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03 Existing Conditions 

05 Floor Plan Analysis 

3 BED 
91m2 

�,v,ngrCIOm 

0 Communal Area 

• Circulation 

• Service Risers 

1 Bed Unit 

2 Bed Unit 

3 Bed Unit 

Redbrick Towers 20 Elgin & 1lt1 Nicholson Street, Carlton 
Feasibilit8 Stud8 

Januar8 2022 

Li•ln9111om 

2 BED 
80m2 

BUILDING REGULATION NON-COMPLIANCES 

FIRE SERVICES 

1. The fire stair widths are below the required 1000mm clear & handrail profile is not compliant. The 
clearance between the handrail and the wall is currently 927mm. Each stair flight needs to be 
widened b8 73mm to be compliant. 

2. The concrete floor slab is approximatel8 150mm thick. A 200mm thick slab is needed to provide the 
required fire rating between floors 

3. The balconies are not fitted with sprinklers 

MECHANICAL 6 HYDRAULIC SERVICES 

4. The service risers currently house the hot & cold water, sewer and acts as the exhaust duct for the 
kitchen, bathroom, WC 6 laundr8. The risers are inaccessible from the lift lobb8· This arrangement 
is non compliant. Each service needs to be in a dedicated riser with the appropriate acoustic and 
fire rating. The h8draulic risers need to be accessible from the lift lobb8. 

ACOUSTICS 

5. The concrete floor slab is approximateI8 150mm thick. A 200mm thick slab, acoustic underla8 ta 
floor finishes and/or acoustic insulation within the ceiling space are needed to provide the 
required acoustic roting between floors. 

STRUCTURE 

6. The structure needs to compl!:J with the current earthquake code. Further anal!:Jsis is needed b!:J a 
qualified structural engineer to determine compliance 

OTHER 

Z All apartment doors are 780mm in width. Doors need to be 850mm clear to be DDA the compliant 
solution. 

8. There is no hob or slab set down between the balcon!:l and living room. A hob or a set down is 
required for waterproofing 

9. The current bin chute is too small for domestic wm,--te. No allowance for separation of rec!:Jclable & 
general waste. The council requires waste to be separated 

10. The dr!:Jer fitted in the bin room on each floor could present a fire hazard 

DISCLAIMER 

The above list of non compliance is limited by our expertise in the various fields. For a more 
comprehensive list of non compliances, Homes Victoria may consider the need to engage relevant 
qualified consultants to carry out further analysis'. 

B.A.D.S .. NON COMPLIANCES 

11. The t8picol floor to floor is approximateI8· 2610mm. The height to the underside of the slob is 
approx. 2400mm. With floor finishes, acoustic installations, and mechanical services, the ceiling 
height will be reduced further. Please note that space under 2200mm, is not considered habitable 
under the Building Code of Australia 

12. The area of the 1beds are approximatel8. 39m 2• A B.A.D.S. compliant 1bed apartment is t8picall8 
50+m2 

13. The balconies area are approximatel8. Z5m2• B.A.D.S. compliant balconies ranges from 8m2 for 
1bed to 12m2 for 3beds + 1.5m2 if the condenser are located on the balcon8. 

1lt. Although the laundr8 in the apartments are big enough to accommodate a washing machine and 
dr!:Jer, a dr!:Jer can not be fitted because of inadequate ventilation. A communal dryer has been 
fitted in the bin room on each floor to compensate. 

Project Number: 259'+ h haj:la1 11 



03 Existing Conditions - 20 Elgin Street 

06 Building Conditions - Lobby 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibility Study 

January 2022 Project Number: 2594 

Observations 

Ceiling height is approximately 2800 ot the entrance 

Ceiling height drops to 2100 2400 ot the lifts 

- The romp grade and handrail in the lobby is not DDA 
compliant but there is DDA access through the rear 

entrance 

h taj:lal 18 





03 Existing Conditions - 20 Elgin Street 

06 Building Conditions - Residential Lobby 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibilit8 Stud8 

Januar8 2022 Project Number: 2594 

Observations 

Building Regulation Non Compliances 

Fire stair width & handrail are non compliant 

The entrance door to the apartments measured on 780 
wide 

Lobbies are not sprinkled 

1 small bin chute only There is no provision for the 
separation of recycle & general waste 

Bin room also doubles as drtier room. This might be a 
fire hazard 

Others 

Ceiling height is opproximotel8 2400 at the highest 

Bulkhead heights is 2100 

Bulkheads are used to run the electrical & 
communications to the apartments 

1. Bin Room 

2. Electrical & Communications Cupboards 

3. Dryer in Bin room 

4. Handrail profile in fire stair is non compliant 

5. Bin chute 

h haj:lal 20 



03 Existing Conditions - 20 Elgin Street 

06 Building Conditions - 3 Bed Apartment 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibility Study 

January 2022 Project Number: 2594 

Observations 

Building Regulation Non Compliances 

There is a single central air extraction S!:JStem for the 
kitchen, bathroom, WC ond laundry. 

