Bulimba District Neighbourhood Plan
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Non–Statutory Flood Guidance Note
Parts of this neighbourhood plan area were subject to
inundation during the January 2011 flood. Brisbane
City Council has determined that flood risk, to the
extent regulated by this neighbourhood plan, has
been mitigated through the codes and guidelines in
City Plan 2000.

Introduction

The Bulimba District Neighbourhood Plan is a Local
Plan under the City Plan. It contains specific additional
neighbourhood planning requirements. Where it
conflicts with the requirements of the City Plan, the
Bulimba District Neighbourhood Plan prevails.

The Queensland Floods Commission of Inquiry is
investigating the flood disaster, including a review
of the existing town planning provisions related to
flooding and flood risk mitigation.

The Neighbourhood Plan aims to reflect the following
community values:
•

Green neighbourhood

•

Suburban character

•

Improved public realm

•

Connectivity and accessibility

•

Village identity

•

Quality low–medium density built form.

Brisbane City Council is also undertaking separate
investigations into the flooding. The findings of
Council’s investigations and the final report of the
Commission may recommend changes to the City
Plan, including this neighbourhood plan, and the
State Planning Policy.
Consequently, the provisions of this neighbourhood
plan with respect to the management of flooding and
flood risk mitigation may be subject to change at the
direction of the Queensland Government or Brisbane
City Council in the near future.

In using this Neighbourhood Plan, reference should
also be made to Section 1.1—Using a Local Plan at the
front of this chapter.

This should be taken into account by applicants and
assessment managers when considering development
in this neighbourhood plan area. Applicants are
advised to make relevant enquiries regarding the
status of the provisions relating to flooding.
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Development principles

Development in the Bulimba District Neighbourhood
Plan area will be guided by the following principles:

2.3 The history and commercial character of the
District will be protected. Places of cultural
heritage significance are conserved to preserve
the area’s identity. The District’s traditional,
pre–1946 commercial buildings are protected with
extensions to these buildings built to a design that is
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2.2 Development in the Bulimba District provides
for low rise detached housing predominantly in
Low Density Residential Areas. Streets and areas
will present a strong traditional built character
by retaining pre–1900 and pre–1946 houses
and conserving mature plantings. New houses,
extensions to houses and multi–unit dwellings will
be built to a design which is in keeping with the
local pre–1900 and pre–1946 traditional building
character, where located within a Demolition
Control Precinct (Local Character Significance).
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2.1 The District’s primary role as a low to low–
medium density residential area is retained.

in keeping with the existing building’s architectural
character. Views of heritage places from the public
realm are maintained as a priority.
2.4 Development in the Oxford Street Precinct
provides for the expansion and improvement of
retail, business, leisure and community functions.
The Oxford Street frontage will continue to be
the focus for retail, cafe/dining and entertainment–
related uses, however, such activities will not be
supported beyond the boundaries of the Multi–
purpose Centre Area classification.
2.5 The Oxford Street Suburban Centre is designed
as a pedestrian place. Development maintains a
human scale to the street and provides for active
street frontages at the ground storey to encourage
movement and interaction between private
development and adjacent public spaces. Vehicle
entrances, servicing and parking are designed
and located in a way that creates a safe pedestrian
environment.
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2.6 Development in the Godwin Street Precinct
contributes to the creation of a vibrant, revitalised
business and industry area and incorporates a range
of low impact industrial uses and complementary
business and commercial uses. Such development
avoids significant conflicts with the surrounding
residential area. Redevelopment or refurbishment
of existing buildings incorporate high quality
building and landscape design themes. No
expansion to this area’s external boundaries
or significant increase in the scale or intensity
of activity occurs to maintain the amenity of
surrounding residential areas.
2.7 The local servicing and employment opportunities
offered by existing industrial activities along
Taylor Street are to be maintained, with any new
development on these sites to be consistent with
lower impact, light industrial uses. Redevelopment
for residential uses will not be supported.
2.8 Development at the Hawthorne Road/Lindsay
Road intersection will be consolidated to form
a local convenience centre. Existing character
commercial and character non–residential
buildings in the centre will be protected and
adaptively reused for retail and commercial use.
Character residential buildings in the precinct
may be demolished where this is required for the
expansion of the cinema complex.
2.9 The Byron Street/McConnell Street riverfront
area will transition from its existing boat building
and light industrial focus to become a low rise
residential precinct comprising a mixture of
detached housing and multi–unit developments,
that provide public access along the riverfront,
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and provide views from the street to the Brisbane
River through breaks in buildings.
2.10 An integrated network of shaded, landscaped
streets and pedestrian and cycle routes will enhance
connections to Bulimba’s residential areas, the
Oxford Street and Hawthorne commercial areas,
the ferry terminals and parks.
2.11 Multi–unit residential development in Banya/
Johnston/Bulimba Streets in the Bulimba North
Precinct will be low rise and respect the scale
and character of the area through varied building
heights and articulated built form.
2.12 Development in the Low–medium Density
Residential Areas retains the pre–1900 and
pre–1946 traditional built character, through
the use of high quality architectural design and
landscaping. Buildings are sited and designed to
respond to the subtropical climate, be adaptable,
and maximise energy efficiency through light
weight construction, traditional roof forms, wide
eaves, sunhoods, and balconies.
2.13 Development will incorporate water efficiency
measures and innovative, integrated water
management strategies, including Water Sensitive
Urban Design.
2.14 Development will encourage public transport
usage, cycling and walking and incorporate safe,
easy and convenient access to these modes.
3

Precinct intents

Refer to Map A—Precincts.
3.1

Bulimba North Precinct

Refer to Map B—Bulimba North Precinct.
This precinct encompasses established light industrial
and warehouse activities which may cease operation
and/or relocate over the life of this neighbourhood plan.
Multi–unit dwellings up to three storeys are the preferred
future land use in the precinct. Lot amalgamation will
be encouraged.
New development must provide public access to and
along the Brisbane River in order to improve access
to the Apollo Road Ferry Terminal and the riverfront
generally. Built form should also include separations and
breaks to allow views from the street to the Brisbane
River.
This precinct also supports a mix of existing residential,
light industrial and warehouse uses, in two distinct blocks
separated by Banya Street.    
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3.2

