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design brief
• Mostly level site of 869m²
• Vacant site due to problems such as:

– Overland flow
– Protected trees
– Services and access points

• Clients wanted max multi-res potential
• Want units with at least 3 to 4 bedrooms
• Clients wanted to occupy two units
• Budget of around $800k



design analysis – site
• 869m² 3 units allowed
• Tried for 4 units
• Bordering Flowpath
• Stormwater Main
• Sewer Main
• Vegetated
• DA req’d



site

From Street
Left front point - highest spot on property.
Also lowest level allowed for habitable floor.



site

Panorama of site from front left corner

House at left (east), 
Two houses at rear (south), 
Industrial to right (west).

�

�
�



site

View across the street
Long narrow upper reaches of Enoggera Creek.
Site borders this on west side.



design complications
• Site at basin of natural watercourses
• Council had major concerns about 
redirection of water course by any building

• Major stormwater including manholes split 
the site

• Sewer including manholes at rear of site –
authorities require access

• Best crossover point at low end of site –
water course issues



design analysis - DA
•Habitable level had to be above 
6.150m AHD (NE corner of site)

•Defined entry to street
•Permission required to go over 8.5m
•Permission to build to west boundary 
as bordered crown land

•Council requested overland flow be 
addressed to prevent water 
redirection



DA matters

Height
• Clerestory  detail to 

gain light into buildings 
required DA approval 
for highest roof point to 
eject through the 8.5m 
height limit

Front Setback
• Setback governed by 

average street setback
• Setback to be within 

20% of street properties
• All close, so new 

buildings can also be 
close Waterway

• Hydraulics report to be 
tenderedResult

• DA triggered anyway
• Go for broke!



watercourse assessment

Water Course
• Overland Flow 

Assessment required 
by Engineers Bellas
& Reitano to 
determine water 
levels as site lies in  
convergence of two 
‘gullies’ flowing from 
surrounding hills to 
Enoggera Creek

major 
site flow



design outcome

• 4 units achieved
• Each 4 beds
• POS requirements met
• Parking achieved
• Budget on-target
• Water course issues 

resolved

• Stormwater restrictions 
met

• Sewer access resolved
• Mix of materials 

enhanced articulation
• Garage door innovation



Self Closing Door
• Council concerned 

basement could be flood 
proofed

• After global research, 
Design team developed 
self closing garage door 
triggered by water ingress 
at a low point of site

• Self closing door would 
ensure basement did not 
flood

• Second pedestrian 
access located at rear of 
garage

innovation



Basement and Stormwater

• Basement designed to achieve required car parking while remaining 
1500mm from stormwater as required

• Design also funnels overland flow along natural water course to creek



Level 1

• 4 unique + generous units achieved as required
• Privacy between units achieved through screens and 

landscaping installations
• Defined entry to street with equitable access



• Generous 4 bed layout
• Master has big ensuite + 

walk-in robe

Level 2

• Big bathrooms with bathtubs

• Ducted AirCon ready



Elevations

• Mix of Weathertex products for unit definition
• Front balconies meet City Plan + aspect
• Defined entry at left, plus Unit 1 has its own.
• Materials in keeping with Character area

Front (North)



• More mix of Weathertex products
• POS conditions met with private balconies
• Screens for privacy
• Angled basement wall to funnel O/L flow

Elevations Rear (Front Building)



Elevations Front (Rear Building)

Rear (Rear Building)



Considered Entry



Render Aspect from Front (North East)



Render Aspect from Rear (South West)



Bed 3Render Aspect to Entry



Render Aspect to Rear Units



areas

Large Units

•Unit 1: 224m²

•Unit 2: 194m²

•Unit 3: 176m²

•Unit 4: 178m²

Units 1+2 larger 
for owner’s use



GFA

•Unit 1 GFA: 
150m²

•Unit 2 GFA: 
140m²

•Unit 3 GFA: 
143m²

•Unit 4 GFA: 
134m²

GFA was under max allowed



Shadow Studies

• Neighbouring houses all 
modelled

• Careful shadow studies 
proved low impact on 
neighbours



Outcome
Council encouraged proceeding in pre-lodgement meet ings. 
But, just prior to granting DA, to dismay of client s, Council 
rejected application.  A new internal ‘policy’ had emerged 
disallowing any multi-res development on flood pron e, low 
density residential land.  Hence now a Concept.
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