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Key Project Features

Site Area: 
10,491 m�

Commercial Area: 
783 m�

Residential Area: 
1 Bed: 138 
2 Bed: 176 
3 Bed: 50 
Studio: 137

Total: 501

ESD Targets & Features:
 – Mirvac’s This Changes Everything Sustainability Strategy (Net 

Positive Energy by 2030, Net Positive Water by 2030)

 – Target of 4 Star Green Star Buildings Rating

 – NatHERS target of 7-star rating (average)

 – 92.2 Kw Solar PV System

 – Meets BESS Daylight Standards

 – Best Practice Stormwater Quality 

 – On-site separation and collection of organic waste

 – Electric residential HVAC and HW Systems

 – Provision for 12 no. electric car charging bays

 – Provision for 10 no. car share vehicles for residents

 – Fossil Fuel Free Development

Car Parking Spaces: 
228 no.

Bicycle Spaces: 
576 no.

 – 534 no. Resident

 – 42 no. Visitor

Storage: 
809 m3
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Design Statement

Situated on the land of the Wurundjeri people of the Kulin nation, the history of the Subject Site and its 
environs has inspired the architectural and landscape design of this development. The Pre-Colonial 
landscape of the immediate site context was characterised by an area of grassy woodlands that ranged 
from current day Brunswick to Parkville, with the broader region generally a grassland plain. In 1870, 
the Subject Site was part of the Hoffman Brickworks, with a large clay quarry excavated in the area and 
operating until the mid-1940s. During its operation, several buildings  were constructed along Albert 
Street adjacent the quarry, and to date several workers cottages from this era remain. From 1947 – 1964 
the pit was used as a municipal waste tip, with operations ceasing and backfilling completed in 1964, with 
the former landfill being developed into the Council-owned Clifton Park oval in 1981. This project seeks 
to integrate traces of this diverse site history into a contemporary architectural and landscape design.

Master Plan and Massing

The Subject Site is the result of the consolidation of several parcels of land. This has provided 
the opportunity for a unified vision of a precinct to be developed, focusing on engaging positively 
and consistently with the parkland edge and future development parcels. This has resulted 
in the siting of buildings to maximise north-facing dwellings and offer a significant number 
of apartments with views toward the surrounding parks. The design has carefully considered 
the minimisation of south-facing apartments through the master plan massing.

With no existing sensitive residential interfaces, the built form has been concentrated toward 
the centre of the site, mediated by recessive podium forms to the streetscapes and parklands 
below. As a development viewed in the round, the articulation of all facades is considered 
paramount to offer interest and respond to park, built form, and street interfaces. A large break 
in the upper form of Building 1 has been adopted as a result, resulting in two separate building 
forms above a combined podium. This creates a varied built form presentation to Clifton Park 
to the east, ensuring visual interest while resulting in daylight access deep into the site.

Formalising pedestrian desire lines, the built form separation has been informed by the Moreland 
Apartment Design Code (MADC) to create a generous north-south axis linking Albert Street to Clifton 
Park. This ‘Valley’ will offer a high-quality public realm with landscaping and trees to offer softening and 
shade. In addition, a two-storey link has been cut through Building 1 toward the north-west, creating an 
appropriate and inviting urban scale passage and offering a pedestrian and cyclists shortcut to the oval. 

A large, 797m2 courtyard has been carved out of Building 2 to create a common amenity for residents, with 
small pockets of seating and lush, shade-loving vegetation inspired by the rainforests of the Dandenong 
Ranges to provide a place of shelter for hot sunny days. The shape and location of the Courtyard has 
been largely driven by consideration of the solar path and the minimisation of overshadowing effects on 
adjacent sites. A large 12m break has been included in the north-west facing facade of Building 2, giving 
opportunity for considerable daylight and sunlight access to the courtyard and apartments facing it. 

Generated from the intersection of the two desire lines, a landscaped pavilion has been proposed to 
mediate between the site and parklands, offer amenity for residents and the local community alike.

Ground Plane

At the ground level, great emphasis has been placed in the design of the public realm to present a porous 
edge and offer visual links to encourage use of the site as an extension of the public spaces of the parklands. 

Continuing the tradition of the historic cobbled bluestone ROWs of Brunswick, the 
pedestrian links through the site use a mix of new and recycled cobbled bluestone paving, 
honed flat to ensure safe movement for cyclists and pedestrians of all abilities.

Albert Street Interface

Continuing the existing condition of commercial frontages along Albert Street, several tenancies of 
varying scale have been placed along the site’s southern edge to bring activity, interest, and new program 
to the area. The basement car park entry ramp has been located to the south-westernmost edge of the 
site, consolidated with the adjacent substation in order to distance these functions from the primary 
pedestrian areas of the site. As a result of the consolidation of several land parcels, this development has 
benefited from the consolidation of building plant at ground and all loading within the basement, thereby 
presenting a minimal length of services along Albert Street and reducing the total number of crossovers.

Several apartments have been located along the Albert Street edge to balance activity and provide 
opportunity for passive surveillance beyond daylight hours. The ground level apartments throughout the 
development have adopted the raised verandah typology common to Brunswick and evident in the Victorian 
terrace houses that form part of the Subject Site. This contemporary interpretation both continues this 
language into the future and offers a degree of privacy and separation from the street activity for residents.

Parkland Interface

Acknowledging the sensitive Clifton Park interface, a 3m built-form setback at ground has been 
adopted for a buffer landscape treatment and to insert small front porches and canopy trees, 
creating a semi-private threshold that can be a place of occupation or expression by residents. 