Oxford Street Precinct

Refer to Map C—Oxford Street and Godwin Street
Precincts.
The Oxford Street Precinct remains the focus of
business activity and community life in the Bulimba
District. The precinct consolidates its role as the
primary commercial/retail, entertainment and leisure
centre in the neighbourhood. The precinct includes
three sub–precincts to reflect the unique attributes and
development outcomes envisaged.
In Sub–precinct B1, Oxford Street develops as
a cohesive, well–designed centre connecting the
established village centre with key local destinations
such as the Bulimba Memorial Park, Ferry Terminal
and the Brisbane River.
Development is consistent with the low rise village scale
of Oxford Street and incorporates design elements that
reflect the established streetscape character. The precinct
is designed at a pedestrian scale. A continuous and fine
grain built form with active frontages creates visual
interest and improves connectivity to the riverfront.
A mix of active uses at ground level such as shops,
restaurants and other services contributes to a vibrant
pedestrian realm. Above ground level, multi–unit
dwellings are supported, provided the primary role
of the precinct as a commercial/retail centre is not
compromised and issues of building scale, noise and
privacy are addressed.
Pedestrian and cyclist movement along Oxford Street
is given priority. Driveway crossovers to Oxford Street
are limited to achieve a safe and continuous pedestrian
spine. Access for carparking and servicing is via side
streets and shared where possible.
Development manages impacts on adjoining Low
and Low–medium Density Residential Areas through
appropriate building siting and design and landscape
treatments.
The landscape character of Oxford Street is enhanced
through the provision of mature vegetation planting as
part of new development.
The Bulimba Ferry Terminal functions as a gateway
to Oxford Street for those arriving by CityCat or ferry
and will become a destination in its own right, building
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New development will increase the vitality of the Oxford
Street Precinct west of the Bulimba Memorial Park and
strengthens connections between the Brisbane River and
the established village centre to the east. Expansion of the
centre along the northern side of Oxford Street between
Quay Street and Bulimba Street is not supported due to
the quality of heritage, character, commercial character
buildings and the positive contribution they make to the
streetscape and character of the area.
To further strengthen these connections to the Brisbane
River, a riverfront park will be provided north of
the Bulimba Ferry Terminal. This park provides
continuation of the existing riverside park, south of
Oxford Street.
Development fronting Lytton Road in Sub–precinct B3
maintains the low rise village scale of Oxford Street and
sensitively responds to the slope characteristics of the
site. Development maintains views of the heritage listed
Bulimba Uniting Church from Riding Road, Oxford
Street and from the lower section of Lytton Road.
3.3

Godwin Street Precinct

Refer to Map C—Oxford Street and Godwin Street
Precincts.
The existing light industry located to the west of Bulimba
Memorial Park is replaced by a mix of commercial and
residential land uses.
Residential uses (multi–unit dwellings and short term
accommodation), offices, and a range of employment
uses are appropriate where they can successfully integrate
with surrounding residential. However the location
of retail and restaurant activities in the precinct is not
supported to ensure Oxford Street remains the area’s
dominant retail and entertainment precinct.
A new cross block link is formed between Love Street
and Godwin Street, providing a convenient link for
pedestrians between the residential area west of Love
Street and the Memorial Park and Oxford Street.
3.4

Hawthorne Centre Precinct

Refer to Map D—Hawthorne Centre Precinct.
The Hawthorne Centre Precinct will develop into a
consolidated centre with a low rise village feel. The
centre serves the local needs of Hawthorne residents
and supports the facilities and services provided in the
Oxford Street Precinct.
The retention of existing commercial and residential
character buildings maintains the village aesthetic of
the precinct. Key corner sites provide important local
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The precinct contains existing character housing
which will continue to be protected by the provisions
of the Demolition Control Precinct (Local Character
Significance).

on the landmark qualities of the heritage ferry terminal
building and riverfront location.
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In this part of the precinct, building heights will vary
across both blocks. Development along the street
frontage is limited to 2 storeys with development at the
rear limited to 3 storeys.

landmarks and new development retains traditional
commercial character building forms and active
commercial/retail frontages at these locations.

buildings, such as the barber shop, also add significant
character to the village and are likewise retained.

Pashen Creek overland flowpath transects this precinct
and is known to flood. New development must
accommodate overland flow and be designed and located
to minimise risks from high water conditions.

3.5

New development respects and integrates with character
buildings, particularly the cinema, using traditional
design elements, whilst establishing a cohesive built
form identity for the precinct.
Shared access and servicing arrangements avoid a nett
increase in driveway crossovers to Hawthorne Road,
retaining the fine grained commercial building character
of the precinct and improving the function and safety
of the pedestrian realm.
Development provides active frontages to Hawthorne
Road and its corners with Lindsay and Orchard Streets
and the park and will be retail focused. However Park
Street should not be activated given the impact this
would have on residential properties. Above ground
level, offices, home businesses and multi–unit dwellings
are considered generally appropriate.
The Hawthorne Centre Precinct is comprised of a
number of distinct character and functional elements
which are to be retained and enhanced with new
development.
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The precinct contains character residential housing
which is retained and adaptively re–used for commercial/
retail or home business uses. Development maintains the
established built form along Hawthorne Road provided
by the existing character housing.
Where a site is not improved by a commercial character
building or character dwelling, multi–unit dwellings
may be supported provided proposals respond to the
adjoining streetscape character and complement the
dominant retail function of the village.
The existing mechanical workshop site, north of Orchard
Street provides opportunities for redevelopment and will
accommodate a mix of uses that support the dominant
retail function of the precinct. Offices that activate
Hawthorne Road and incorporate multi–unit dwellings
above ground level are supported.