Each service riser corr!:! the hot$ cold water, sewer 
and also acts as the duct for the ventilation S!:Jstem. 

There is no setdown or hob between the living room 
and balcony 

Balconies ore not sprinkled 

Others 

Ceiling height is opproximotely 2400 (to underside of 
slob). There ore no plosterboord ceiling or vermiculite 

Sprinklers have been retrofitted to all rooms 

- There is no gas 

The height difference from the living space to the 
balcony indicates thot there might be some thick 
acoustic underla!:J under the carpet. 

- Electrical conduits seem to be cast in 

- Laundry has inadequate ventilation to fit a dr!:Jer 

1. Sprinklers retrofitted to each room 

2. Clothes drying cabinet in laundry 

3. Extractor vent in bathroom 

4. No setdown or hob from inside to outside 

5. Extractor vent in Kitchen 

6. Rangehood is not connected to antithing 

Z Htidronic Heating to living space onlti 

h taj:lill 21 



03 Existing Conditions - 20 Elgin Street 

06 Building Conditions - 1 6 2 Bed Apartment 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibility Study 

January 2022 Project Number: 2594 

Observations 

Building Regulation Non Compliances 

There is a single central air extraction S!:JStem for the 
kitchen, bathroom, WC ond laundry. 

Each service riser corr!:! the hot$ cold water, sewer 
and also acts as the duct for the ventilation S!:Jstem. 

There is no setdown or hob between the living room 
and balcony 

Balconies ore not sprinkled 

Others 

Ceiling height is approx 2400 (to underside of slob). 
There ore no plasterboard ceiling or vermiculite 

Sprinklers have been retrofitted to all rooms 

- There is no gas 

The height difference from the living space to the 
balcony indicates thot there might be some thick 
acoustic underla!:J under the carpet. 

- Electrical conduits seem to be cast in 

- Laundry has inadequate ventilation to fit a dr!:Jer 

1. Extractor vent in Kitchen 

2. Access to riser behind medicine cabinet 

3. Extractor vent 

4. Clothes drying cabinet 

h h;tj:lill 22 



03 Existing Conditions - 20 Elgin Street 

06 Building Conditions - Roof plant 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feosibilit8 Stud8 

Extractor fans for ventilation system 

Hot & Cold Water 

Jonuar8 2022 

Extractor fans for ventilation system 

Security Servers 

Project Number: 2594 

Observations 

Building Regulation Non Compliances 

There is a single central air extraction system for the 

kitchen, bathroom, WC ond loundr8. 

Each service riser corr� the hot$ cold water, sewer 
and also acts as the duct for the ventilation s�stem 

The Extractor fon ond hot & cold water oppeor to be 
original and as such ma� require replacement 

h haj:lal 23 



03 Existing Conditions - 14-1 Nicholson Street 

06 Building Conditions - Ground 6 Apartment Lobbies 

Ground lobby 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Corlton 
Feasibility Study 

level 16 lobby 

January 2022 

level 16 Updated Apartment entrances 

Project Number: 2594 

Observations 

Building Regulation Non - Compliances 

Fire stair width 8 handrail are non compliant 

The entrance door to the apartments measured on 780 

wide 

1 small bin chute onlf:J There is no provision for the 
separation of rec8cle S general waste 

Bin room also doubles as dryer room. This might be a 
fire hazard 

Others 

Ceiling height is approx 2400 at the highest 

Bulkhead heights is 2100 

Bulkheads ore used to run the electrical & 

communications to the apartments 

Lobbies hove been retrofitted with sprinklers 

1. Minor renovations. Ceiling height= 2100 

2. Minor renovations. Ceiling height= 2100 2350 

3. The entrance door to the apartments measured 780 

wide 

h h;tj:lal 24





03 Existing Conditions 

08 Existing Site Elevations 

L�VEL 15 �>-0!16 

LEVEL12 

Lf;;_VEL10 �1-N3f60 

GROUND 
"'-

Redbrick Towers 20 Elgin & 141 Nicholson Street, Corlton 

Feosibilit8 Stud8 
Jonuor8 2022 

_LE_V�!_5  ��ll.6 D1'1    

LEVEL13 

LEVEL12 

_LE_VEL10 M()53!60 

LEVEL6 m,�, ,o 

LE_'I_EL � M£t.-Jtl)) 

