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Executive Summary 
 

Stable, appropriate and affordable housing provides the basis for healthy people and 
healthy communities, however there is a fundamental mismatch between the demand and 
supply of appropriate housing options for older people to age-in-place. Rural and regional 
areas are home to a larger percentage of older residents than major urban areas and may 
face more acute issues finding appropriate housing to meet the needs of their older 
residents. The option for older adults to share a dwelling with one or more other people has 
the potential to provide social, economic and health benefits for residents and to improve 
the lives of people living in rural and regional areas while reducing costs for government. 

 

This project focussed on a specific community: Maleny, a regional town in South-east 
Queensland, to investigate the wants and needs of older residents and what approaches 
might enable them to share a dwelling if they wished to. Developed in consultation with 
local older adults, service providers, and residential housing professionals, it identifies and 
prioritises features of the residential environment that could deliver the most workable 
solutions for local older people who wish to share a dwelling. It also identifies factors that 
are constraints, enablers and barriers to uptake of these solutions. 

 

The project identified that there is strong demand for appropriate dwellings for ageing-in 
place in Maleny but there is virtually no available supply. This is compounded by the high 
demand for properties from other residential and tourist segments, limited vacant land, hilly 
terrain and local climatic conditions. Older people who can no longer maintain their 
properties and those with limited financial resources are at particular risk of being forced to 
relocate, often separating them from established support networks.  

 

The project outcomes deliver a blueprint for developing age friendly, quality, affordable, 
accessible and functional dual or multiple occupancy dwellings - by retrofitting existing 
housing stock or constructing new purpose-built dwellings. We detail a range of residential 
options which respond to the unique situation of older Maleny residents who wish to age-
in-place, with exemplars of retro-fit and new dwelling designs in and near Maleny township. 
We also provide insights into the circumstances of contemporary regional elders, highlight 
issues which emerged during the community consultation and design phases of the project, 
and provide both overarching and focussed recommendations to address these issues. 
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“The whole nexus between housing, pension 
entitlements, health and support is a core problem that 

‘everyone knows about’ but nothing ever seems to 
change… we just keep putting band-aids on people” 

 

Quote from a health and housing professional with extensive  

experience in policy and practice 
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Recommendations 
 

Overarching Recommendations 

1. That the Queensland Government advocate to the Australian Government to resolve 
the barriers around the complexity and interconnectedness of pension entitlements, 
superannuation, care packages and rent assistance in relation to residential housing 
and home sharing. 

 
2. That the Queensland Government support policy initiatives at all levels to increase the 

supply of residential dwellings which incorporate universal design features with 
appropriate levels of accessibility, climate responsiveness and adaptability to support 
ageing-in-place - ‘future proofing’. This may include: 

 
 define and implement minimum standards of accessibility, climate responsiveness 

and adaptability in residential dwellings 
 incentivise the construction and retrofit of dwellings to meet these standards 
 provide information and education resources to potential residents to assist them to 

make informed decisions about their residential choices  
 work with other levels of government to investigate the projected health, 

environmental and social costs of sub-optimal dwellings  
 

3. That the Queensland Government takes a leadership role in negotiating with all levels 
of government to advocate for and facilitate small scale co-housing, and dual or 
multiple occupancy options as a high priority in residential housing provision for older 
adults. Approaches might include: 

 
 identifying appropriate mechanisms for homeowners and tenants to enter into stable 

co-housing and home-sharing arrangements 
 legislative recognition of emerging co-housing and home-sharing arrangements to 

support certainty around ownership, financing, inheritance and changing 
circumstances 

 legislative and practical supports to facilitate the establishment and maintenance of 
these households for the long-term 

 identifying barriers to implementation of shared household models in order to 
develop strategies to address them 

 prioritise and fast-track those options which can be most readily implemented to 
provide relief for people in housing stress, housing crisis and those at risk of being 
compelled to relocate away from their homes and support networks 
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Focussed Recommendations 

 
There is a mismatch between federal, state and local policy settings around finance and 
regulation which treat income, housing and sharing of resources as independent factors. 
Owners of appropriate secondary dwellings, or shared residential spaces may be 
disadvantaged or penalised if they rent these spaces for residential purposes, particularly 
in terms of pension entitlements, superannuation, care packages and rent assistance. 
Despite a high interest and potential for uptake of co-housing/ home sharing among local 
older people (particularly women) this interest is not being acted on due to lack of 
suitable dwellings and concerns about these finance and regulation issues. The complexity 
relating to pension payments and entitlements is a severe barrier to people sharing 
accommodation. Addressing these barriers would provide a significant opportunity 
towards increasing the supply of affordable housing options for older people in Maleny. 
 