Bulimba Barracks Precinct

Refer to Map A—Department of Defence Site Precinct.
Should the Commonwealth Department of Defence
cease operations at the Bulimba Barracks, the subsequent
redevelopment of the site will require a master plan that
incorporates the following:
•

retention of the existing operational facilities of
and access to the Royal Australian Navy South
Queensland Headquarters

•

identification and conservation of significant heritage
and character buildings and features of intrinsic
historic value that reflect the previous use of the site
as a defence base

•

an appropriate mix of uses, housing types and
densities, including affordable housing

•

sensitive integration of the built form with
surrounding 2–3 storey residential areas

•

retention of significant vegetation

•

improved access to essential facilities and community
services

•

provision of new infrastructure that meets the
needs of the community with infrastructure
contributions determined in accordance with the
Priority Infrastructure Plan

•

generous public parkland and riverwalk along the
entire Brisbane River frontage of the site, including
a safe and attractive pedestrian and bikeway network
that integrates with the wider district

•

a passenger set down area and community meeting
space adjacent to the Apollo Road Ferry Terminal
with provision for off–street carparking

•

a permeable street network, including universally
designed footpaths, that reflects the grid pattern
of surrounding established residential areas and
maximises access to and use of public transport, and

•

management of flooding risk, including overland
flow, riverine flooding and sea level rise and adoption
of integrated water cycle management practices.

The Cineplex building is a character non–residential
building considered to have significant value as a local
landmark which provides an anchor for the precinct.
Sensitive adaptation of the Cineplex building may be
supported where the proposal is supported on economic
grounds, makes a positive contribution to achieving the
plan’s intent for the precinct and where the characteristic
features of the iconic Cineplex building are retained or
sympathetically treated. Adjacent commercial character
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Level of assessment

The following tables contain exceptions to the level
of assessment, overriding the levels of assessment in
Chapter 3.
A preliminary approval may change the level of
assessment identified in these tables.
The trigger for assessment in the level of assessment
tables is material change of use and/or building work
(associated with a use or structure specified in the level
of assessment tables) unless otherwise specified.
4.1

Demolition Control Precinct (Local Character Significance)

Code Assessment

Applicable Codes

Notifiable
Bulimba District Neighbourhood Plan Code

Low and Low–medium Density Residential Areas

Self Assessment

Applicable Codes

1.

House where complying with:
• Acceptable Solutions in the House Code
• Acceptable Solutions A2 & A3 in section
5.2 of the Bulimba District Neighbourhood
Plan Code

Bulimba District Neighbourhood Plan Code and
House Code

2.

House where on a lot less than 450m2 or with Bulimba District Neighbourhood Plan Code, House
an average width less than 15m, or on a rear lot Code and Residential Design—Small Lot Code
less than 600m2 (excluding access way)
• where complying with Acceptable Solutions
A2 & A3 in section 5.2 of the Bulimba
District Neighbourhood Plan Code
• where complying with the Acceptable
Solutions in Part 1 of  the Residential
Design—Small Lot Code

Code Assessment
1.

Applicable Codes

House in the Demolition Control Precinct Bulimba District Neighbourhood Plan Code, House
Code and Residential Design—Character Code
(Local Character Significance):
• where not on a lot less than 450m2 or with
an average width less than 15m, or on a rear
lot less than 600m2 (excluding access way)
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4.2

Demolition or removal (other than a heritage
place) in the Demolition Control Precinct
(Local Character Significance)
• of any part of a residential building or non–
residential building substantially constructed
in or prior to end of 1946 or where the
building was substantially erected prior 1st
January 1900

Bulimba District Neighbourhood Plan

1.

Code Assessment
•

2.

Applicable Codes

where complying with the Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan
Code

House in the Demolition Control Precinct
(Local Character Significance):
• where on a lot less than 450m2 or with an
average width less than 15m, or on a rear
lot less than 600m2 (excluding access way)
• where complying with the Acceptable
Solutions in Part 1 of  the Residential
Design—Small Lot Code
• where complying with the Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan
Code

Bulimba District Neighbourhood Plan Code, House
Code, Residential Design—Character Code and
Residential Design—Small Lot Code
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Notifiable
1.

House whether or not in the Demolition
Control Precinct (Local Character
Significance)
• where not complying with the Acceptable
Solutions in the House Code, or
• where not complying with  Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan
Code

Bulimba District Neighbourhood Plan Code and
House Code

2.

House whether or not in a Demolition
Control Precinct (Local Character
Significance)
• where on a lot less than 450m2 or with an
average width less than 15m, or on a rear
lot less than 600m2 (excluding access way)
• where complying with the Acceptable
Solutions in Part 1 of  the Residential
Design—Small Lot Code
• where not complying with Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan
Code

Bulimba District Neighbourhood Plan Code, House
Code, Residential Design—Character Code and
Residential Design—Small Lot Code

3.

Building work adjoining a heritage place(1)
where not complying with Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan Code

Bulimba District Neighbourhood Plan Code and
Heritage Place Code

Impact Assessment

Applicable Codes

Generally inappropriate
1.

House in a Demolition Control Precinct
(Local Character Significance)  
• where on a lot less than 450m2 or with an
average width less than 15m, or on a rear
lot less than 600m2 (excluding access way)
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Bulimba District Neighbourhood Plan Code, House
Code, Residential Design—Character Code and
Residential Design—Small Lot Code
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Impact Assessment
•

•

(1)

Applicable Codes

where not complying with the Acceptable
Solutions in Part 1 of  the Residential
Design—Small Lot Code
whether or not complying with Acceptable
Solutions A2 & A3 in section 5.2 of the
Bulimba District Neighbourhood Plan
Code

If an application for development adjoining a heritage place is also triggered by a material change of use, then
the application will be subject to the highest level of assessment trigger, and both sets of specified codes

4.3

Oxford Street Precinct

Code Assessment
1.

Applicable Codes

Centre Activities (other than Display and
Bulimba District Neighbourhood Plan Code, Centre
Sales Activities, Garden Centre, Industry or
Amenity and Performance Code and Centre Design
Service Station) where involving building work Code

Impact Assessment

Relevant Codes

Generally inappropriate
1.

Centre Activities where Display and Sales
Activities, Garden Centre, Industry or Service
Station

Bulimba District Neighbourhood Plan Code

2.

Demolition or removal of a Commercial
Character Building

Bulimba District Neighbourhood Plan Code

Godwin Street Precinct

1.

Centre Activities where Community
Bulimba District Neighbourhood Plan Code and
Facilities, Education Purposes, Health
Centre Amenity and Performance Code
Care Purposes, Medical Centre, Multi–unit
Dwelling, Office, Radio or Television
Station, Short Term Accommodation or
Veterinary Facility where:
• complying with the Acceptable Solutions in
the Centre Amenity and Performance Code
• not involving building work

Code Assessment
1.

