South Brisbane Local Plan Code

Performance Criteria and Acceptable Solutions

5.1
General—Urban Design

Performance Criteria
Acceptable Solutions

P1
Common urban design elements must be introduced and a cohesive streetscape result from integrating the civic works of the street with the built form and landscape treatment of the properties fronting the street


The design of buildings must respect their context and provide visually interesting variety in character and surface texture for passers by
A1
The facade treatment type is as specified on Map B—Urban Design Framework and described below:



Hard edge facade


Primary hard building forms


Construction set back or on property boundary


Where no building setback is specified, the setbacks are as required for the particular type of development


Entries are recessed


Facades are indented, of variable height, and stepped back from the street


Hard edge facade with footpath cover


Similar to hard edge, except awnings and other constructions are built over the footpath and entries are not recessed


Continuous pedestrian cover from sun and rain is provided from one proposal to the next. Where cover is provided on private property, the footpath is used for pergolas, tree planting and open space


Hard edge facade with planting


Similar to hard edge, except a significant component of planting is contained within the building framework in the forms of roof gardens, balcony planters, window boxes and pergolas. This specifically complements the South Bank development style known as ‘The Park in the Building’


Soft edge with many buildings


This treatment applies mainly to buildings set back from the street within landscaped properties with no construction over the footpath. Carparking areas are dominated by trees and general planting


Soft edge with few buildings


This treatment applies to the sites of schools and is characterised by relatively few buildings set in a park–like atmosphere with a high percentage of open space


Parks


Park edges are mainly trees and open space with very few buildings. Where buildings occur they are visually integrated with the vegetation


Building facade on property boundary


Development abuts the boundary in these locations to give definition to, and form a strong visual boundary with, a street or space


In Melbourne Street, buildings along the northern side of the street form a visual wall defining the vista to the Victoria Bridge


Along Russell Street, buildings extend the feeling of the shopping centre and reinforce the axial view down Russell Street to the City Centre

P2
Proposals on important corner sites as listed on Map B—Urban Design Framework give definition to, and form a strong visual boundary with the street
A2.1
Building work on the following sites comply with:

•
the acceptable solution for building facade on a property boundary

•
no gaps in a facade other than for access to the site

•
provision of continuous sun and rain protection along any facade of the following sites:

1
538 Stanley Street

2
494 Stanley Street

3
7 Dock Street

4
130 Vulture Street

5
65 Browning Street

6
106 Vulture Street

7
45 Browning Street

8
31 O’Connell Street

9
106 Boundary Street

10
68 Boundary Street

11
191 Melbourne Street

12
56 Boundary Street

13
1 Cordelia Street

A2.2
For sites along Stanley and Dock Streets proposals will complement the existing urban fabric and prevent the break up of facade continuity

P3
The footpath cover treatment type must maintain a common design element to the streetscape, integrating the civic works of the street with the built form and landscape treatment of the properties fronting the street as specified on Map C—Footpath Cover Framework
A3
The types of footpath cover treatment is as follows:


Formal tree planting


Trees are shade trees, planted at regular centres and spaced closely enough for continuity of canopies


No trees—park facade faces street


This treatment capitalises on the existence of parks and school grounds, allows the space of the street to widen, and permits a new design for Musgrave Park to be seen in its own right


No trees—hard building facade faces street


This treatment provides an intentional change of pace in the shopping centres. The basic intent is to allow the architecture to dominate. Trees may occur in pedestrian areas


Awning or similar structure over footpath


This treatment is an adjunct to No trees—hard building facade faces street and part of the harder urban landscape. Structures are colonnades, awnings, pergolas, canopies and umbrellas for protection from both sun and rain. Continuous rain protection is provided along the entire frontage although the line of protection, and may meander from the public footpath to private property, and in and out of street cafes, sitting areas, fountains and other public amenities. These devices form a continuity with shopping arcades and shopping courtyards in the interior of the shopping block

5.2
Riverside Open Space Precinct

Performance Criteria
Acceptable Solutions

P1
Public access to the river and riverside activities must be provided and improved while maintaining a high visual quality
A1.1
All structures are orientated towards the river