Implications:  

• Concern, even fear, among older adults about making an ‘incorrect’ decision in later life 
about finance, and building, buying, sharing or changing any aspect of residential 
housing arrangements 

• Decisions for home-owners to right-size, or for any change in tenancy arrangements are 
highly fraught, especially for low-income people 

• Older residents report feeling paralysed in decision making or any change from the 
status-quo 

• Homeowners who have rooms or residential spaces which they are disposed towards 
renting out are reluctant to rent them, or withdraw existing properties/ tenancies, due 
to concerns about the effect on their pension entitlements and care packages  

• Many existing spare rooms/ residential spaces remain vacant despite high demand for 
affordable accommodation in the area 

• Tenants/ home sharers report being forced out of their existing residence because the 
homeowner is a pensioner, or becomes a pensioner, and one or both parties have 
concerns about pension entitlements, care packages and rent assistance 

• Currently this issue is largely focussed on pensions, but with an increasing population of 
ageing adults, recipient’s concern about care package funding is expected to emerge as 
an increasing contributor to this problem in future 

4. Recommendation: That the Queensland government works with all levels of 
government to ensure that while systemic changes are under investigation more 
immediate facilitators of change should be implemented e.g. Where rent is at or below 
a defined ‘affordable or social rental rate’ the funds are not included for household 
income calculation purposes for pension, or aged care package calculation. 
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Many older residents reported that they would consider relocation, right-sizing or co-
residential options locally but “don’t know where to start”. Information to assist older 
people to make informed decisions about their housing choices is piecemeal, complex and 
can be in a format which is not appropriate for the target audience. 

Implications: 

• The implications are similar to the first major finding above in that the interest and 
demand from older people for more suitable housing arrangements is not being met. 

5. Recommendation: That the Queensland government commission and deliver a decision 
support resource which is suitable for anyone who is considering their housing needs. 
This resource should include considerations about location, lifestyle, daily living and 
dwelling specific information as contained in Appendix 5 ‘Considerations for safety and 
liveability’ document. This resource should be made available in an appropriate format 
to meet the needs of older people, in addition to other people. By supporting people to 
adopt housing arrangements which better meet their needs, existing and future 
residential housing stock will be more effectively used, with economic, social and 
environmental benefits. 
 
 

There are currently no housing support services which provide direct support and local 
housing solutions in the Maleny area.  

Implications: 

• Rural and regional people experience relocation differently from urban dwellers as they 
must necessarily move to entirely new communities, sometimes making it costly, 
difficult or even unfeasible to maintain established connections and support networks 

• Due to a very limited supply of social housing locally, people who are eligible for social 
housing need to move to away to another locality to access housing  

6. Recommendation:  That the Queensland government works with the Maleny 
Neighbourhood Centre to facilitate locally based provision of proactive and crisis 
support for housing, provided through the Maleny Neighbourhood Centre or a local 
community housing provider. 
 

7. Recommendation: That the Queensland government works with all levels of 
government to prioritise provision of appropriate residential housing options as a 
proactive measure to support older people to age-in-place. 
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The majority of dwellings in the Sunshine Coast region are constructed by the volume 
construction industry. The costs of residential dwellings which are not ‘future-proof’ 
aren’t borne by the builder and first purchaser in the short term, but rather by subsequent 
owners and funders, often years after construction. 