Applicable Codes

Applicable Codes

Centre Activities where Community
Bulimba District Neighbourhood Plan Code and
Facilities, Education Purposes, Health
Centre Amenity and Performance Code
Care Purposes, Medical Centre, Multi–unit
Dwelling, Office, Radio or Television
Station, Short Term Accommodation or
Veterinary Facility where:
• not complying with the Acceptable
Solutions in the Centre Amenity and
Performance Code
• not involving building work
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Self Assessment
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4.4

Code Assessment
2.

Applicable Codes

Centre Activities where Community
Bulimba District Neighbourhood Plan Code, Centre
Facilities, Education Purposes, Health
Amenity and Performance Code and Centre Design
Care Purposes, Medical Centre, Multi–unit Code
Dwelling, Office, Radio or Television
Station, Short Term Accommodation or
Veterinary Facility where involving building
work

Impact Assessment

Relevant Codes

Generally appropriate
1.

4.5

Centre Activities (except Community
Facilities, Education Purposes, Health
Care Purposes, Medical Centre, Multi–
unit Dwelling, Office, Radio or Television
Station, Short Term Accommodation or
Veterinary Facility)

Hawthorne Centre Precinct

Self Assessment
1.

Bulimba District Neighbourhood Plan Code, Centre
Amenity and Performance Code and Centre Design
Code

Applicable Codes

Centre Activities other than Display and Sales Bulimba District Neighbourhood Plan Code and
Activities, Shop (greater than 300m2 gross floor Centre Amenity and Performance Code
area), Garden Centre or Service Station where:    
• complying with the Acceptable Solutions in
the Centre Amenity and Performance Code
• not involving building work

Code Assessment

Applicable Codes

1.

Bulimba District Neighbourhood Plan Code, Centre
Amenity and Performance Code and Centre Design
Code

Centre Activities other than Display and
Sales Activities, Shop (greater than 300m2 gross
floor area), Industry, Garden Centre or Service
Station where involving building work

Impact Assessment

Relevant Codes

1.

Centre Activities where Display and Sales
Activities, Shop (greater than 300m2 gross
floor area), Industry, Garden Centre or Service
Station

Bulimba District Neighbourhood Plan Code, Centre
Amenity and Performance Code and Centre Design
Code
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Code

This Code provides additional and/or alternative
Performance Criteria and Acceptable Solutions to the
generic Codes in Chapter 5. Where directly varying
with a Code in Chapter 5, the Performance Criteria
and Acceptable Solutions in this Neighbourhood Plan
Code take precedence.
All remaining Performance Criteria and Acceptable
Solutions of the Codes in Chapter 5 will continue to
apply.
The purpose of this Code is to ensure development in the
Plan area is consistent with the development principles
and the precinct intents of this Neighbourhood Plan.
5.1

Assessment guidance—an explanation
of traditional building character

Street context
The traditional scale of a street was first established by
its subdivision pattern of 16, 24 or 32 perch lots, with
10, 15 or 20m frontages respectively. This pattern was
reinforced by the traditional building form of a single
level house elevated on stumps. This created a reasonably
uniform scale, generally accentuated by regular lot sizes,
street widths and street block sizes and a uniform spacing
between buildings throughout the area.
The original subdivision patterns and orthogonal street
layouts remain in areas developed before 1946 and
particularly in areas developed prior to 1900. The
uniform spacing of the pre–1900 and pre–1946 buildings
and appearance of the character housing, particularly in
parts of Hawthorne and Morningside, generally remain.
Building form and scale
The predominant traditional building form of pre–1946
housing is a solid core with attached or integrated
verandahs raised above the ground on timber supports.
Enclosed areas under houses generally maintain the street
appearance of lightweight supports to upper floors and
reflect the layout of upper floor verandahs. Roof forms
are medium pitched pyramids, hips or gables. This
style is often referred to generically as the Queensland
vernacular.

Hawthorne cinemas, churches, ferry terminals, schools
and shops. Commercial character buildings along Riding
Road are timber framed and clad with corrugated metal
sheet, gabled roofs and footpath awnings, with some sites
incorporating a lowset timber residence. The aesthetic
styles and construction techniques exhibited by these
buildings are indicative of non–residential buildings
constructed pre–1946.
Materials and details
The character of the Bulimba District is influenced by
elements such as eaves, sunhoods, verandahs, lattice
screens and batten panels that cast shadows and provide
three–dimensional effects. Character is also derived from
the relatively limited range of materials available at the
time of construction. This provided a unifying theme
of painted timber walls and corrugated steel roofing.
These lightweight external elements reduce building
bulk and create a transition with the external landscape.
They make an appropriate response to the local climatic
conditions of strong sun and high rainfall.
Whilst ‘timber and tin’ are the predominant materials
of the older suburbs, the presence of other distinctive
building forms, such as Spanish Mission, and their
variety of materials highlights the overseas influence of
residential design in the Bulimba District. These housing
styles also form part of the District’s traditional building
character, and are usually rendered on the exterior and
have a base material of fibro, masonry or concrete with
a tile or tin roof.
Setting
The traditional setting of houses in the Bulimba District
is a fairly uniform building line, with individual front
gardens punctuated by a pedestrian path and single
width driveway.
The setting of the building on the site is also important,
particularly in terms of the setbacks provided to existing
or proposed side boundaries. Setbacks complying with
related codes of the City Plan contribute to the character
of the Bulimba District.
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Other traditional building forms also exist, exhibiting
overseas architectural influences on Brisbane’s residential
design. These building forms occurred primarily during
the interwar period. These styles include, but are not
limited to, Art Deco, Spanish Mission, Californian,
Bungalow and Georgian.
Non–residential buildings also contribute to the overall
traditional building form and character of the District
and have a historical and cultural connection to the local
community, such buildings include the Balmoral and
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5.2

General

Performance Criteria

Acceptable Solutions

Integrated Water Cycle Management
P1

Development (except a House, Display
A1
Dwelling, Estate Sales Office, Home Business,
Satellite Dish or Telecommunications
Tower) incorporates Integrated Water Cycle
Management strategies to:
• achieve positive benefits across the entire
water cycle
• minimise water demand
• maximise use of alternative water sources
• maximise surface water infiltration and
minimise stormwater run–off
• minimise water use in landscaping
• protect and enhance waterway corridors and
wetland values
• protect waterway health by improving
stormwater quality and reducing site run–off
• incorporate water reuse and recycling
opportunities where appropriate