L_E)'�! �fil31�0 

LE VE q  ��� l�L
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03 Existing Conditions 

11 Aerial View of Existing Site Context 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feosibilit8 Stud8 

Jonuor8 2022 Project Number: 2594 

/ 

• Proposed Site 

C) Existing Surrounding Buildings 

- Future Encompass Apartments 

h haj:la1 30 



03 Proposed Floor Plans 

12 Proposed Typical Floor Plates for brief compliant dwelling sizes 

Level 1 

L 

Bale 7 5m' 

1BED 
55

m2 

3BED
98m2 

Bale 7 5m' 

Bale 75m' 

2BED
76m2 

2BED
81m2 

Bale 7 5m' 

Level 9-16 

Bale 7 2m' 

BIN 

GFA 

s-90.7m2 

1 BED 9 
55m2 

Bale 7 2m' _J

Bale 
72m' 

I 

I 

Bale 7 2m' 

Ba e 
� 

•••7 5m' 7 Sm' 
c 

I 2BED 
76m2 

1BED 

55m2 

Bale Bale 7 5m' _J 7 5m' 

Level 2 8 

Bale 
� 7 5m' 

I 2BED 
76m2 

I 2BED
76m2 

0 1 Bed Unit 

0 2 Bed unit 

0 3 Bed Unit 
Bale 

_J 7 5m' Services 

I 

I 

Redbrick Towers 20 Elgin S 141 Nicholson Street, Carlton 
Feasibilit8 Stud8 

Januar8 2022 Project Number: 2594 

3BED
90m2 

3BED 
98m2 

Bale 7 2m' 

1BED c:::::I
55m2 

BIN 

;I 
GFA 

s-90.?m' 

1BED9 
55

m2 

Bale 7.2m' 

General Notes 

6 apartments have been maintained on each level 

The existing risers have been maintained to be used as sewer stacks 
The location of the bin room has roughly been maintained 
New hydraulic riser has been added on each floor 

Bale 7 5m' 

1BED 
55m2 

1BED 

55m2 

Bale 7 5m' 

Electric & Communications riser has been relocated to allow access to apartments 
The apartment areas have been adjusted to compl8 with B.A.D.S. 
The balconies have not been made B.A.D.S. compliant 
It is assumed that all kitchens, bathrooms S laundr8 will be exhausted to the facade. 
The ceiling heights where the ducts will run will be approximateI8 2100mm. Please note 
that any space below 2200mm is not considered as a habitable space with the 
Building Codes of Australia. 
Further advise from the relevant qualified consultants are required on the following: 

The compliance of the fire egress stairs, lift lobby and apartments to the Fire 
Regulations 

The compliance of the structure to the Seismic Regulation. 

The sizing of the service risers 

The acoustic treatment required to the floors to achieve compliance 

- The Waste Management Plan for each building 

The cooling and ventilation system required 

h haj:la1 31 



03 Proposed Floor Plans 

13 Existing and Proposed Development Schedules 

EXISTING 

20 Elgin Street Tower 

lbed (=39m2) 

Ground 

Level 1 

Level 2- 16 

Totals 

Mix 

Total no. of apartments per tower= 

Total NSA (m2) = 

Total GFA (m') = 

Total no. of bedrooms= 

PROPOSED 

0 

2 

30 

32 

33% 

lbed (50-55m2) 

Ground 

Level 1 

Level 2 

Level 3 

Level 4 

Level 5 

Level 6 

Level 7 

Level 8 
Level 9 

Level 10 

Level 11 

Level 12 

Level 13 

Level 14 

Level 15 

Level 16 

Totals 

Mix 

Target Mix 

Total no. of apartments per tower= 

Total NSA (m') = 

Total no. of bedrooms= 

4 

4 

4 

4 

4 

4 

4 

4 

2 

2 

2 

2 

2 

2 

2 

2 

48 

49% 

55% 

2bed {=80m2) 