Implications: 

• The social and financial cost of dwellings with sub-optimal accessibility, climate 
responsiveness, and adaptability is paid by residents, local communities and government 
in the medium to long term 

• It is more expensive to retrofit a dwelling than to build it with ‘future-proof’ features 
initially  

• Incorporating ‘future-proof’ universal design features into all residential dwellings will 
increase the supply of homes which are suitable to age-in-place, with significant cost 
savings in the provision of health, aged care and other support services 

• Appropriate design features (as identified in this report) make any modification that 
might be required in the future more straight forward and cost effective 

8. Recommendation: That the Queensland government supports regulatory changes 
which mandate the inclusion of a minimum level of universal design features in 
residential dwellings. 
 
 

Support staff who are not familiar with rural and regional households may not be aware 
of the activities required to ensure provision of basic electricity and water essential 
services, particularly if they come from urban areas e.g. essential cleaning of gutters, 
running pumps to provide potable water to a dwelling, maintenance of power systems. 

Implications: 

• If these activities are not completed the household may be without essential services 
including electricity, water and communication 

• Older residents may not recognise the need to describe these activities to service 
providers as they are a normal day-to-day part of their lives 

• People may be approved to return home from hospital as they can manage everyday 
activities, however they may need additional assistance with essential service 
maintenance activities in order to remain at home 

• These factors must be considered when negotiating care packages 

9. Recommendation: That the Queensland government advocate at all levels of 
government and implement additional training for staff in health, care package 
coordination and other disciplines working with older people in rural and regional 
areas to ensure they aware of these essential service requirements. 
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Ongoing maintenance of dwellings is one of the primary drivers for relocation in later life, 
and particularly for rural people who may have onsite water supply and power systems 
which provide essential household services but require ongoing maintenance. 

Implications: 

• People who are otherwise happy to age-in-place are pushed to move due to difficulty 
completing necessary home maintenance, particularly in rural areas or where water 
storage, reticulation, wastewater treatment and on-site power systems are in place 

• Records which clearly and explicitly explain the description, layout and service 
requirements for maintenance of essential service systems are vital if residents no 
longer undertake this work themselves, however few households have such records. 
They would ensure that support staff and maintenance personnel are able to assess 
what short, and long term, strategies are required for older residents to remain at home 
and to complete maintenance services effectively 

10. Recommendation: That the Queensland government adopt a policy approach which 
facilitates co-housing/ home sharing to provide companionship, safety and pragmatic 
support for the co-residents. This arrangement could also reduce the maintenance 
burden on individual householders and assist with monitoring and funding essential 
maintenance. 
 

11. Recommendation: That the Queensland government commission and deliver a simple 
kit for homeowners to record, store and retrieve the records of their water and power 
systems, particularly stand-alone or solar power systems. This kit could be used by any 
property owner, would remain with the dwelling (e.g. in meter box) and would then be 
available to professional or maintenance staff in future. For older residents in 
particular it could provide a useful reference and could assist with demonstrating 
maintenance requirements for care package specification. 

 

 
Access to gardens and greenspace is highly valued by older residents but may be 
increasingly difficult to access as people age, especially with increased residential density 
and sloping terrain. 

 Implications: 

• The physical and mental health benefits of gardening, access to fresh produce and 
community engagement may be harder for older residents to access as they age 

12. Recommendation: That the Maleny Neighbourhood Centre work with the Sunshine 
Coast Council to establish a community garden on an accessible site with reference to 
the Sunshine Coast Council’s Community Gardens Policy. 
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Under the Sunshine Coast Planning Scheme 2014 (as amended) virtually all Low Density 
Residential Zone housing lots in Maleny have a zoning overlay which prevents the 
construction of any dual occupancy dwelling - “Precinct LDR1 (protected housing area)” (see 
Appendix 6). This zoning limitation applies to residential areas which wrap around the inner 
town area where all shopping, services and transport nodes are located. This restrictive 
residential zoning limitation is not in place in other towns in the region and may be a 
historical legacy of inadequate water infrastructure in the past, which has now been 
upgraded. The Sunshine Coast Planning Scheme 2014 (as amended) has assumptions around 
current and projected population density (Part 4.2) which are inconsistent and at odds with 
the restrictive effect of this zoning limitation (Part 6.2). 