Making reference to the pergola structures for creepers and urban gardening that were built by 
post-War migrant Greek and Italian residents of Brunswick, a series of articulated metalwork 
pergola structures and screens have been integrated at the ground level. Both design elements 
allow greater privacy and security for residents, while maintaining a dialogue between 
parklands and private spaces. With large planting areas intended around these front porches, 
over time the lower levels of the buildings will be softened by creepers and plants.

Pavilion

Designed to have landscaping wrapping around and over, the concept of the pavilion and its oversized 
stairs is to act as a stoop; a place for residents and the broader community to meet, dwell, watch 
and play. At this crucial interface point between the site and parklands, the north-facing bleacher 
seating will also be an invitation to enter the site, or a place for the audience of local sporting teams 
to enjoy a game. Designed to be universally accessible, this two-storey building will offer a gym 
facility within, and a landscaped roof with covered BBQ pavilion. In addition, a café will be located 
at the north-west corner, providing a much-needed hospitality offering for Clifton Park.
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Communal Amenity

As a Built-to-Rent (BTR) development, this project has an emphasis on fostering a long-term 
thriving community since the developer will own and operate the buildings. Consequently, there 
is greater alignment between developer, residents, and local community with the importance 
of quality and acting as a good neighbour being central to the aspirations of this project. 

As such, several areas of communal resident amenity are provided throughout the development, 
the majority being located at the ground plane adjacent the major pedestrian links to offer both 
convenient access and to activate and engage the public realm with non-commercial uses. The 
functions of the communal spaces are varied to encourage residents from both buildings to interact 
and meet in serendipitous ways. Above the ground plane, there are several additional communal 
amenity spaces offering multi-purpose dining, event, and outdoor spaces, including terraces 
positioned to offer distant views across the parklands and toward the Melbourne CBD. 

Materials and Details

Designed to be honest in its detailing and materiality, the architecture draws upon the simple, rugged, 
and somewhat eclectic language of Brunswick and seeks to continue this legacy. The materiality 
focuses on integral finishes with long-term durability that will positively mark the passage of time 
and age gracefully. Where it is possible, the different functions of the buildings such as structure, 
circulation and communal amenity have been brought forward and expressed in the built form.

Surrounded by 20 hectares of public open space, a key consideration has been understanding 
the distant views toward the site, and how the built form is presented from all sides. While this is 
a development of scale, great care and observation has been made to draw from the vernacular of 
Brunswick, infusing this DNA into the proposed built forms such that it appears to be of its place. 
Using colour, tone, texture and material, the buildings offer visual cues to define the ground level 
interfaces, podium, and the recessive upper levels, with planting scattered along the facades 
drawing parallels with the opportunistic planting commonly seen throughout Brunswick.

The colours to the two residential buildings have been selected to reference two distinct phases of 
housing in Brunswick . The red tones are reminiscent of the Victoria-era red brick cottages and terrace 
houses, while the honey tones are inspired by the pragmatic Post-War yellow brick houses ubiquitous 
to the area. At the base of both buildings, brick has been used to draw this reference through, with brick 
coursing and detailing making subtle reference to Brunswick residential and industrial architecture.

Moving up, the dark tinted concrete finish of the podium carries these familiar tones up to create a 
well-grounded base for both built forms, while introducing a reference to the metal fences and roofing 
found throughout Brunswick in the form of a corrugated profile to various balcony balustrades. 

Contrasting from the darker tones of the podium levels, the mid-levels adopt a lighter 
shade of colour to enhance the recessive nature that the built form setbacks provide. 
Embracing the variable quality of concrete finish, within the dark and light of the podium 
and mid-levels, there will be a range of tones within these two wide colour bands. 

The top levels are designed to contrast with the rest of the building using flat metal panels, creating 
a soft shimmer that will reflect the colours of the sky and context. This reflectivity will allow the built 
form to appear to dissolve into the sky and reduce the perception of tallest areas of the built form. 

This treatment is carried through into the Courtyard, where all levels but ground adopt this 
metal cladding. Surrounded by shimmering metal cladding, the Courtyard benefits from the 
reflectivity with the rich green tones of the landscaping being cast around the space, and the 
bouncing light creating an ambient luminance, particularly during the winter months.

 In some areas, the quirkiness of Brunswick is adopted and expressed through the 
variety and the playfulness of façade glazing and balcony treatments, including 
several cantilevers used to generate a three-dimensional façade.

Sustainability

Driven by Mirvac’s ‘This Changes Everything’ sustainability strategy, and the collective aspirations of 
Fieldwork, Breathe and Milieu for a more sustainable built environment, this project pursues ambitious 
sustainability targets incorporating passive design, active systems, minimising resource usage and 
optimised building management. Targeting a NaTHERS average of 7 stars and 4 Star Green Star 
Building Rating across the development and integrating a 92.2 Kw solar PV system, the project will 
minimise both construction-related and operational emissions. The project meets BESS Standard for 
Daylight with apartments specifically design to maximise daylight access. The HVAC and HW systems 
are electrically powered and all commercial tenancies will be electric only, allowing the development to 
adopt a 100% renewable electrical supply and thereby avoid fossil-fuel generated energy throughout 
the entire development. Provision has been made for 10 no. car share vehicles for use by residents, in 
addition to 12 no. electric car chargers which can be increased to respond to demand. To encourage 
cycling, a ratio of 1 bicycle space per apartment has been adopted and exceeded, with bicycle storage 
area located securely in the basement and upper levels of Building 2. A workshop space is provided at 
the Ground Floor of Building 2 that residents can use for bicycle and general repair and maintenance. 