1 

3 

30 

34 

35% 

2 X 98 = 196 

13760 

2bed (76-81m2) 

1 

1 

4 

4 

4 

4 

4 

4 

4 

4 

34 

35% 

30% 

2 X 98 = 196 

13408 

328 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibilit8 Stud8 

3bed (=9lm2) NSA(m2) 

1 

1 

30 

32 

33% 

3bed (90-98m2) NSA(m2) 

1 

1 

2 

2 

2 

2 

2 

2 

2 

16 

16% 

15% 

Jonuor8 2022 

GFA (m2) 

171 

409 

6300 

6880 

171 

389 

408 

408 

408 

408 

408 

408 

408 
411 

411 

411 

411 

411 

411 

411 

411 

6704 

141 Nicholson Street Tower 

lbed (=39m2) 2bed (=80m2) 3bed (=9lm2) NSA(m2) 

490 0 1 1 

490 2 3 1 
7200 30 30 30 

8180 32 34 32 

33% 35% 33% 

lbed (50-55m2) 2bed (76-8lm2) 3bed (90-98m2) NSA(m2) 

1 1 

4 1 1 

4 2 

4 2 

4 2 

4 2 

4 2 

4 2 

4 2 
2 4 

2 4 

2 4 

2 4 

2 4 

2 4 

2 4 

2 4 

48 34 16 

49% 35% 16% 

55% 30% 15% 

Project Number: 2594 

171 

409 

6300 

6880 

171 

389 

408 

408 

408 

408 

408 

408 

408 

411 

411 

411 

411 

411 

411 

411 
411 

6704 

GFA{m2) 

490 

490 
7200 

8180 

Observations 

The preliminary feasibility 
study shows that: 

The number of apartments that can be 
maintained is 98 units per tower, 
totalling 2x98=196 for both towers 

The number of bedrooms will drop b!:J 

64 beds as a result of bigger 
apartments sizes required to compl!:J 

with the BETTER APARTMENT DESIGN 
STANDARDS [B.A.D.S.) 

The NSA will drop as a result of the new 
service risers required. 

Thelnformotionpreeentedherelnwosproducedprlor otheeompl•
tlonofoonstruetlon  �loororeos,dlmonG!one, f1ttlngo, flnhihe,, tile 
pottornGondeetouts,ondthellko,cndtheepeeif1eotlonsthereof,ore 
lndleotl eonly,orenottoscoleond0resubjeettoehongewlthout 
no1!ee Worran1� thotthelnfcrmo1!onpresented hereinliarepre
�•n1ation of the final produe1lsno1glvene!there•pr<)lloly orlmpl!od  
Prosp�tlvepurehoHrtmuttr•l�onth,!rownenqu!rles  
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04-

Option B: 

Remodel 

As per option A "Standard Upgrade", but with an additional 'skin' at lower levels fronting 
Elgin And Nicholson Streets to better integrate with the adjoining streetscape 

This option was declared non-viable following the result of Option A analysis. The low, pre-existing, 
floor to floor heights from the existing towers could not be replicated in the new street wall develol?ment
as 2610mm is inadequate for new construction. This will result in a doublinr;i of circulations and lifts, in 
addition to blocking the natural light and outlooks for the first 3-4 levels or the existing development. 

This option would require a significant investment and will result a substandard outcome. 



05 

Option C: 

Redevelop 
A feasibilit!,J / yield study for a new development on the site that maintains the existing 
number of dwellings and extends the development out to Elgin and Nicholson Street. 

Option C1: 
New development to match existing apartment count of Red Brick Towers. 

Option C2: 
New development to match existing height of Red Brick Towers. 



05 Option C - Redevelop 

01 Redevelopment Layout 

Redbrick Towers 20 Elgin & 1lt1 Nicholson Street, Carlton 
Feasibilit8 Stud8 

Januar8 2022 Project Number: 2594 

Redevelopment: 

This diagram illustrates the proposed siting concept for 
the development. The proposal maintains some elements 
of the previous planning advice but is informed by the 
approved bt1 Frasers Propertt1 Australia development. As 
such, we are proposing to align the building along 
Nicholson Street with the proposed adjacent building and 
express a 7 to 8 store8 street wall with recessed upper 
levels. 

The street wall along Palmerston will be 3 storeti with an 
expressed higher tower at 7 to 8 storey to the corner of 
Nicholson Street. The lower building height along 
Palmerston Street will allow natural light penetration in 
the private open space located within the elbow of the 
proposed development and awa8 from the Categor8 1 
road (Nicholson Street). 