No Acceptable Solution prescribed
Note: Compliance may be demonstrated by an
Integrated Water Management Plan (IWMP)
which identifies the range of strategies and actions
proposed to integrate water supply, waste water
and stormwater and thus ensure protection and
enhancement of affected waterways and catchment
areas. An IWMP also identifies those Water
Sensitive Urban Design measures proposed to be
incorporated in a development
Water recycling activities must meet the provisions
of Division 2 s2N(1) of the Public Health
Regulation 2005 and the criteria outlined in
the Queensland Water Recycling Guidelines
2005

Development adjoining a Local or State Heritage Place
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P2

Development, including a house, adjoining a
A2
heritage place, must not detract from or devalue
the cultural heritage significance of a heritage
place and does not impair or obscure views of
the heritage place from the public realm

Development is:
(a) set back from the street equal to or
greater than the heritage place
(b) of a lower or equal height to the
heritage place
(c) complementary to the architectural
character of the heritage place
(d) in keeping with any landscaping
elements of the heritage place identified
as having cultural heritage significance
Note: For (a) above, where new development
adjoins a Heritage Place, the appropriate building
setback will be determined on a case–by–case
basis having regard to the views, vistas and
context of the Heritage Place
(c) above, does not require that new development
should replicate the heritage place in terms of its
architectural design or construction materials

Flooding and Drainage
P3

Development does not exacerbate flooding or
adversely affect existing drainage regimes

A3

Development within overland flow paths
is in accordance with the Filling and
Excavation Code

A4.1

Recreational opportunities along Norman
Creek are maximised through the provision
of areas and facilities to enable public access

Open Space
P4

The provision, dedication and design of public
open space provides for the needs of residents
through development
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Performance Criteria

Acceptable Solutions
A4.2

Community uses in Balmoral Park are co–
located wherever practicable to allow for
greater informal recreational use of the park

A4.3

Development provides public open space in
accordance with the Acceptable Solutions
identified in Table 3—Public Space Acceptable
Solutions

A5.1

Development fronting a Subtropical
Boulevard, City Street or Neighbourhood
Street as shown on Map E—Streetscape
Hierarchy provides a publically owned
footpath as specified in Table 1—Streetscape
Hierarchy Footpath Widths

A5.2

Where the existing footpath width is less
than that required by Table 1—Streetscape
Hierarchy Footpath Widths, a linear land
dedication to Council is provided to
achieve the footpath width

A5.3

Development provides for awnings, street
trees, furniture, lighting, footpath and kerb
treatments; designed and constructed in
accordance with Council standards

Streetscapes
P5

5.3

Development creates a consistent urban
streetscape that facilitates safe and convenient
movement for pedestrians

Where located within a Demolition Control Precinct (Local Character Significance)

Performance Criteria

Acceptable Solutions

General
The design of new residential development
complements the traditional building character
of the area

A1.1

Note: ‘Traditional Building Character’ is described
in Section 5.1 of this code

Buildings use traditional materials consistent
with those most commonly used in pre1946 houses in the Demolition Control
Precinct (Local Character Significance)
Note: Traditional materials are most likely
painted timber walls and tin roofing

A1.2

The design of new residential buildings
should reflect, but is not required to
replicate, the character elements of existing
pre–1946 houses in the streetscape

Brisbane City Plan 2000 — Volume 1
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Note: elements include:
• Roof form
• External walls
• Building core
• Verandahs
• External openings
• Decorative detailing
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P1
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Performance Criteria
P2

Carparking structures and associated areas do
not dominate the appearance or landscape
setting of the house when viewed from the
street

Acceptable Solutions
A2.1

Any carparking structure located forward of
the front facade of the house consists of a
single carport limited to a maximum width
of 3.5m and:
• is open on all sides
• has no gates or roller doors, and
• has a roof line which complements and
enhances the traditional character of the
house and streetscape

A2.2

Driveway crossover width is a maximum of
3.5m

A3

Existing mature vegetation (that is not a
declared weed) is retained and protected

P3

New buildings, carparks and driveways are to
be located to allow for retention and long term
viability of significant on–site vegetation

P4

Fences must not dominate views from the street A4
and must complement traditional fencing styles
in the area

Front and return side fences forward of the
main building are:
• a maximum height of 1.2m
• constructed of materials which
complement the period and style of the
main building
• at least 50% transparent

Where the site contains a pre–1900 or pre–1946 House
P5

Extensions or additions to pre–1900 or pre–
1946 houses do not compromise the traditional
building character of the house

A5.1

Extensions or additions to the pre–1900 or
pre–1946 houses are:
• not located in front of the existing house
or obscure its visibility from the street
frontage/s
• smaller in scale and bulk than the
existing house
• comprise roof forms of a similar pitch
and proportions to those pre–1900 or
pre–1946 houses nearby

A5.2

Open verandahs which face the street are
retained

A6

Building work involved in closing in
underneath a pre–1900 or pre–1946 house
is:
• set back for the full depth of all open or
enclosed verandahs on the upper level
above, in line with the original external
wall
• set back 1m from the upper level of the
front exterior wall where there is no
verandah
• screened with a vertical batten frieze to
minimise the visual impact of new built
in areas underneath
• timber or concrete stumps are used on
those areas of the house that are visible
from the street
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The original roof form of the pre–1900 or
pre–1946 house as viewed from the street, is
retained and any extensions or additions do not
dominate the original roof form

P6

Building underneath a pre–1946 house is
consistent with the scale, form and height of
nearby pre–1900 or pre–1946 houses or the
predominant scale, form and height of pre–
1900 or pre–1946 houses in the street. New
ground level enclosures are recessed in line
with the main building core
Note: The building core is the main body of the
building excluding any closed or open verandahs
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Brisbane City Plan 2000 — Volume 1
Amended 2 July 2012