A1.2
Building height is no more than 1 storey and 5m above ground level, or 2 storeys and 8.5m above ground level where the nature of the proposal justifies a greater height and views to the river are not adversely affected

5.3
Davies Park Precinct

Performance Criteria
Acceptable Solutions

P1
Public access to the river and riverside activities must be provided and improved while maintaining a high visual quality
A1
Building height is no more than 1 storey and 5m above ground level, or 2 storeys and 8.5m above ground level where this would reduce the amount of park space taken by buildings and associated facilities and views to the river are not adversely affected

P2
Recreational opportunities for residents and the community must be increased
A2
Public pedestrian and cyclist access links facilities in this precinct with the Riverside Open Space Precinct

5.4
Musgrave Park Precinct

Performance Criteria
Acceptable Solutions

P1
Public access must be provided and improved while maintaining a high visual quality
A1
Building height is no more than 1 storey or 2 storeys where this would reduce the amount of park space taken by buildings and associated facilities

P2
The Aboriginal and Torres Strait Islander community’s use of Musgrave Park, and the parks cultural importance to that community must not be adversely affected
A2
No Acceptable Solution is prescribed

5.5
Western Riverside Precinct

Performance Criteria
Acceptable Solutions

P1
Building sites must be large enough to accommodate a building form of appropriate size and bulk
A1
Site area for residential development is not less than 10,000m2 except where the proposed site is large enough for the proposed development to be successfully screened from the deleterious effects of surrounding industrial development

P2
New buildings close to the river and occupying visually prominent lands, must not impede views and vistas into the area, particularly when the area is viewed from the northern riverbanks of the Milton and St Lucia reaches of the river
A2.1
Building height for non–residential development is no more than 12m above ground level, except where the proposal:

•
involves a use that specifically requires a greater height 

•
provides for a structure that will be consistent with others in the locality

•
does not overlook or overshadow nearby residences

•
does not adversely affect views into the area from the northern riverbanks of the Milton and St Lucia reaches of the river

A2.2
Building height for residential development is no more than 2 storeys, except where the proposal:

•
creates the opportunity for a mixed use development

•
does not adversely affect views to and from the river

•
does not overlook or overshadow nearby residences

P3
Views and vistas from within the area must not be compromised by new buildings and structures that are of a height and scale that impedes or detracts from the viewing or viewing potential of adjacent properties towards the river
A3.1
Building height for non–residential development is no more than 12m above ground level, except where the proposal:

•
does not overlook or overshadow nearby residences

•
does not adversely affect views to the River

A3.2
Building height for residential development is no more than 2 storeys above ground level, except where the proposal:

•
creates the opportunity for a mixed use development

•
does not adversely affect views to and from the river

•
does not overlook or overshadow nearby residences

P4
Physical, acoustical and visual buffering must ameliorate the impacts of buildings on adjacent sites and maintain high levels of amenity to dwelling units, for people occupying the unit, on adjoining sites and in the public domain
A4
A 6m landscape buffer between new residential and adjacent non–residential uses is provided. This buffer may involve techniques such as mounding, acoustic screen fencing and planting. A road may form part of this buffer, if the road is not used for access to non–residential uses

5.6
Montague Road Precinct

Performance Criteria
Acceptable Solutions

P1.1
New buildings close to the river and occupying visually prominent lands, must not impede views and vistas into the area, particularly when the area is viewed from the northern riverbanks of the Milton and St Lucia reaches of the river

P1.2
Views and vistas from within the area, must not be compromised by new buildings and structures that are of a height and scale that impedes or detracts from the viewing or viewing potential of adjacent properties
A1
Building height is no more than 8m above ground level, except where the proposal:

•
involves a use that specifically requires a greater height

•
provides for a structure that will be consistent with other structures in the locality

•
does not overlook or overshadow nearby residences

P2
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures
A2
The proposal includes facade detailing, setback variation and landscaping that reduces the visual scale and bulk of any warehouse premises