Implications: 

• The planning zone overlay materially affects the number of small and affordable 
dwellings which can be located within the town area 

• The distinction between dual occupancy and secondary dwellings is unclear to many 
community members, causing confusion and acting as a barrier to meaningful discussion 

• Where older existing dwellings are on lots where it is not feasible to construct a 
secondary dwelling, there is no option to remove the existing dwelling and construct a 
dual occupancy dwelling on the lot 

• A primary aim of ageing-in-place policies is that older people remain active and engaged 
members of their communities, however the shortage of appropriate residential 
dwellings near the town centre acts as a barrier to community participation for residents 

• Older local residents use, administer and volunteer in local groups and clubs which 
provide funding, services and facilities for members of all ages in local the area. If they 
are forced to relocate away from the town due to a lack of appropriate housing choices 
they are separated from established networks of mutual support 

• Proximity to shopping, services and transport is important as people age and may have 
less access to private vehicle transport options 

• Provision of care services is facilitated and more cost effective where clients are located 
in proximity to providers, health infrastructure and other clients who use the care 
service provider 

13. Recommendation: That the Sunshine Coast Council be requested to clarify exactly what 
development is permitted within the ‘low density residential zone’ in Maleny and 
whether it is the intention of Council to remove the “Precinct LDR1 (protected housing 
area)” designation from the Maleny Tile Map 39ZM 
 

14. Recommendation: That the Sunshine Coast Council act as quickly as possible to amend 
the Sunshine Coast Planning Scheme 2014 (as amended) by removing the “Precinct 
LDR1 (protected housing area)” designation from all of the ‘low density residential 
zone’ lots identified on the Maleny Tile Map 39ZM  
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Maleny has a very limited supply of public housing and local people who are found to be 
eligible must move considerable distances in order to access public housing. There is high 
demand but very limited supply of local affordable housing in the private rental market. 

Implications: 

• Low-income residents must choose between unaffordable rent and the subsequent 
financial difficulties this causes, unsuitable or unsafe living arrangements, and relocation 
away from long established support networks and service providers 

• Older residents who work may have to give up their existing jobs if they relocate as the 
time and cost of commuting from other areas can be prohibitive for low income people 

15. Recommendation: That the Queensland Department of Housing and Public Works 
reassess its indicators for provision of affordable rental housing by giving greater 
priority to the need for older people and age pensioners to age in place, particularly in 
rural and regional areas 

 

  

http://www.hpw.qld.gov.au/Pages/home.aspx
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The outcomes of this project provide strong support for the recommendations from: 

 

2016 Advisory Taskforce on Residential Transition for Ageing Queenslanders 

 
 

 

 
 
 
 
 

2018 AAG Older Women Experiencing, or at Risk of, Homelessness position paper 
 
 
 

 

 

 

We particularly endorse the findings around: the need for social and institutional change to 
address the lack of affordable, appropriate and secure housing supply; integration of 
services and; prioritisation of early detection and intervention in housing 
  

Advisory Taskforce on Residential Transition for 
Ageing Queenslanders. “Residential Transition 

for Older Queenslanders,” August 2016. 

 

Australian Association of Gerontology. “AAG Position 
Paper - Older Women Experiencing, or at Risk of, 

Homelessness.” Melbourne: Australian Association of 
Gerontology, August 2018. 
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The project 
 

It is widely recognised that there is a mismatch between the demand and supply of 
appropriate housing options for older people to age-in-place. Major issues include 
affordability, physical accessibility and proximity to shopping and services. The other critical 
aspect for older adults is living alone, which can contribute to social isolation and reduced 
physical and mental health outcomes. With a diverse and growing population of older 
residents there is a pressing need for innovative dual-residency and co-housing options 
which meet the needs of older adults and the communities that they are part of. The wants 
and needs of people from rural and regional areas are not the same as their urban cousins 
and little research attention has been directed towards this group. 