Performance Criteria

Acceptable Solutions

Where demolition of a pre–1900 or pre–1946 residential building or non–residential building (other
than a heritage place)
Note: Demolition of a house is to be assessed against the following Performance Criteria and Acceptable Solutions and not P1
and A1.1 – A1.4 only of the Demolition Code
P7

The building:
• must not represent ‘traditional building
character’, or
• must not be capable of structural repair, or
• must not be a pre–1900 or pre–1946
building within the Low–medium
Density Residential Area or Low Density
Residential Area
Note: ‘Traditional Building Character’ is
described in Section 5.1 of this Code

A7

The building has been substantially and
irreversibly altered and does not have the
appearance of a character house
AND
The pre–1900 or pre–1946 appearance of
the building cannot practically be reinstated
Note: In making a determination as to whether
the pre–1946 appearance of the building can be
reinstated, Council will require information to
be submitted with any application addressing the
practicalities of:
• opening up enclosed front and/or side
verandahs
• removing enclosures under the front section of
the building
• removing fibro, stucco or metal cladding to
underlying weatherboards or chamfer–boards
• replacing aluminium windows with timber
windows
• reinstating verandah elements
OR
An engineering report prepared by
a Registered Professional Engineer
Queensland (RPEQ) must be submitted
demonstrating that the building is
structurally unsound and not reasonably
capable of being made structurally sound

Note: The Hawthorne Precinct contains character
non–residential buildings, including the iconic
cinema building
P8

Partial demolition (or refurbishment) of
a pre–1900 or pre–1946 house as part of
refurbishment or extension work must not
diminish the ‘traditional building character’
elements of the building
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A8.1

The building does not lose original
components (e.g. side verandahs) that
contribute to the traditional building
character
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The building is located within the
Hawthorne Centre Precinct and is not
identified as a commercial character
building or a character non–residential
building
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OR

Performance Criteria

Acceptable Solutions
A8.2

An engineering report prepared by
a Registered Professional Engineer
Queensland (RPEQ) must be submitted
certifying that all works proposed
(permanent and temporary) will ensure
the structural adequacy of the building at
all phases of demolition and construction/
extension of the house
Note: The extent of any partial demolition needs
to be identified in Plan and Elevation drawings

P9

Demolition involving relocation of pre–1946
houses, straddling more than one lot, onto one
lot must not diminish the ‘traditional building
character’ of the streetscape, or be sited too
close to lot boundaries which results in an
unacceptable level of privacy and amenity for
neighbours

A9

Retained pre–1900 or pre–1946 houses
moved onto small lots must have setbacks
of:
• 1.5m from the side boundary to the wall
(and 0.9m from the side boundary to
eaves and window hoods)
• 6m to the rear boundary

P10

Demolition of buildings built prior to 1900
must not be capable of structural repair

A10

An engineering report prepared by
a Registered Professional Engineer
Queensland (RPEQ) must be submitted
demonstrating that the building is
structurally unsound and not reasonably
capable of being made structurally sound

5.4

Where in the Oxford Street Precinct

Performance Criteria

Acceptable Solutions

Where in Sub–precinct B1
Development in the Oxford Street Precinct:
• reinforces the traditional “suburban village
character” of Oxford Street
• complements the layout, scale (including
height and setback), built form and
character of existing buildings, and
• delivers a vibrant pedestrian realm along
the street by maximising street activity and
retaining the characteristic fine grain urban
form of the centre
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P1
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A1

Development in the Oxford Street Precinct:
• incorporates elements of traditional
shopping street design including exposed
gables, timber joinery and well defined
shopfront and entry doors
• has building openings overlooking the
street
• provides active street frontages built to
the boundary
• provides minimum ceiling heights of
at least 3.5m for ground floor levels in
mixed use developments
• commercial/retail uses are provided at
ground floor
• ground floor pedestrian entries are
provided at a minimum of every 10m
• second and third floor residential uses
provide balconies overlooking Oxford
Street
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Performance Criteria

Acceptable Solutions

P2

The height and scale of new development is
consistent with the traditional suburban village
character of Oxford Street

A2

Building height does not exceed 3 storeys
and 10.5m above ground level

P3

Building design sensitively integrates with
the streetscape of Oxford Street and provides
continuous pedestrian shelter to maximise
pedestrian comfort and accessibility

A3.1

Commercial character buildings are retained
and adaptively reused with:
• original shopfronts retained or
refurbished using materials which
complement the period of the building
• the height relationship of existing floor
areas to street level maintained
• extensions are located at the rear of the
premises

A3.2

Development incorporates the following
design elements:
• articulated frontages and rooflines
• parapets
• footpath awnings that extend over the
adjoining footpath

A3.3

A minimum of 20m and a maximum
of 30m continuous building frontage is
provided to Oxford Street

A4

Buildings are set back from boundaries in
accordance with Table 1—Oxford Street and
Godwin Street Precinct Building Setbacks

P4

The siting of buildings in relation to site
boundaries:
• promotes an attractive streetscape
• supports the Suburban Centre function of
the Oxford Street Precinct, and
• maintains privacy for residents

Development in the sub–precinct:
A5
• demonstrates outstanding architectural and
landscape design
• responds to the site’s particular importance
as an entrance statement to the Oxford
Street Precinct
• reflects and optimises opportunities
provided by the site’s prominent location
and attributes
• occurs across all properties, collectively and
not piecemeal
• does not detract from the cultural heritage
significance of the Bulimba ferry terminal
• promotes an attractive and active streetscape
along Oxford Street
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Development provides a signature building
which assists in defining the western
entry of the Oxford Street Precinct and
accentuates visual and physical linkages to
the Brisbane River through:
• achieving a minimum site area of
2,340m2
• an articulated built form and varied roof
line
• cantilevered awnings along the full
length of the Oxford Street frontage
• active street frontages as built to
boundary on both the Oxford Street and
Quay Street frontages
• generous fenestration of building facades
with window and door openings which
address the street and no blank walls to
Oxford Street
• (where above ground level) buildings
being set back from boundaries in
accordance with Table 1—Oxford
Street and Godwin Street Precinct Building
Setbacks

Chapter 4, page 26k

Chapter 4: Local Plans

P5

Bulimba District Neighbourhood Plan

Where in Sub–precinct B2

Performance Criteria
P6

Development of lots fronting the Brisbane
River provides a publicly accessible park
along the Brisbane River as a key recreation
facility which improves public access along the
riverfront