P3
Buildings and structures must provide a higher standard of amenity, visual appearance and environmental control than would normally be required in an industrial area
A3.1
External walls are constructed of brick, glass, concrete, precast exposed aggregate, rendered or painted concrete block work or similar materials. Galvanised iron, zincalume, timber and fibro cement are inappropriate. Any reflective glass has a maximum reflectivity of 20%

A3.2
Roof mounted services are acoustically enclosed, form an integral part of the architectural design of the building and are concealed from adjacent residences and public buildings

5.7
Local Business Precinct

Performance Criteria
Acceptable Solutions

P1
Small pedestrian oriented shopping centres and restaurants must be designed to serve and cater for the day to day convenience shopping needs of local residents
A1.1
Gross floor area does not exceed the area of the site

A1.2
Proposals are of a smaller scale with architectural details that reflect the character of the original buildings 

A1.3
Building height is no more than 2 storeys and 8.5m, or 3 storeys and 10.5m where:

•
the proposed development involves a use that specifically requires a greater height

•
the proposed structure is consistent with the height of other structures in the locality

•
the original building on the site was of a greater height

A1.4
Buildings are to the road alignment with pedestrian shelter provided along the full length of the footpath, aligned with abutting shelters

A1.5
Carparking is to the rear of buildings. Short term on–street parking may be provided for customers

5.8
Vulture Street West Precinct

Performance Criteria
Acceptable Solutions

P1
Buildings must provide for commercial uses and limit visual intrusion
A1
Building height is no more than 2 storeys and 8.5m above ground level, or 3 storeys and 10.5m above ground level where the proposal:

•
involves a use that specifically requires a greater height

•
provides for a structure that will be consistent with those in the locality

P2
Buildings must provide for commercial uses and limit levels of development intensity
A2
Gross floor area does not exceed the area of the site

P3
Buildings must provide a support service to the City Centre and West End Shopping Centre and meet the needs of the local population
A3
Office parks in this precinct contain a storage and showroom component, and incorporate community services and shops

5.9
West End Shopping Centre Precinct

Performance Criteria
Acceptable Solutions

P1
Traditional scale suburban strip shopping must be maintained, and must reflect the existing cosmopolitan atmosphere and a mix of commercial and residential uses, including community facilities and cater directly to the needs of people living or working in surrounding neighbourhoods and to visitors to speciality shops and restaurants in the precinct Additional residential uses and community facilities are provided
A1.1
Gross floor area is no more than the site area, or no more than 1.5 times the site area where a minimum 0.5 of the gross floor area is residential 

A1.2
Building height is no more than 2 storeys above ground level, or 3 storeys above ground level where the uppermost storey is to be used for residential development or the proposal: 

•
involves a use that specifically requires a greater height

•
provides for a structure that will be consistent with the height of other structures in the precinct 

•
does not overlook or overshadow nearby residential buildings

P2
Pedestrian access and amenity along Boundary Street between Vulture Street and Jane Street must be maintained and improved
A2
No Acceptable Solution is prescribed

5.10
South Brisbane Commercial Precinct

Performance Criteria


Acceptable Solutions

P1
Commercial activities complementary to activities in adjoining areas or providing a support function to the City Centre must be provided
A1
Development provides for retailing activities at ground level with offices and residences above

P2
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures
A2.1
West of the railway line, building height is no more than 3 storeys and 10.5m above ground level or 4 storeys and 14m above ground level where the uppermost storey is to be used for residential development and the proposal:

•
involves a use that specifically requires a greater height 

•
provides for a structure that will be consistent with the height of other structures in the precinct

•
does not overlook or overshadow nearby residential buildings 

•
does not reduce the visual prominence of the Cultural Centre buildings

A2.2
East of the railway line, building height is no more than 4 storeys and 14m above ground level, or 5 storeys and 17.5m above ground level where the uppermost storey is used for residential development and where the proposal:

•
involves a use that specifically requires a greater height

•
provides for a structure that will be consistent with the height of other structures in the precinct 