Excellence and Diversity

The project exceeds Apartment Design Guidelines (ADG) and the Moreland Design 
Excellence Scorecard requirements for accessibility, with 93% of apartments offering equal 
access opportunities by allowing future adaptation of apartments in the development in line 
with ADG requirements to cater for a diverse range of household types over time. 

This development is a significant and considered architectural response to a unique 
site under an emerging housing model for Australia. Drawing upon historical and 
existing context, this project seeks at all scales to engage positively with its surrounds, 
with a vision to set a new standard and create a lasting legacy in Brunswick.

Design Statement
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Mirvac has long been committed 
to reimagining urban life through 
positive contributions to Australian 
cities, and the pursuit of quality 
and care in every little detail. 

In Australia, housing affordability is 
an ongoing challenge – and one of the 
ways that Mirvac are addressing this 
is through Build to Rent. While it’s a 
relatively new concept in Australia, 
the Build to Rent model is successful 
in many overseas markets. Build to 
Rent offers a more secure, affordable 
and long-term living experience 
where a purpose-built property is 
owned by institutional investors 
and occupied by tenants who are 
offered secure fixed term leases.

LIV | Mirvac are one of the first 
Build-to-Rent (BTR) property 
management platforms that provide 
on-site customer and resident 
services in Australia. LIV | Mirvac 
takes a customer-first approach 
to deliver an exceptional rental 
experience that supports community 
engagement and promotes a value 
proposition to its residents.

Mirvac and Milieu in collaboration are 
proud to present a new urban precinct 
in Brunswick that will provide the 
flexibility of renting with the security 
of home ownership. Designed by 
Fieldwork, Breathe and Openwork and 
situated between Brunswick’s Clifton 
Park and Gilpin park, Albert Fields 
will be among the first of its kind: a 
neighbourhood designed and built 
entirely for renters, that puts people 
at the centre of the design process.

1. The Eastbourne, East Melbourne

2. Tullamore, Doncaster

3. South Eveleigh

4. Phoenix, Doncaster

Mirvac
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True to its namesake, Milieu takes 
an intelligent approach to urban 
development, creating unique 
residential & mixed use projects 
informed by their surrounds, and 
designed to accommodate the rigors 
and routines of contemporary life.

Driven by a commitment to strong 
architectural outcomes and 
progressive urban design, Milieu 
specialises in crafting small to medium 
scale developments within Melbourne’s 
most attractive inner-city enclaves.

Working from Collingwood, Milieu 
contributes to the life of our community 
through a selection of pursuits that 
span hospitality, furniture, publishing 
and curating exhibitions and events.

1. Barry Street, Brunswick

2. Whitlam Place, Fitzroy

3. St Georges Road, North Fitzroy

4. Napier Street, Fitzroy

Milieu
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Breathe Architecture is a 
Melbourne based studio, designing 
world class architecture with 
an enduring and meaningful 
impact on housing affordability, 
accessibility and sustainability.

Breathe Architecture was founded 
in 2001 by Design Director Jeremy 
McLeod and Tamara Veltre. 
Underpinning all of our work is the 
rigorous pursuit of sustainable 
design that is simultaneously 
beautiful, seemingly effortless, and 
environmentally positive. Breathe 
have maintained their position at 
the forefront of sustainable design 
since inception; and through their 
award-winning built works, advocacy 
and design leadership, have built 
a reputation for delivering high 
quality architectural solutions.

Breathe's purpose is to design 
architecture that is meaningful and 
accessible to all. To approach the 
built environment from a holistic and 
sustainable perspective, reconciling 
ecological and social design impacts 
within any economic climate. Breathe 
aim to be change agents in this 
space, and to be advocates for the 
people in the cities in which they 
are fortunate to live and work.

1. Nightingale 1, Brunswick

2. The Commons, Brunswick

3. Breese St, Brunswick

4. Arkadia

Breathe Architecture
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Established in 2016, Openwork is 
a practice that has been formed 
to make great, well crafted 
communal and public spaces. 

The studio is built around a small 
team of professionals with diverse 
skills and a track record of working 
across scales and across disciples. 
Staying small and agile enables the 
office to focus on work that it cares 
about and ensures that all members 
of the studio are close to the project, 
understand its context and are able to 
craft a unique and enduring response. 

Openwork operates in four modes: as 
a landscape architectural consultancy 
providing design and documentation 
of public places; as an urban design 
studio providing input to plans and 
policies that will enable future public 
places; as a research lab, aligned 
with RMIT University’s School of 
Architecture and Urban Design 
exploring counter-factual futures for 
the city and as a speculative office, 
investing consulting profits into 
undertaking the types of projects 
that no one has yet asked us to do. 

Through these various modes 
of practice, our ambition is to 
be urban citizens – active and 
agitating for public exchange.

1. NGV Pavilion 2018

2. Parks Victoria, Albert Park 
Office and Depot

3. NGV Pavilion 2016

Openwork
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Fieldwork sees architecture as a social and civic practice. 

From our homes to our schools, from our workplaces to our 
creative and civic spaces, we all engage with architecture 
on a daily basis. We believe architecture is a sensitive, 
spatial practice from which the entirety of life unfolds. 

We are a Melbourne-based architecture and interior design 
studio founded in 2013. We have grown into  
a team of more than 25 practitioners from diverse 
cultures spanning expertise in the fields of architecture, 
commerce, design, urbanism, publishing and art.