This project delivers a blueprint for developing age friendly, quality, affordable, accessible 
and functional dual or multiple occupancy dwellings - retrofitted from existing housing stock 
or newly constructed. It focussed on a specific community: Maleny, a regional town in 
South-east Queensland. We consulted with local older residents, service providers, and 
residential housing professionals to identify and prioritise features of the residential 
environment that could deliver the most workable solutions for local older people. The 
project took a wholistic view of housing, incorporating aspects that the community 
consultation identified as important, including; social support and engagement; support 
service delivery; adaptability to changing needs; and affordability. The expertise of 
university, local government and industry professionals was incorporated from the start of 
the project to ensure that the insight of broad range of relevant stakeholders underpinned 
the process, to deliver outcomes that could potentially be applied in other contexts. 

We found that there is strong demand for appropriate dwellings for ageing-in place in 
Maleny but there is virtually no available supply. This is compounded by the high demand 
for properties from other residential and tourist segments, limited vacant land, hilly terrain 
and local climatic conditions. Older people who can no longer maintain their properties and 
those with limited financial resources are at particular risk of being forced to relocate, often 
separating them from established support networks. Rural and regional people experience 
relocation differently from urban dwellers as they must necessarily move to entirely new 
communities, sometimes making it costly, difficult or even unfeasible to maintain 
established connections. 

The project outlines a range of residential options which respond to the unique situation of 
older Maleny residents who wish to age-in-place, with exemplars of retro-fit and new 
dwelling designs in and near Maleny township. It provides insight into the circumstances of 
contemporary regional elders, highlights issues which emerged during the community 
consultation and design phases of the project, and provides recommendations to address 
these issues. 
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This project was specifically designed to address Innovative housing solutions for ageing in 
place in Maleny. It delivers: 

• A unique, in-depth exploration of the needs, wants, constraints and opportunities 
which exist for older residents who wish to age-in-place in a regional township 

• Insight into the barriers and enablers to ageing-in-place for the diversity of older 
adults in an ageing contemporary Australia 

• A blueprint for developing age friendly quality, affordable, accessible and functional 
dual or multiple occupancy dwellings, which can be replicated across regional, rural 
and urban communities 

• An exemplar of ‘how to’ retrofit or construct innovative dwellings options which 
meet many of the distinctly varied needs and wants of older people living in rural 
and regional communities 

Our consultations addressed the people, places, and finance and resource issues that affect 
the housing choices contemporary elders face in our communities. We found that every 
factor was linked and would impact on every other factor. There were a broad range of 
personalities, physical and financial circumstances and housing preferences represented in 
our community consultations. Social and interpersonal aspects were at least as important as 
the physical design for a dwelling to meet the needs of residents. We concluded that while 
there is no ‘one size fits all’ solution which will meet the needs of every person, there are a 
suite of features in residences that can act as enablers or severe barriers to the health and 
wellbeing of our ageing communities of the future. 

 

Background 

Maleny - People and place 

Maleny is a picturesque regional town located on the Blackall Range in the hinterland of the 
Sunshine Coast, Queensland, Australia. The town provides shopping, health, education and 
recreational services to town residents and rural properties in the surrounding farming 
areas, predominantly dairy and beef cattle, and lifestyle properties. The area has seen 
waves of population influx over time including indigenous peoples, early settlers (largely 
dairy farmers), hippy-era alternative life-stylers, people relocating from high value urban 
properties and contemporary tree-changers. The town is known for its natural beauty and 
artistic community, and in recent years its predominant industry has moved from 
agriculture to tourism. 

There are in excess of 100 interest groups and clubs based in the area including service 
clubs, sporting clubs, and visual and performing arts groups. The town has extensive 
sporting and recreational infrastructure and facilities which are largely managed by not-for-
profit local groups. Primary and high-school facilities are located in the town, which provide 
for students from the surrounding district, including those who use the district special 
education unit. The local tertiary hospital provides acute and chronic health services with 
multiple medical and allied health practices located locally. A range of care providers 
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including Range Care, Anglicare, Bluecare and Centrecare provide local in-home services to 
meet the needs of local residents. 

