 the	 Citywide	 Amendments	 for	
Retirement	and	aged	care.	

Notwithstanding	 the	 above	 items	 for	 submission,	 I	 support	 a	 number	 of	 elements	 within	 the	 draft	
amendments	package,	and	once	again	applaud	Council	 for	 the	direction	 they	are	 taking	with	 this	 serious	
matter.	 It	 is	 recognised	 that	 it	 is	 difficult	 to	 draft	 a	 document	 that	 appeases	 all,	 and	 is	 suitable	 for	 all	
properties	within	Brisbane’s	boundaries.	However,	 I	urge	caution	on	some	of	the	aspects	explored	within	
the	package,	and	the	effects	such	measures	are	likely	to	have	on	certain	neighbourhoods.	

In	 particular,	 development	 within	 the	 Communities	 facility	 zone	 must	 remain	 sensitive	 to	 the	
neighbourhoods	in	which	they	are	located.	Therefore,	the	following	elements	of	the	Amendments	Package	
are	submitted	for	further	review	by	Council:	

• There	 should	 be	 no	 building	 height	 uplift	 afforded	 to	 the	 Community	 facilities	 zone,	 particularly	
where	adjacent	to	low	density	or	character	residential	zones,	and	the	maximum	building	height	for	
this	 zone	 should	 be	 capped	 at	 being	 No	 greater	 than	 the	 maximum	 acceptable	 outcome	 for	
building	height	on	the	adjoining	sites	(i.e.	2	storeys	in	a	2	storey	neighbourhood);	

• Where	Council	maintain	the	existing	building	height	uplift	provisions,	the	building	height	transitions	
should	 be	 made	 more	 stringent	 to	 reflect	 allotment	 configuration	 within	 low	 density	 zones	 by	
ensuring	only	1	additional	 storey	 is	permissible	within	20	metres	of	 a	 common	boundary,	only	2	
storeys	 permissible	 within	 40	 metres	 of	 a	 common	 boundary,	 and	 only	 1	 additional	 storey	 is	
permissible	 within	 20	 metres	 of	 a	 front	 boundary,	 and	 only	 2	 additional	 storey	 are	 permissible	
within	20	metres	of	a	front	boundary;	

• Reducing	the	permissible	site	coverage	of	proposed	developments	to	45%	to	maintain	consistency	
throughout	the	City	Plan;	

• Reducing	 the	 permissible	 building	 length	 to	 30	 metres	 where	 visible	 from	 the	 Low	 density	
residential	zone	or	the	Character	residential	zone;	and	

• Reducing	 the	minimum	 length	before	 requiring	 substantial	articulation	on	buildings	 to	10	metres	
where	adjacent	or	opposite	the	Low	density	residential	zone	or	the	Character	residential	zone.	

I	would	appreciate	if	Council	could	take	into	considerations	the	grounds	of	this	submission	in	undertaking	
further	reviews	of	the	Amendments	Package.		

Please	don’t	hesitate	to	contact	me	should	you	wish	to	discuss	this	submission	further.	

	

Regards,		