We live in an urban age. At Fieldwork, we design for  
the city as the site from which to build a more equitable 
and environmentally conscious world. We believe in  
an active architecture that both shapes and is shaped  
by social, political, aesthetic, emotional and economic 
forces. We practice architecture as a living form that  
is agile and enduring, poetic and pragmatic, precise  
and optimistic: sensitive to the evolving needs of its 
inhabitants within a shifting local and global context. 

Research, experimentation, materiality and modesty drive 
our design process. We imagine new ways of  
living, working and learning together. We believe 
that good architecture starts with deep listening.

Fieldwork has forged a strong reputation for its work 
across multi-residential housing, workplace design, 
education and spaces for the making and presentation  
of contemporary art. We apply rigorous thinking to  
our collaborative design process involving clients, 
community stakeholders and future inhabitants. 

We acknowledge the First Australians: we practice  
and build upon the lands and culture of the Wurundjeri 
and Boon Wurrung people of the Kulin Nation.

As a representation of our commitment to a quality design 
process and achieving great design outcomes, Fieldwork 
is currently pre-qualified on the Victorian Government 
Construction Supplier Register for architectural design 
services. In addition, specific to the education sector, 
Fieldwork are a member of the Victorian School Building 
Authorities’ Technical Advice Panel (VSBA TAP)

Fieldwork

393 Macaulay Road, Kensington
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Levels 
3-4

2 Barry Street, Brunswick

Status 
Complete

These townhouses are a celebration 
of Brunswick’s existing local housing 
and industrial typologies, and 
present a flexible new model for 
inner-city medium-density living.

The two parallel sets of townhouses 
take their form and materiality 
from the surrounding vernacular, a 
homage to Brunswick’s Victorian 
terraces and brick warehouses, 
utilising familiar spatial and tactile 
qualities in a contemporary way.

The project embraces natural 
landscaping as an integral design 
element. On-street planting as well 
as a generously landscaped elevated 
walkway provide ample opportunities 
for both public and private communal 
outdoor amenity. Rooftop winter 
gardens and external decks 
connect residents to their broader 
surroundings. Barry Street is one of the 
first townhouse projects in Australia to 
be built from Cross Laminated Timber.

Fieldwork
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Levels 
10

342 Victoria  Street, Brunswick

Status 
Town Planning

Located in the heart of Brunswick, 
adjacent to Brunswick Train Station 
and the Upfield Bike Path, the project 
aims to make a positive contribution 
to the area through the provision of a 
generous public realm, the creation 
of key urban connections, and the 
introduction of a shared pedestrian 
and vehicular promenade. This is 
a genuinely mixed-use precinct 
with townhouses, home offices, 
a mix of apartments, shops and 
a substantial office building.

The project draws on the varied 
character of the surrounding context, 
introducing architectural strategies 
that keep with the placemaking 
objectives of the area. The ground 
floor will be activated with a diverse 
mix of fine grain home offices and 
larger commercial tenancies, with 
townhouses wrapping the edges of 
the site, responding in scale to the 
existing residential neighbourhood.

Furthering our interest in varied 
housing typologies, this project 
introduces the ‘residence over 
shop’ typology. The three-storey 
townhouses have a dual key 
arrangement, allowing residents 
to live and work with flexibility.

Fieldwork

p. 12Albert Fields
Design Statement



PNPE9 VCAT ISSUE - OCTOBER 2021

Fieldwork

Levels 
6

121 Lygon St, Brunswick East

Status 
Construction

Our latest collaboration with Milieu, 
121 Lygon St is a six-story residential 
development with hospitality 
tenancies along the ground floor. 

The proposal steps down to Edward 
Street, lining the western boundary 
with a row of eight townhouses to 
provide a transition in scale with the 
adjoining residential buildings. The 
design then steps up to the six-storey 
apartment building to Lygon Street.

p. 13Albert Fields
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Levels 
6

122 Roseneath Street, Clifton Hill

Status 
Complete

This 49 apartment and 18 townhouse 
project is a collaboration between 
Assemble, Wulff Projects and Icon 
Developments. It is located on a 
former brownfield factory site and 
shares a streetscape with single 
and double storey Victorian terrace 
houses. The site sits on the interface 
between this traditional residential 
fabric and light industry, of which 
remnants can be seen in converted 
factory warehouses, now apartments 
dotted to the south and west. 

Respecting the residential fabric 
of the area was of high importance 
and consequently resulted in the 
site being divided into three primary 
volumes. Each volume is separated by 
raised linear gardens, acting as open 
pedestrian streets and connecting into 
Roseneath Street via open staircases. 
The rows of townhouses, accessed 
via these linear gardens, flank each 
side of the development and provide a 
transition in scale from the traditional 
residential neighbours and the central 
6 storey apartment building. 

Key to the project was a strong focus 
on fostering a sense of community 
through the built environment. 
Prominently incorporated within the 
design is a multi-purpose workshop 
containing laundry facilities, a 
large workbench and bike repair 
facilities, while on the first floor 
a central multi-purpose room 
looks out to an adjacent outdoor 
barbeque and herb garden area. 

Fieldwork
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Site Analysis
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Site History - Former Quarry

395-411 Albert Street
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Urban Context - Park Vicinity

Outdoor Amenity

The subject site is located 
within the direct vicinity of 
several outdoor and recreation 
activity areas, including Clifton 
Park and Gilpin Reserve.