The town and its immediate environs have a population of nearly 6000 (52% female, 48% 
male) with around 43% aged 60 or over, drawn predominantly from English and European 
cultural backgrounds. Between the 2011 and 2016 census the population of people aged 
between 70-84 increased by more than 5% (Australian Bureau of Statistics, 2018). This 
means that, like many regional localities, the population of the area is substantially older 
than the Australian average with a higher proportion of women. 

 

Figure 1: Proportion of the Australian population who are mid 60s and older 

Housing issues 

This project responds to a clear community need identified through the report 
commissioned by Maleny Rotary Club in 2015, and subsequent community consultations 
facilitated by the Maleny Neighbourhood Centre. During the last few years Maleny 
Neighbourhood Centre, local service providers, service clubs and volunteer groups in the 
town have recognised a decrease in affordable housing availability. They have also noted an 
increase in housing stress, residents being pushed to relocate due to lack of appropriate 
housing, and of people who are homeless, or at risk of homelessness. A series of community 
‘housing conversations’ highlighted the reduction in availability of affordable housing in the 
town while demand from local residents, the ageing population and tourism has increased 
the demand for these dwellings. This is particularly the case for people with low, 
intermittent and pension-based incomes e.g. artisans, older adults. Apart from the direct 
personal cost, a primary concern was the downstream effects of people being forced to 
move away from family and support networks and the overall effect this could have on 
social and economic stability, and long-term sustainability. 
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Our approach  

 
The aim of this project was to research and document innovative solutions for dual and 
multiple occupancy dwellings to help older residents of Maleny to age-in-place. To do this, 
potential options would need to meet the social, physical and financial needs and 
preferences of older local residents now and into the future. They would also need to 
respond to the unique landscape, built environment and climate of the area. We conducted 
the project over four phases to ensure that we met these requirements. We adopted an 
iterative process, with the outcomes of each phase informing the next. 

 

Phase 1 - Community consultation 
Workshops and interviews were conducted with two groups about residential 
accommodation, considering ‘People, Places and Finance and Resources’. First, we ran a 
workshop with older people who live in the area and wished to consider options to age-in-
place. The results from the workshop informed the next round of consultation - a workshop 
and interviews with experienced volunteer and professional community support workers 
from health, community, and service club organisations who provide ongoing support to 
elders in their homes. 

Phase 2 – Natural and built environment 
A workshop with professionals from local government, real estate, design and building 
disciplines sought their perceptions of the local residential housing stock, current demand 
and supply, regulation, housing market conditions and the impact they are seeing for their 
older clients. 

Phase 3 – Design and feasibility  
Design 

The outcomes from the community consultation and built environment phases were 
brought together to develop innovative design approaches for four indicative hypothetical 
residential buildings. Two sites were retrofits of typical existing dwelling types and two sites 
were for new builds.  

Finance and regulation 

A series of interviews were conducted with legal and financial experts to explore issues that 
were identified during the community consultation which could impact on the feasibility of 
potential design solutions. 

Phase 4 – Reporting and feedback from community 
The designs and insights that emerged during the process were taken back to the local 
community for their feedback to ensure that their thoughts, insights and preferences were 
captured. 
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Outcomes  

 
It was clear that there is no one-size-fits-all solution for the housing issues in this 
community.  Varied options are needed to meet the needs of the wide variety of older 
adults who wish to age-in-place in Maleny. Older people want homes where they can live as 
long as they wish which are affordable, useable, safe and have aesthetics which are not 
‘institutional’. What was surprising and possibly unique to an area like Maleny was the 
number of people who were interested in living in an intentional community or co-housing 
arrangement. Possibly because of the familiarity with local intentional communities there is 
a ready acceptance of the idea of co-housing among older residents in this community. 

The project identified that for local people with some assets co-housing could provide a 
means of accessing home ownership. For these people and those with limited financial 
resources the opportunity to share living costs with a co-resident was also a potential 
benefit.  There were very distinct advantages to co-housing in terms of potential social, 
economic and health outcomes. Working with older residents to facilitate co-residency or 
co-housing options can be seen as an opportunity to foster long-term and wide-ranging 
benefits within the community. 

The primary factors that emerged in terms of the People, Place, and Finance and Resources 
are outlined below. For more information please refer to the full reports from each phase 
which can be found in the appendices. 