•
does not overlook or overshadow nearby residential buildings 

•
does not reduce the visual prominence of the Cultural Centre buildings

P3
Community services and facilities in the precinct must be located and orientated within the site for ease of access to nearby residential areas
A3.1
Gross floor area is no more than 1.5 times the site area west of the railway line and 2 times the site area east of the railway line 

A3.2
Development provides open space such as open forecourts, small plazas and perimeter landscaping, with pedestrian links on and through the site

A3.3
Large scale redevelopment provides through block pedestrian links, linked parking areas and service substructure

5.11
Cultural Centre Precinct

Performance Criteria
Acceptable Solutions

P1
Cultural activities must be complementary to activities in the adjoining Cultural Centre and riverside, or provide a support function to the cultural activities in the area
A1
No Acceptable Solution is prescribed

P2
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures
A2
Building height is no more than 4 storeys and 14m above ground level, or 5 storeys and 17.5m above ground level where:

•
the proposal does not reduce the visual prominence of the Cultural Centre buildings

•
the proposed structure is consistent with the height of other structures in the precinct

•
the nature of the proposed use requires a greater height

P3
Proposals must be of a form and scale that does not detract from the landmark Cultural Centre buildings
A3
Gross floor area is no more than 2 times the site area, or 2.5 times the site area where the proposed development involves the expansion of the existing Queensland Cultural Centre

P4
A continuous public open space/pedestrian link from Riverside Drive to South Bank is retained
A4
No Acceptable Solution is prescribed

5.12
Education Precinct

Performance Criteria
Acceptable Solutions

P1
Building design and density must not dominate, overshadow or obscure existing buildings and the visual prominence of the South Bank area
A1
West of Merivale Street or south of Tribune Street, building height is no more than 2 storeys and 8.5m above ground level, or 3 storeys and 10.5m above ground level where the proposal:

•
does not reduce the visual prominence of the South Bank area

•
incorporates a structure that is consistent with the height of other structures in the precinct

•
involves a proposed use that specifically requires a greater height

•
does not overlook or overshadow nearby residential buildings

P2
Proposals adjacent to the South Bank area must be visually integrated with that area. The height of development must gradually reduce across the precinct to provide a transition from the South Bank area to the residential area on the southern side of Vulture Street
A2
East of Merivale Street or north of Tribune Street, building height is no more than 5 storeys above ground level, or 6 storeys above ground level where the proposal:

•
does not result in reduction in the visual prominence of the South Bank area

•
incorporates a structure that is consistent with the height of other structures in the precinct

•
involves a proposed use that requires a greater height

•
does not overlook or overshadow nearby residential buildings

P3
The intensity of development must gradually reduce across the precinct to provide a transition from the South Bank area to the residential area on the southern side of Vulture Street
A3
Gross floor area is no more than the site area west of Merivale Street or south of Tribune Street and 2 times the site area where located east of Merivale Street or north of Tribune Street

5.13
Mater Hill Precinct

Performance Criteria
Acceptable Solutions

P1
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures 
A1
Building height is compatible with the existing development as shown on the master plan for the Mater Hospital and does not result in any overlooking or overshadowing of nearby residential buildings

P2
Proposals must be of a form and scale that does not detract from the landmark Mater Hospital buildings
A2
Gross floor area ratio does not exceed the area of the site

Mater Hill (Ancillary Uses) Sub–Precinct

P3
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures
A3
Building height is no more than 3 storeys and 10.5m above ground level, or 4 storeys and 14m above ground level where the proposal:

•
does not overlook or overshadow nearby residential buildings

•
incorporates a structure that is consistent with the height of other structures in the precinct

•
involves a proposed use that specifically requires a greater height

5.14
West Woolloongabba Centre Precinct

Performance Criteria
Acceptable Solutions

P1
Building design and density must be in the form of the main commercial centre for South Brisbane and West Woolloongabba, and must retain and enhance the historical character of this area
A1.1
Existing historical buildings are refurbished, important missing elements are restored and infill development is provided that is compatible in style, form and bulk with existing buildings