1. Clifton Park

2. Clifton Park West

3. Gilpin Park

4. Futsal Australia

5. Reaburn Reserve

6. West Brunswick Tennis Club

7. Brunswick Oval

8. CitySide Sporting Complex

Subject Site

Subject Site 
395-411 Albert St, 
Brunswick
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Urban Context - Neighbouring Development

 Approved +5 storey developments

 Under Planning Assessment   
 +5 storey developments

  Subject Site 
395-411 Albert St, 
Brunswick

1. 34 Hope Street

2. 342 Victoria Street

3. 29-31 Ballarat Street

4. 429 Albert Street
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 Tram Line

  Railway Line

  Bus Route

  Dedicated Bike & 
Pedestrian Path

Green Travel Infrastructure

The subject site is located 
within walking distance from 
Brunswick train station via Albert 
St, and a short walk north to 
bus routes along Victoria St. 
The train line has a dedicated 
cycle path running adjacent, 
which connects to the Capital 
City trail and the CBD.

1. Brunswick Train Station

2. Upfield Bike Path

3. Bus Route 508

4. Bus Route 509

5. Bus Route 506

6. Tram Line 58

  Subject Site 
395-411 Albert St, 
Brunswick

Urban Context - Green Transport
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ALBERT STREET

Site Context

Subject Site

Subject Site 
395-411 Albert Street,  
Brunswick 
10,491 m2
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ALBERT STREET

1. 413 Albert Street 
The Salad Company 
Light Industrial

2. 417 Albert Street 
Miracle Smash Repairs 
Light Industrial

3. 423 Albert Street 
Pooch Treats 
Light Industrial / Office

4.  427 Albert Street 
Industrial Warehouse

5. Clifton Park

6. Football Pitch

7. Pedestrian Crossing

8. Gilpin Park

Site Context
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  Subject Site 
395-411 Albert St, 
Brunswick
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Aerial View - Boundary Interfaces
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1-4. Southern Boundary images

5-8. Eastern Boundary images

9-12. Northern Boundary images

13-16. North-Western  
 Boundary images

17-20. Northern Boundary images
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Existing Conditions - Photo Locations

  Subject Site 
395-411 Albert St, 
Brunswick
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Existing Conditions - Southern Boundary
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1. Photo looking North 
from current driveway 
at 397 Albert Street.

2. Photo across Albert Street 
looking North toward 
the current building at 
397 Albert Street.

3. Photo looking  North toward 
current buildings from 
403- 413 Albert Street.

4. View from Albert Street 
toward the East. 
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Existing Conditions - Eastern Boundary

5. Photo approaching 
cross walk from Gilpin 
Park to Clifton Park.

6. Photo looking toward current 
building at 395 Albert Street.

7. Photo looking south toward 
council toilet block and 
rear of current building 
at 395 Albert Street.

8. View from Clifton Park 
oval across rear of current 
buildings from 395-423  
Albert Street.
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Existing Conditions - Northern Boundary
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9. View from Clifton Park path 
West along site boundary.

10. Photo from Clifton Park 
South toward rear of current 
building at 397 Albert Street.

11. View from Clifton Park path 
East along site boundary.

12. View from Clifton Park 
path along site boundary 
toward the South. 
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Existing Conditions - North-Western Boundary
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13. Photo of site boundary 
adjacency to Clifton 
Park oval posts.

14. View from Clifton Park path 
East along site boundary.

15. Photo of site boundary 
adjacency to Clifton 
Park football oval 
towards the East.
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Existing Conditions - North Boundary
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16. View from Clifton Park oval 
towards the south-east.

17. Photo looking south toward 
rear of current buildings at 
395-399 Albert Street.

18. Photo looking south toward 
council toilet block and 
rear of current buildings at 
395-405 Albert Street.

19. View from Clifton Park oval 
towards the south-west.

20. View from Clifton Park oval 
towards the south-east.
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Design Precedents

Brunswick Textures

A unified precinct vision has 
been developed with great care 
and observation drawn from 
the vernacular of Brunswick 
and infusing this DNA into the 
proposed built forms such 
that it appears of its place.

The colours to the two residential 
buildings have been selected to 
reference two distinct phases 
of housing in Brunswick. The 
red tones are reminiscent of the 
Victoria-era red brick cottages 
and terrace houses, while the 
honey tones are inspired by the 
pragmatic Post-War yellow brick 
houses ubiquitous to the area.

Making reference to the pergola 
structures for creepers and urban 
gardening that were built by post-
War migrant Greek and Italian 
residents of Brunswick, a series 
of articulated metalwork pergola 
structures and screens have 
been integrated at the ground 
level, allowing greater privacy 
and security for residents, 
while maintaining a dialogue 
between parklands and private 
spaces. With large planting areas 
intended around these front 
porches, over time the lower 
levels of the buildings will be 
softened by creepers and plants.

Using colour, tone, texture and 
material, the buildings offer 
visual cues to define the ground 
level interfaces, podium, and 
the recessive upper levels, with 
planting scattered along the 
facades drawing parallels with the 
opportunistic planting commonly 
seen throughout Brunswick.
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Design Precedents - Lower

1. Arc, Koichi Takada Architects

2. Ruskin St Townhouses, 
Fieldwork

3. Oxford & Peel,JCB

PNPE9 VCAT ISSUE - OCTOBER 2021

Brickwork
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Design Precedents - Upper

1. Housing Villaverde, 
David Chipperfield

2. Tapestry, Niall McLaughlin

3. Residential Building Zug 
Schleife, Valerio Olgiati

Concrete Finish
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Design Precedents - Top

1. Tappen, Joliark

2. Tappen, Joliark

3. Tappen, Joliark

4. Chilestieg Rümlang, 
Baumschlager Eberle 
Architekten

Metal Finish
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Design Precedents - Pavilion

