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BBackground 
 

Brisbane Housing Company (BHC)  is a leading provider of affordable housing with a demonstrated 

ability to deliver innovative provision of social and affordable housing. 

Since incorporation in 2002, and a registered Tier 1 Community Housing Provider (CHP), BHC has a 

well-earned reputation as a solid and reliable organisation, built through effective working 

relationships and a personalised approach to customer service. 

 

 

Since BHCs’ entry to the social housing market, many social, political and environmental issues have 

changed by varying degrees. The impact of these changes has resulted in increased pressure to 

deliver high-quality, well-located, target marketed accommodation to meet the ever-changing needs 

of the housing market. In response BHC has focused on locating its projects  around transport hubs, 

shopping areas and medical centres means the company favours the multi storey class 2 building as 

a cost-effective way to maximise the investment. Experience over the past twenty years has 

demonstrated that many tenants become long term occupants and view the apartments as a 

permanent home. This semi-permanent occupancy means these units benefit from high levels of 

personal care and create a greater community focus and safer environment  overall.  

 

Given that the majority if BHC tenants are on low or fixed income, providing affordable living options 

is important. These outcomes are achieved through site selection in superior locations where tenants 

can efficiently live without a private vehicle through the use public transport or walk to essential 

services. Through sustainable design BHC provide living environments where energy bills can be 

kept low and comfort and community support  high.  

BHC continues to keep low operational costs (outgoings) as a fundamental deliverable in all their 

projects. To match these needs, BHC has developed common design features that result in:  

Low operational energy and potable water costs  

A focus on security through security doors that allow easy contact and good cross 

ventilation through the day.  

Naturally ventilated corridors on each floor 

Outdoor private verandas, where possible 

Natural ventilation apartments rather than conditioned spaces 

 

Extreme weather conditions that result  in prolonged hot and cold periods has seen BHC put a 

greater focus on designing assets that meet  the needs of  the changing climatic conditions. To 



 

 

respond to this change and the increased societal expectation of the need to reduce carbon 

emissions, BHC engaged a consulting company to work with their internal team and develop a low-

carbon focused design and construction approach to their new projects. This will also be extended to 

encompass existing asset makeovers, and maintenance as well as the internal administration of the 

organisation. With several new projects in the pipeline, the initial work has focused on the new stock 

where initiatives have resulted in a well-developed design and construct system principally focusing 

on: 

land choice, 

design solutions  

material use  

recycling efforts 

occupants’ education 

The system is built around early intervention requiring a set of Design Guidelines to be referenced by 

the design team and included in the early concepts. This subsequently influences all decision after 

that point ensuring that the finished product demonstrates best practice for that particular project.  

Variances from the guidelines only occur after due consideration by the entire team and only where 

the degree of difficulty makes adherence unviable. The guidelines are based on a number of 

parameters including the organisations’ learned experiences and market knowledge referencing the 

well-respected  auditing tools of Green Star and Enviro-Development. The body of work contained 

in these two tools draws from a global shopping list of best practice that will make sure that BHC  is 

delivery high quality, resilient and efficient buildings.   

 

PPriority Development Area (PDA) 
 
Priority Development Areas are areas that serve a given purpose under the Economic Development 

Act of 2012.  

“Priority Development Areas (PDAs) are parcels of land within Queensland identified for 
development to deliver significant benefits to the community.” 
https://www.statedevelopment.qld.gov.au/economic-development-qld/priority-development-areas-and-projects 

 

The declaration of the land at Fitzgibbon Chase , CUV and KGUV as PDA’s are good examples of 

community benefits derived from the application of this Act.  The buildings in these areas meet 

performance caveats that  increase the sustainability of the housing stock while ensuring its 

affordability.  Yeronga PDAs also carries these caveats however, a mandatory requirement to 

achieve a ccertified 5 Star Green Star result rather than a benchmarked 5 Star Green Star can only be 

justified, in our opinion, where the project would otherwise have delivered at a level equivalent to 



 

 

NCC compliance or where required by the Development Scheme or preliminary Approval. .  These 

provisions result in sustainable and affordable housing outcomes for buildings in the BHC portfolio. .   

 

“Preliminary Approval for Material Change of Use in accordance with the Preliminary 
Approval Master Plan Report and Development Permit for Reconfiguring a Lot (1 lot into 
11 lots, easements and road) at 70 Park Road, Yeronga described as Lot 3 on SP300888” issued on 
the 3/5/2022 states: 
  

  
 
The outcomes delivered by the application of the BHC Guidelines fulfill the requirement of this 
clause without the undue impact of the fee associated with certification. 
 

Rating Tools 
 

The Green Star(GS) tool was originally developed using the American LEED tool as its model. The 

majority of information in Green Star and LEED is available in the public domain, so in its simplest 

form the Green Star tool is a very sophisticated quality management system. It was, and still is, 

undertaken voluntarily, with the intention of offering the construction industry a pathway that will 

bring best practice sustainability and operational efficiencies to the table and reward it.  The 

adoption of  these tools over the past 20 years has meant that many of the elements once  

considered near impossible are now common inclusions in projects and inform the National 

Construction Codes (NCC) performance standard.  