Acceptable Solutions
A6

New development along the Brisbane River
frontage dedicates park for future public
use along the entire frontage to the river,
designed and constructed in accordance
with Council standards and:
• incorporates the Acceptable Solutions
identified in Table 3—Public Space
Acceptable Solutions
• accords with Figure a

Development in the sub–precinct:
A7
• demonstrates outstanding architectural and
landscape design
• responds to the site’s particular importance
as an entrance statement to the Oxford
Street Precinct
• reflects and optimises opportunities
provided by the site’s prominent location
and attributes
• does not detract from the cultural heritage
significance of the Bulimba Uniting Church
• presents an attractive and active streetscape
appearance on Lytton Road

Development assists in defining the eastern
entry of the Oxford Street Precinct
through:
• building design that sensitively responds
to steeply sloping site and must not
create large, blank retaining walls or
facades that are visible from Lytton
Road
• maintaining views to the Bulimba
Uniting Church from Lytton Road,
Oxford Street and Riding Road
• generous fenestration of building facades
with window and door openings which
address the street and no blank walls to
Lytton Road

Where in Sub–precinct B3
P7

5.5

Where in the Godwin Street Precinct

Performance Criteria
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P1

P2

Acceptable Solutions

Building siting and design in the precinct:
• respects the layout, scale (including height
and setback) and character of existing
buildings
• provides a continuous active street frontage
• provides opportunities for natural
surveillance of the street to improve safety
• provides continuous pedestrian shelter
to maximise pedestrian comfort and
accessibility and maintains the tree-lined
streetscape
• maintains privacy for adjoining residential
properties including by vegetated buffers

A1.1

Building setbacks are in accordance with
Table 1—Oxford Street and Godwin Street
Precinct Building Setbacks

A1.2

Balconies and openings are provided
overlooking the street

A1.3    

Awnings are provided to the Godwin Street
and Love Street frontages and must not
result in the loss of street trees

A1.4

Buildings are a maximum of 3 storeys and
10.5m high

Vehicle access, servicing and carparking
structures are designed and located:
• to minimise disruption to the                  
established building line
• to ensure they do not visually dominate the
site and streetscape
• to protect the safety and comfort of
pedestrians and cyclists
• to not impede traffic flow on arterial routes

A2.1

Common access driveways, carparking and
servicing areas are created where possible
and secured in perpetuity through the
granting of reciprocal access easements

A2.2

Carparking and servicing areas are located at
the rear or underneath buildings

A2.3

Driveway crossovers maintain the integrity,
quality and primacy of footpaths
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A pedestrian connection is formed between
Love Street and Godwin Street providing easy
and convenient access to Memorial Park. Cross
block links are maintained for public use and
are publicly accessible 24 hours a day

P4

Development carefully manages impacts on the
amenity of adjoining Low Density Residential
Areas or Low–medium Density Residential
Areas

5.6

Where in the Hawthorne Centre Precinct

Performance Criteria
P1

A3.1

A cross block link is provided in the
location identified on Map C—Oxford Street
and Godwin Street Precincts

A3.2

The design and construction of new, or
enhancement of existing laneways and cross
block links is in accordance with Council
standards and incorporates the Acceptable
Solutions identified in Table 3—Public Space
Acceptable Solutions and:
• have a minimum cross block link width
of 5m and a minimum unobstructed
pavement width of 1.8m
• implements a transition at the cross
block link frontage to Godwin Street
and Love Street in accordance with
Figure c

A3.3

Cross block link is dedicated to Council for
ongoing maintenance

A4

Building setbacks accord with Table 2—
Oxford Street and Godwin Street Precinct
Building Setbacks

Acceptable Solutions

Development in the Hawthorne Centre
A1
Precinct:
• ensures that this area functions as an
attractive local centre serving the
convenience needs of the local resident
population
• creates active frontages on Hawthorne
Road and maintains residential amenities on
nearby local streets
• is of a compatible scale and appearance with
existing commercial character and character
non–commercial buildings, and
• is consistent with the built form character
and amenity of the area
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Development is compatible with the form,
design and scale of commercial character
buildings, such that:
• existing commercial character buildings
or character non–residential buildings
are retained, refurbished and used for
small scale retail and commercial uses
Note: The precinct contains an iconic local
character non–residential building in the form
of the Hawthorne Cineplex building
• where new buildings are proposed on
corner sites, they:
–– are built to the street frontage on
both sides
–– contain uses which activate the street
–– are indicative of the architectural
style of commercial character
buildings in the area, and
–– have awnings which extend over the
adjoining footpath
• new buildings fronting Hawthorne
Road are built to the street frontage and
an awning provided over the adjoining
footpath
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P3

Acceptable Solutions
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Performance Criteria

Performance Criteria

Acceptable Solutions
•

P2

5.7

Pedestrian movement along Hawthorne Road
is safe and convenient and takes priority over
vehicle access

P3

Public access must be provided along the
Brisbane River as a key recreation facility
which also improves access to the Apollo Road
ferry wharf

A pedestrian connection is formed between
Byron Street and the riverside park. Cross
block links are maintained for public use and
are publicly accessible 24 hours a day

New development sensitively integrates with
older existing uses and open space areas

There is no net increase in driveway
crossovers provided to Hawthorne Road

A2.2

On corner sites, new development is to be
accessed via Orchard or Lindsay Streets

Acceptable Solutions
A1.1

Development along the Brisbane River
frontage dedicates park for future public use
in accordance with Map B—Bulimba North
Precinct and is designed and constructed in
accordance with Council standards

A1.2

Development provides public park in
accordance with the Acceptable Solutions
identified in Table 3—Public Space Acceptable
Solutions and in accordance with Figure b

A2.1

A cross block link is provided in the
location identified on Map B—Bulimba
North Precinct

A2.2

The design and construction of new, or
enhancement of existing laneways and cross
block links is in accordance with Council
standards and incorporates the Acceptable
Solutions identified in Table 3—Public Space
Acceptable Solutions and:
• have a minimum cross block link width
of 5m and a minimum unobstructed
pavement width of 1.8m
• implements a transition at the cross
block link frontage in accordance with
Figure c