A1.2
Gross floor area is no more than the site area, or 1.5 times the site area where a minimum 0.5 is included as residential

P2
Buildings must be designed to preserve the open valley form to ensure views from the Gabba Hill area along the valley to South Bank are not unduly restricted
A2
Building height is no more than 2 storeys and 8.5m above ground level, or 3 storeys and 10.5m above ground level where the uppermost storey is used for residential accommodation or the proposal:

•
does not overlook or overshadow nearby residential buildings

•
incorporates a structure that is consistent with the height of other structures in the precinct

•
involves a proposed use that specifically requires a greater height

P3
Proposals fronting Annerley Road must provide services relating to the Mater Hospital or to entertainment uses around the Princess Theatre building
A3
No Acceptable Solution is prescribed

5.15
Low Rise Residential Precinct

Performance Criteria
Acceptable Solutions

P1
The existing form, scale of buildings and architectural treatments of buildings must be preserved so that the precinct remains as an example of a ‘turn of the century’ residential area
A1
New proposals are to be of a scale and character complementary to existing buildings and the existing subdivision pattern

Where located in the Mixed Use Sub–precinct

P2
Any non–residential uses must provide a local service and be part of a mixed use proposal
A2
Proposals provide a local service, are part of a mixed use building and retains the existing built form

5.16
Low–Medium Rise Residential Precinct and Medium Rise Residential Precinct

Performance Criteria
Acceptable Solutions

P1
Buildings and structures must not overshadow or physically dominate surrounding land uses and structures
A1
Proposals perpetuate a closely settled 2 to 3 storey, and 9.5m to the underside of the ceiling of any habitable room, residential area providing a range of accommodation types. Proposals for 3 storey buildings take into account:

•
whether the site is close to major roads, shopping areas or parks

•
the land use, scale and character of adjoining development

•
topography, and whether other sites will lose views or be overshadowed

•
the proposed scale, form, character and siting of the development

P2
Where located in the Major Institution Accommodation Sub–precinct accommodation must be provided primarily for people visiting, working in, or requiring close proximity to the educational and health institutions in the area
A2
No Acceptable Solution is prescribed

5.17
High Rise Residential Precinct

Performance Criteria
Acceptable Solutions

P1
Building sites must be large enough to accommodate a building form of an appropriate size and bulk
A1.1
Side boundary setback is no less than 3m or half the height of the building, whichever is the greater 

A1.2
Rear setback is no less than 6m

A1.3
Setback from a road alignment for multi–unit dwelling is no less than 6m

A1.4
Proposals south of Vulture Street ensure building height is no more than 8 storeys, and 24m to the underside of the ceiling of any habitable room above ground level, or 9 storeys, and 27m to the underside of the ceiling of any habitable room above ground level where the structure:

•
is consistent with the height of others in the precinct

•
does not overlook or overshadow nearby residential buildings

•
does not reduce the visual prominence of the South Bank Corporation Area Development

A1.5
For proposals north of Vulture Street building height is no more than 10 storeys above ground level

P2
Proposals south of Vulture Street must maintain an intensity of use consistent with the area
A2.1
Gross floor area for sites less than 3,000m2 is no more than 1,220m2 plus 1.4m2 for each square metre by which the site area exceeds 1,200m2
A2.2
Gross floor area for sites over 3,000m2 is no more than 1.25 times the site area

A2.3
Site area is no less than 1,200m2
A2.4
Frontage is no less than 30m

P3
Proposals north of Vulture Street must maintain an intensity of use consistent with the area
A3.1
Gross floor area for sites between 1,200m2 and 1,500m2 is 1,220m2 plus 1.4m2 for each square metre by which the site area exceeds 1,200m2 

A3.2
The gross floor area for sites between 1,500m2 and 3,500m2 is 2,120m2 plus 2m2 for each square metre by which the site area exceeds 1,500m2
A3.3
Gross floor area for sites over 3,500m2 is 1.75 the site area

A3.4
Site area is no less than 1,200m2
A3.5
Frontage is no less than 40m
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