 

The Green Star (GS) approach seeks to bring all parties to the table early and develop a synergistic 

approach to the project. The primary vehicle for this is the collaborative decision made by the client, 

the architect and the ESD consultant at the concept stage, culminating in the establishment of the  

Owners Performance Requirements ((OPR). Site characteristics, budget constraints, planning 

restrictions and a multitude of other influencers which impact a project’s viability, means that the 

early engagement of the client, the architect and the ESD consultant is critical. Agreeing on the 

number of credits that can provide enough points to meet the required target, mapped against the 

cost impacts and building feasibility results in the OOPR forming the core of the tools inclusions. As 

documented above, BHC has already developed a portfolio wide set of OPR’s, which are  

benchmarked against Green Star  credits in the current iteration of the tool Green Star Building 



V1.(see attachment).  This benchmarking gives an equivalence to the operational performance of the 

building including the three critical sectors of performance Energy, Water & Indoor Air Quality. The 

application of these OPR’s results in a cohesive and informed team from the  outset, delivering: 

 
 

• An early understanding by the design team what performance levels must be included in the 

project and a documented response agreed. 

• An active dialogue between the clients representative, the architects and an appointed 

advising builder, adds early value management opportunities and avoids unnecessary late 

design and specification changes. This protects the integrity of the performance, while 

allowing alternative pathways to be pursued. 

• A commitment between all parties that the building will include the agreed ESD 
 

performance standards. 
 

• Each stage is put on notice of the documentation that may be required to submit for audit, 

where the material or methodology is not easily confirmed. 

• Improvements which are recorded and used to inform the next project through updates to 

the design and specification. 

• A requirement for the builder to sign off at PC that the elements agreed on were included in 

the build and where deviations occurred, they were agreed to by  the owner’s representative 

prior to being used in the construction 

• A requirement for documented evidence to substantiate some of the specified items such as, 

the percentage of construction waste recycled, the use of recycled materials wherever 

specified, high performing appliances and domestic hot water systems, low water use 

fittings, low VOC materials, no formaldehyde fumes low cement concrete, as an example of 

some of the considerations. 

 
 
A full Green Star certification is a significant undertaking from a time and cost perspective. At this 

point the appropriate tool is Green Star Buildings V1. This tool is the most recent iteration and 

refines the previous Design and As Built v1.3 by removing many of the well understood and 

commonly chosen credits and making their delivery mandatory if a certification is to be awarded. The 

remaining credits have been adjusted to suit new benchmarks and the credits required on top of 

mandatory have been adjusted to account for the changes. 

The document Sustainability Initiatives for Maidenhair Place (attached) has been employed to 

demonstrate the mapping of the included initiatives in the BHC Design Guidelines to the present 

iteration of the Green Star tool Green Star Buildings V1 . Additionally it shows the global 



 

 

relationship of the initiatives in the context of the 17 ESG’s which are universally accepted as the 

pathway to a more sustainable future.  

Green Star Rating Table 
 
The introduction of the new green star tool Green Star Buildings v1 in 2021 saw the targets 
redefined for certification. This reflects the movement of some of the previous initiatives into minimal 
requirement and therefore not capable of adding to the score.   

 

 
 
Certification Levels  
 
4 star requires 115 points 
5 star requires 335 points 
6 star requires 775 points. 
 

The Advantages of an no certified  approach 
 

The costs associated with registration and the associated fees can be quite significant. The 

redirection of this money to improve the quality of the project or  to include additional benefits for 

the tenant, would seem a more logical approach. Fees are set out below. 

Registration Fees. 

 

 

 

 

 

 

 

 

 

 

Consultancy fees. 



 

 

Consultancy fees vary subject to the star rating being pursued and the delivery organisation size and 

complexity. The large consultancy firms  charged approximately $ 100,000-$120,000 to complete 

the works ,while smaller consultancies can be around $80,000 - $90,000. Additionally there is 

modelling for daylight, energy, water and climate resilience which can amount to $50,000. 

Given BHC has already developed guidelines inhouse under the stewardship of a Green Star 

Accredited Professional and mapped the elements against their equivalent Green Star deliverables it 

would be fair to say the above costs represent almost 100% of additional costs. Approximately 

$250,000  of fees could be applied to the project with significantly more appropriate and customer 

centric benefits...  

 

CConclusion 
 A critical consideration in looking at this proposed delivery framework is to understand that,  

unlike mainstream tools: 

1. The BHC approach sees the client engaged from day one and critically, stays engaged 

throughout, driving the change to deliver  its own delivery parameters.  

2. The consultants and builder are onboard right from the start and develop an appreciation of 

what is required to deliver for each other and ultimately the client.  

Unlike the  Green star model, which needs a more prescriptive  approach if it is going to keep quality 

control in a more diversified market, the local context of these projects means that the teams may 

well be involved in more than one project for BHC and will be able to carry their skills and lessons 

learned across multiple projects 

Post construction a final report will be  provided, by a suitably qualified person, confirming the 

inclusion of the initiatives and supporting documentation where appropriate.  
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   Sustainability Initiatives for Maidenhair Place  Yeronga
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