We propose an occasional one way traffic service road 
used for removolists and services access connecting Elgin 
Street and Nicholson Street. The development along Elgin 
Street will align with the existing 23 Palmerston Street 
Development and the proposed Encompass Development 
at the corner of Nicholson Street and Elgin Street. The Lt 
store8 street wall will be slightl8 recessed from the 
propert8 line to express some soft landscaping along 
Elgin Street similar to the development at 38 Elgin Street 
then joining with the street wall of Encompass. 

The recessed upper levels will align with the recessed 
levels of Encompass to provide a coordinated response. 
The Private open space for this building will be located 
along the linear park and awa!:I from the main traffic of 
Elgin Street benefiting from the natural sun exposure from 
the North West over the linear park and creating building 
separation between the new development and the 
existing 23 Palmerston Street building. This siting strateg8 
will allow a minimum of 9m building separation protecting 
existing and future views from the surrounding buildings. 

0 Site 

• Proposed Building 

Adjacent Development 

Existing 

• Communal 

Om 50m 
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05 

Option C1: 
New development to match existing apartment count of Red Brick Towers. 
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02 

Option C1 - Redevelop 

Level 01- 02 

) (

) /I 

l -�
�,. 

7 
l / 

i 

[ , -
/

j 
,._ 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibility Study 

- � 

- � 

[� 
23 

J Palmerst<� 
Street 

� 

J 

1B18 

,.,. 
1B18 

2819 

1B18 

""' 

29fB•DDA 

January 2022 

1B18 

1818 

ENCOMPASS 
8 Elgin Street 

ELGIN STREET 

Project Number: 2594 

Level 01-02 

Level 1 and 2 are similar to the Ground floor and create 

the three storeti street wall along Palmerston Street. One 
apartment can project on these two levels over the 
Communal Open space providing shade and weather 
protection. 

The apartments are extended above the substation and 
the service road to meet with the blank wall so the 
adjacent Frosers Property development and join as the 4 
storey street wall to matching the adjacent building. 

Residential 

Adjacent 

1:500@A1 
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05 Option C1 - Redevelop 

04- Shadow Diagrams - 21st June

J 

JUNE 21 • 10AM JUNE 2I • IIAM 

JUNE 2I · IPM JUNE 21 · 2PM 

' 

J 

JUNE 21 • 12PM 

JUNE 2I · 3PM 

*In the absence of on accurate survey, the existing building heights, topography and sun hos been estimated and may differ from reality 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Carlton 
Feasibilit8 Stud8 

Januar8 2022 Project Number: 2594 

21st of June @ 10AM-3PM 

To compl8 with the B.A.D.S. Natural light exposure 
requirement, at least 50 percent or 125 square metres, 
whichever is the lesser, of the primar!:l communal outdoor 
open space area used bti occupants should receive a 
minimum of two hours of sunlight between 9am and 3pm 
on 21 June.' 

As the North East tower shows compliance with the 
requirement, the South West tower shows approximatel1:1 

38sqm in the sun between 1 and 2pm and approximateI8 
65 sqm between 2 and 3pm. These number are lower than 
the 125sqm requirement but an improvement from the 
current situation as the current red brick tower at the 
South West corner doesn't hove any communal area or 
an8 space on Ground that could compI8 with the B.A.D.S. 
natural light exposure requirement. 

We believe that further investigation in the building shape 
could improve this compliance for the natural light 
exposure of the Communal Open Space on the Ground 
floor. 

An other option could also be moving the Communal 
Open Space to the roof area so it benefit from great sun 
exposure and views to the CBD but this option if outside 
the scope of the current tiield exercise. 

� C) 
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05 Option C1 - Redevelop 

04- Shadow Diagrams - 22nd September

SEPTEMBER 22 • 10AM SEPTEMBER 22 • 11AM 

SEPTEMBER 22 · IPM 

SEPTEMBER 22 · 12PM 

SEPTEMBER 22- 2PM 

*In the absence of on accurate survey, the existing building heights, topography and sun hos been estimated and may differ from reality 

Redbrick Towers 20 Elgin & 141 Nicholson Street, Corlton 
Feosibilit8 Stud8 

Jonuor8 2022 Project Number: 2594 

SEPTEMBER 22- 3PM 

� C) 
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