1. Parks Victoria Albert Park 
Office and Depot, Harrison 
White / Openwork

2. Laban Dance Centre, 
Herzog & de Meuron

3. Suffolk University 
Roemer Plaza, KMDG

4. Duke of York 
Restaurant, Nex-
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Design Precedents - Bike Workshop

1. Oakley Bike, London

2. Sinergics, Casa Colombo 
& Serboli Architecture

3. Nightingale 1, Breathe 
Architecture
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1. Brentford Lock West, 
Duggan Morris

2. Timber Housing Seestadt 
Aspern, Berger+Parkkinen 
Architecture/Querkraft 
Architecture

3. Pelikanviertel, KSW

Design Precedents - Balconies
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Design Precedents - Through-link

1. Kroyers Plads, Cobe

2. Arkadia, DKO & Breathe 
Architecture

3. Collingwood Yards, Fieldwork
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Design Precedents - Ground-plane

1. Houses D E H, Mehr 
als Wohnen

2. BIGyard, Zanderroth 
Architecture

3. Fantasia Mixed-Use 
Landscape, PLA Group
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Massing Diagrams

Existing Site

1. The Subject Site is an 
amalgamation of several titles 
and properties, including 
single residential houses and 
light industrial warehouses.

2. A public pathway skirts the 
perimeter of the Subject 
Site, with a basketball 
court and public sports 
pavilion along the east.

3. North and west of the 
Subject Site is Clifton Park, 
built over a former clay 
quarry and landfill pit.

4. Due west of the Subject 
Site are several single 
storey light industrial 
buildings and warehouses.

   Existing Site Conditions
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 Demolish

 Existing Site Conditions
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Demolition

1. All buildings, fences and 
structures on the Subject 
Site are to be demolished, 
including the extensive 
concrete hardstand.

2. Existing crossovers are to be 
demolished and consolidated.

Massing Diagrams
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 Site

 Existing Site Conditions
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Site

1. At 10,491m2, the Subject 
Site presents an enormous 
opportunity for considered 
and long-lasting 
development addressing 
current and future housing 
needs and typologies.

Massing Diagrams
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Approved Planning Permit

1. Currently an Approved 
Planning Permit exists on 
the 395 Albert Street parcel 
for 4-story townhouse 
development along 
the east and northern 
Subject Site perimeter.

2. The approved permit is 
largely continuous to the 
eastern and northern parcel 
boundary, with minimal 
setback to the park frontages.

 Approved Planning Permit

 Existing Site Conditions
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Massing Diagrams  
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3
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Development Envelope - North

1. The maximum development 
envelope for this site first 
considers the built form 
interface with the adjacent 
parklands, adopting a 3m 
setback to all sides to provide 
a landscape buffer zone.

2. The height of the podium, 
mid-level and upper levels 
have been developed to 
create a balanced proportion 
between the three sections, 
thereby avoiding either 
a ‘bottom heavy’, ‘top 
heavy’ or excessively 
‘wedding caked’ form.

3. Responding to the parkland 
interface, the mid-levels 
and upper levels adopt 
setbacks to produce a 
visually recessive built form 
when viewed both from 
nearby and the distant views 
possible across the park.

Massing Diagrams
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3
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North/South Connection

1. The massing envelope 
is split in the north south 
direction to create the ‘valley’, 
providing a direct public 
link from Albert St to the 
park and generous setbacks 
between the two buildings.

Massing Diagrams

BUILDING 1

BUILDING 2
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

BUILDING 1

BUILDING 2
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Northern Park & Through-link

1. A double height void 
through the eastern built 
form provides pedestrian 
and cyclist access direct 
from the existing crossing 
through to the park.

2. Continuing the through-link 
cut, the western built form 
is carved to create a larger 
extent of northernly aspect 
and creating a larger aspect 
of built form with park views.

Massing Diagrams
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

BUILDING 1

BUILDING 2
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Outdoor Space

1. The western form has 
been carved out to 
create a generous private 
Courtyard and outdoor 
space for residents. It has 
been designed to include 
significant planting zones 
for permeable landscaping 
and canopy trees.

2. South facing apartments 
are minimized by the 
siting of the built forms. 
Apartments fronting the 
Courtyard are prioritized to 
be studio and 1-bedroom 
apartments, with bedroom 
and living room windows at 
the facade or balcony line.

Massing Diagrams
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BUILDING 1

BUILDING 2
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

 Communal Amenity

Pavilion

1. Within the northern wedge 
of public realm, a pavilion 
will provide amenities to 
both the local community 
and residents. The proposed 
functions include a gym 
and outdoor rooftop area 
with BBQ pavilion, with 
the large north-facing 
bleacher seating offering a 
place of rest or grandstand 
for the local community 
and sporting groups.

Massing Diagrams
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 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

 Communal Amenity

BUILDING 1

BUILDING 2
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Massing Diagrams

Built Form Breaks

1. A large 10-12m break in the 
built form is introduced from 
Level 5 to further break down 
the built form that presents 
to Clifton Park to the east.

2. A greater setback is adopted 
at the upper levels of 
Building 1 to reduce their 
visibility when viewed 
from distant North and 
North-East positions.