A2.3

Cross block link is dedicated to Council for
ongoing maintenance

A3.1

New residential development fronting
Bulimba, Banya or Johnston Streets will
be a maximum of 2 storeys (8.5m) with
3 storey (12m) development (maximum)
sleeved behind
Note: Maximum building heights are measured
from ground level
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P2

A2.1

Where in the Bulimba North Precinct

Performance Criteria
P1

active frontages are limited to streets
within the precinct boundary

A3.2
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Gross floor area is no more than 0.8 times
the site area where:
• the site has frontage to a road with a
reserve width of 15.5m or more
• minimum site area of 2,500m2
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Performance Criteria

Acceptable Solutions
A3.3

New residential development fronting
Johnston Park shall be orientated to address
the park and street by:
• orienting windows and balconies
towards the park and street frontages,
and
• avoiding fences and blank walls along
the park frontage

Table 1—Streetscape Hierarchy Footpath Widths
Classification

Width

Subtropical Boulevard (SB1)

5m

Subtropical Boulevard (SB2)

3.75m

City Street Major (NS1)

5m

Neighbourhood Street (NS1)

3.75m

Neighbourhood Street (NS2)

3.75m

Setback

Level

Front

Ground Floor

0m where in the Oxford Street Precinct

Ground Floor

3m where in the Godwin Street Precinct

First Floor

0m to balcony; 3m to building wall where in the Oxford Street Precinct

First Floor

3m to balcony; 6m to building wall where in the Godwin Street Precinct

Second Floor

3m to balcony; 6m to building wall

Ground Floor

3m

First Floor

3m to balcony; 6m to building wall

Second Floor

3m to balcony; 6m to building wall

Ground Floor

0m where adjoining MP3 or road frontage
3m where adjoining LR or LMR

First Floor

0m where adjoining MP3 or road frontage
3m where adjoining LR or LMR

Second Floor

4m to balcony and/or building where adjoining MP3
3m to balcony and/or building where adjoining road frontage

Rear
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Table 2—Oxford Street and Godwin Street Precinct Building Setbacks
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Table 3—Public Space Acceptable Solutions
Acceptable Solution

Open spaces/ Cross block Riverfront park— Riverfront park—
Parks
links
Bulimba North
Sub–precinct B2

Creates a 24 hour publicly
accessible space with equitable
access









Integrates or reconfigures any
required service and access
function of the space to maximise
pedestrian amenity









Incorporates Crime Prevention
Through Environmental Design
(CPTED) principles









Provides lighting and shelter



Lighting only









Provides a riverfront park and
land dedication, a minimum 10m
width from the high spring water
mark measured landward of the
Brisbane River mean high water
spring tide mark
Incorporates a minimum
movement corridor width of 6m,
with a minimum unobstructed
pavement width of 4.5m that is
suitable for pedestrians and cyclists



Incorporates a movement corridor
with a minimum unobstructed
pavement width of 4.5m that is
suitable for pedestrians and cyclists
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Minimum 5m landscaped corridor
with a minimum unobstructed
pavement width of 1.8m



Provides informal seating areas



Bounded by active uses and
pedestrian friendly edges (on the
majority of its edges)





Overlooked by living areas and
active residential spaces for passive
surveillance









Adjacent building must contribute
to an open streetscape by allowing
for solar access, visual interaction
and surveillance of open space









Provides secure infrastructure
for temporal art installations,
performance and display, including
lighting, power in accordance
with Council standards



Integrated with any adjoining
cross block link
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Open spaces/ Cross block Riverfront park— Riverfront park—
Parks
links
Bulimba North
Sub–precinct B2

Provides shade trees



Includes public art installations in
accordance with Council standards





RIVERWALK
land dedication 10m (minimum)

2.1m AHD
suitable trees located on
the riverfront side of the
shared path to provide
shade and improve amenity



1–2m

basement
incursion

7m

3m

generous deep
planting zones (set
in hard or softscape)
to accomodate for
large shade trees
landscaped buffer
provided between the
public footpath and the
property boundary

Figure a



deep planting/
landscaped area

REALIGNED PROPERTY
BOUNDARY

ORIGINAL PROPERTY BOUNDARY
mean high water spring

4.5m



PRIVATE PROPERTY

landscaped unobstructed
shared path
riparian
edge
3.5–4.5m



building setback allows for
a landscaped interface
between private and public
realm and some basement
incursion
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Riverfront Park, Oxford Street Precinct
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Incorporates a minimum frontage
to the street and minimum width
throughout of 20m

BUILDING SETBACK

Acceptable Solution
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PRIVATE PROPERTY

landscaped
riparian edge

unobstructed
shared path

deep planting/
landscaped area

basement
incursion

5.5m

4.5m

7m

3m
BUILDING SETBACK

REALIGNED PROPERTY
BOUNDARY

ORIGINAL PROPERTY BOUNDARY
high spring water mark

RIVERWALK
land dedication 10m (minimum)

2.1m AHD
suitable trees
located on the
riverfront side of
the shared path to
provide shade and
improve amenity

generous deep
planting zones (set
in hard or softscape)
to accomodate for
large shade trees

building setback allows for
a landscaped interface
between private and public
realm and some basement
incursion
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Figure b Riverfront Park, Bulimba North Precinct
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property boundary

amenity
strip
unobstructed pedestrian
pavement
amenity
strip

1.8m minimum clear
of any obstruction
including planting and/
or street furniture

property boundary

casual
surveillance
amenity strip
at ground level
to accomodate
landscape
treatment, street
furniture and
lighting

awnings of adjacent
development may extend
into the CBL at building
entry points only
residential development
must provide at least
one entry/access point
to the CBL
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Figure c Cross block link transition
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CBL property boundary

pedestrian
lighting to provide
consistent lighting
of the path
where it remains in
private ownership, it
can be attached to
private development
or be located within
the amenity strip

CBL property boundary

casual
surveillance
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Map A: Precincts
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Precincts
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Bulimba North
Oxford Street
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Hawthorne Centre
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Map B: Bulimba North Precinct
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Map C: Oxford Street and Godwin Street Precincts
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Map D: Hawthorne Centre Precinct
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Hawthorne Centre Precinct
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