3. In several locations the 
podium height has been 
increased to improve the 
visual interest of the podium.

4. A 12m break is also formed 
in the North-West facing 
arm of Building 2, creating a 
presentation of two buildings 
above the podium toward the 
park. A communal outdoor 
space is created within the 
break, while great benefit is 
derived within the courtyard 
for daylight access.
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BUILDING 1

BUILDING 2
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Massing Diagrams

Additional Setbacks

1. Additional setbacks are 
adopted at Level 9 to further 
increase the recessive 
nature of the upper levels.

2. A large setback is adopted 
at the upper levels of the 
north of Building 2. This 
results in a more recessive 
presentation of the building to 
Clifton Park, and results in the 
creation of another communal 
outdoor space at Level 8.

3. One storey is entirely 
removed from the Western 
arm of Building 2, further 
improving daylight access to 
the courtyard, while resulting 
in a highly recessive top 
form when viewed from both 
close and distant positions.

4. A 6.8m setback is introduced 
to the South-Western 
boundary of the site, creating 
a break in the built form 
that will encourage future 
adjacent developments to 
mirror it, resulting in a more 
articulated future streetscape 
along Albert Street. The 
setback is increased again 
at the upper levels.

 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

 Communal Amenity
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BUILDING 1

BUILDING 2
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Massing Diagrams

Additional Storey

1. An 11th storey has been added 
in the centre of the site where 
additional height is most 
appropriate. The extent and 
location has been driven by a 
criteria of limiting the visual 
impact of adding more height. 
As a result, the additional 
storey is positioned where the 
existing built form conceals 
and obscures it, minimising 
any visual impacts.

 Level 8 +

 Level 4 - Level 7

 Ground Floor - Level 3

 Communal Amenity
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BUILDING 1

BUILDING 2
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Massing Diagrams

Ground Plane

1. The public realm connections 
at the ground plane are 
defined by the shared 
pedestrian and cycling 
links north-south across 
the site and through the 
eastern pedestrian link in 
the eastern building.

2. Extensive mass planting 
and selective placement 
of canopy trees will bring 
a softening to the built 
forms and provide shade 
to the public realm areas.

3. The existing footpath 
and selected trees to the 
perimeter of the site will be 
demolished, to facilitate 
the reinstatement of a new 
pedestrian footpath and 
canopy trees in line with the 
requirements of DDO26.
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BUILDING 1

BUILDING 2
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Ground Plane Connections

1. Secondary connections 
through the western built 
form to the resident’s 
Courtyard is shared with 
the north and south lobby 
entries to building 2.

2. Residents and visitors enter 
the buildings via lobbies 
accessed from the valley.

3. A gate provides secure 
access for residents from the 
Courtyard to the southern 
end of Clifton Park.

Massing Diagrams
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BUILDING 1

BUILDING 2
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Massing Diagrams

Ground Plane Program

1. The southern half of building 
1 includes the BTR office and 
communal amenities such 
as a library, lounge, and 
meeting spaces. Adjacent to 
the eastern pedestrian link, 
these spaces will animate 
and activate the pedestrian 
link throughout the day.

2. Direct access for cyclists to 
the basement bicycle parking 
is via any of the southern 
and central lift cores.

3. The ground floor frontage to 
Albert St is predominantly 
retail/food and beverage. 
Services and carpark 
entry are in the south 
western corner to separate 
vehicles from the primary 
pedestrian and cycle paths.

4. At the northern areas 
of the site, the program 
shifts to a predominately 
residential ground floor 
interface. Apartments are 
set back from the boundary 
with terraces and deep 
soil planting opportunities 
to the park edge.

 Communal Amenity

 Residential

 Retail / Food & Beverage

 Circulation

 Services

 Core 
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Proposed Massing

1. The strategy to differentiate 
the podium from mid-levels 
has been to adopt a two-
tone materiality, drawing the 
colours from the Brunswick 
vernacular of red and yellow 
bricks. The ground level 
will be wrapped in brick, 
with the podium and mid-
levels adopting a dark and 
light shade of concrete 
finish, respectively.

2. Further emphasising the 
recessive nature of the 
set back upper levels, 
a shimmering metal 
cladding is proposed for 
the top levels, reflecting 
the colours of the sky.

3. Several of the building’s 
fire egress stairs have been 
brought to the façade of the 
building and made open to 
the air to encourage their 
use by residents as an 
alternative to the lifts. Their 
use will also animate the 
facades of the buildings.

4. Throughout the development, 
there has been a strong focus 
on providing natural light 
to the lobbies and ends of 
corridors. Where possible, 
open corridors and lobbies 
have been provided to allow 
ventilation and minimise on 
HVAC systems requirements.

Massing Diagrams

BUILDING 1

BUILDING 2
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View 01 - South View from Clifton Park

Design Features

1. Surrounded by 20 hectares 
of public open space, a key 
consideration has been 
understanding the distant views 
toward the site, and how the built 
form is presented from all sides. 
While this a development of 
scale, great care and observation 
has been made to draw from the 
vernacular of Brunswick. The 
colours to the two residential 
buildings have been selected to 
reference two distinct phases 
of housing in Brunswick.

2. Formalising pedestrian desire lines, 
the built form separation has been 
informed by MADC to create a 
generous north-south axis linking 
Albert Street to Clifton Park.

3. The concept of the pavilion and 
its oversized stairs is to act as a 
stoop, a place for residents and the 
broader community to meet, dwell, 
watch and play. At this crucial 
interface point between the site 
and parklands, the north-facing 
bleacher seating will also be an 
invitation to the enter the site, or 
a place for the audience of local 
sporting teams to enjoy a game.

4. Several communal outdoor spaces 
are provided for residents at the 
upper levels the western built form, 
bringing activity to this area of 
the façade and offering views over 
Clifton Park toward the north.
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View 02 - East View from Clifton Park (Shown without trees for clarity)

Design Features

1. Acknowledging the sensitive 
Clifton Park interface, a 3m built-
form setback at ground has been 
adopted for a buffer landscape 
treatment and to insert small 
front porches, creating a semi-
private threshold that can be a 
place of occupation or expression 
by residents. Additionally, the 
footpath along Clifton Park is 
proposed to be realigned in 
accordance with the DDO26.

2. The red tones of the western 
built form are reminiscent of the 
Victoria-era red brick cottages and 
terrace houses. A brick treatment 
at ground level transitions to 
a tinted red concrete finish for 
the podium and mid-levels.

3. Making a reference to the ribbed 
metal fences and roofing found 
throughout Brunswick, various 
balustrades throughout the 
podium levels adopt a corrugated 
profile to the concrete finish.

4. The large break above Level 5 
separates the north and western 
parts of Building 2, resulting in an 
elevated communal outdoor space.

5. The western arm of Building 2 
adopts a light-grey concrete 
finish to enhance the presentation 
of this a separate form toward 
Clifton Park and increase the 
recessiveness of the upper levels.
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View 03 - West View of Pedestrian Link

Design Features

1. Communal spaces at ground level 
(library, lounge, laundry, pet salon) 
activate the frontage along Clifton 
Park and into both sides of the 
double height pedestrian link.

2. A generous 6.2m high cut through 
the centre of Building 1 formalises 
the pedestrian desire line from 
the Albert Street crossover 
through to Clifton Park, inviting 
both residents and the general 
public to pass through the site.

3. A light timber soffit lining is 
proposed through the link 
to tonally play against the 
yellow brick podium.

4. Planting is provided at the 
interface with Clifton Park, as 
well as through the link to bring 
softening to the pedestrian link.
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View 04 - North view toward Clifton Park

Design Features

1. A lush, landscaped edge has 
been provided to the western 
side of the pavilion to offer a 
degree of visual separation from 
the adjacent apartments.

2. The pavilion has been designed 
with universal design principles, 
using a sweeping curved walkway 
to provide access to the first floor.

3. A small, covered pergola structure 
is located on the first floor 
providing a shaded outdoor space 
for residents to gather, with an 
outdoor BBQ provided for their use.
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View 05 - North/South Pedestrian Link View looking West

Design Features

1. Continuing the existing condition 
of commercial frontages along 
Albert Street, several tenancies 
of varying scale have been placed 
along the site’s southern edge 
to bring activity, interest, and 
new program to the area.

2. The red tones of the western 
built form are reminiscent of the 
Victoria-era red brick cottages and 
terrace houses. A brick treatment 
at ground level transitions to 
a tinted red concrete finish for 
the podium and mid-levels.

3. Brick coursing and detailing 
making subtle reference to 
Brunswick residential and industrial 
architecture, with articulated 
openings and balustrades 
using this classic material in 
a contemporary manner.

4. The palette of planting has been 
carefully chosen to prioritise 
native and indigenous planting, 
with the arrangement across the 
site taking into consideration 
access to daylight and shade.

5. Making a reference to the ribbed 
metal fences and roofing found 
throughout Brunswick, various 
balustrades throughout the 
podium levels adopt a corrugated 
profile to the concrete finish.
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View 06 - Courtyard

Design Features

1. Brick coursing and detailing 
making subtle reference to 
Brunswick residential and industrial 
architecture. In the Courtyard, this 
base provides a distinct contrast 
to the metal cladding above.

2. A common amenity for residents 
with small pockets of seating and 
lush shade-loving vegetation 
inspired by the rainforests of 
the Dandenong Ranges, the 
Courtyard provides a place of 
shelter for hot sunny days.

3. Surrounded by shimmering metal 
cladding, the Courtyard benefits 
from the reflectivity with the rich 
green tones of the landscaping 
being cast around the space, and 
the bouncing light creating an 
ambient luminance, particularly 
during the winter months.

4. A function room facing into 
the Courtyard is provided for 
residents, with the ability to host 
large dinner events and spill out 
into the lush, planted areas.

5. The large break in the western arm 
of the building is evident, bringing 
in daylight to the courtyard. 
The communal outdoor area is 
heavily landscaped to bring a soft 
edge to the top of the building.
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Material Palette

1. PC01/BA01: Powdercoat 
Finish (Black)

2. PC02/BA02: Powdercoat 
Finish (Silver)

3. GS01: Clear Glazing

4. GS02 / GS03: Obscure Glazing 
(Reeded or Interstitial Louvres)

5. MS01: Mesh Screen

6. CF03: Concrete Finish (Light Red)

7. CF12: Concrete Finish (Light Grey)

8. CF13: Ribbed Concrete 
Finish (Light Grey)

9. MC01: Metal Finish

10. MC02: Crinkled Perforated 
Metal Finish

11. CF07: Ribbed Concrete 
Finish (Dark Red)

12. CF04: Concrete Finish (Dark Red)

13. Ribbed Concrete Finish (Dark Yellow)

14. CF09: Concrete Finish (Dark Yellow)

15. BR01: Red Brick Finish 
(Stretcher Bond)

16. BR02: Red Brick Finish (Stack Bond)

17. BR03: Yellow Brick Finish 
(Stretcher Bond)

18. BR04: Yellow Brick 
Finish (Stack Bond)

Designed to be honest in its 
detailing and materiality, 
the architecture draws upon 
the simple, rugged, and 
somewhat eclectic language 
of Brunswick to continue 
this legacy. The materiality 
focuses on integral finishes with 
long-term durability that will 
positively mark the passage 
of time and age gracefully.
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