 

People 

Interpersonal issues around finding compatible co-residents, coming to a mutually 
satisfactory arrangement and maintaining the home-sharing relationship emerged as the 
main issues. Older people had very varied views and preferences about the ‘who, what, 
when, where and why’ of sharing but many felt that the option to share a dwelling was one 
they would consider in the right circumstances. Support workers felt that many of their 
clients would benefit from the option to share a dwelling with another compatible person. 

Sharing. Co-residency in its variety of forms is not for everyone, but appeals to many and 
can provide companionship, financial and social support 

Shared space. There are a wide variety of preferences about areas of the dwelling to be 
shared and degree of interaction 

Like-minded communities. People preferred to live among like-minded others, either in 
households or intentional communities 

Getting to know others. People preferred to establish values and trust before committing to 
co-residency 

Living with others. Can provide economic, social, physical and mental health support 
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Age of co-residents. Some people wished to live with age-peers but many preferred multi-
age or multigenerational options 

Homes. People wanted their home to support community and social engagement 

 

Place 

Residents felt strongly about maintaining the green and clean nature of the area and did not 
wish to see high-density development. Residences in the locality are not built to modern 
accessibility standards and the terrain and climate make access and maintenance an 
ongoing issue for older people. Support workers noted that some clients were living in 
dwellings which did not meet their needs or being forced to relocate or go into care due to 
lack of appropriate local dwellings. They observed that the dwelling design should enable 
carers to deliver care if a resident needed care in the future. 

Maleny residential land. There are severe constraints around supply, terrain, infrastructure 
and regulation 

Maleny housing market. Unaffordable for many long-term residents, high residential 
demand/ low supply, subject to tourism pressures 

‘Future proof’ housing stock. There is NO universally designed, accessible housing stock 
available in Maleny, and very limited social housing stock 

Good access. Helps residents, visitors, family members, support workers 

Maintenance.  A primary driver for relocation (in addition to Critical Life Events) 

Gardens and greenspace. Very important to Maleny residents 

Transport. A variety of different options, including public transport, are essential 

 

Finance and regulation 

Finance and legal issues were identified as a particular barrier to entering into co-housing or 
home-sharing relationship. Concerns about unintended legal or financial consequences, or 
being unable to exit from an arrangement if circumstances changed were the primary issues 
that were identified initially by residents. The perception of the professionals who were 
interviewed was that finance and legal issues around factors like ownership, protection of 
assets, inheritance and changing circumstances were not insolvable, however the solution 
would have to tailored for each individual property and the specific people involved. 

Finance and regulatory environment. This is very complex, daunting, time consuming, 
specialised and potentially expensive to resolve. It is a barrier and disincentive to share 
dwellings or invest in affordable accessible dwellings 
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Legislative recognition of co-housing or similar co-residential models. This would create 
legal certainty (e.g. financing, inheritance etc) which would facilitate uptake of these options 

People don’t know what they don’t know. An independent point of contact, support and 
assistance would be valuable for establishing and maintaining co-resident relationships 

Information channels. Information and how to identify and get access to options and 
solutions needs to be better optimised for older adults 

Existing ‘homeslots’ are being underutilised. Existing rooms and residential spaces are 
being withheld from use, or lost form the housing pool due to pension/ regulation issues 

All these issues affect lower income people more than people who are financially secure.  
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Proposed design responses suitable for Ageing-in-place in Maleny  

The brief  

Each phase of the community consultation identified needs, wants, constraints and 
opportunities which were incorporated into the final retrofit and new build design 
responses. These overarching aspects included: 

• ‘Future proof’ – Universal design features 
• Variety of co-residency options 
• Mix of private and shared space 
• Climate responsive –  Sub-tropical climate. Can be cold, windy, or raining heavily for 

extended periods 
• Proximity to town centre is desirable 
• Building materials – Robust, easy maintenance 
• Provide for transport options outside private vehicles 
• Wildlife and vermin resistant 
• Dwelling cost – the more residents who can be appropriately housed on a site, the 

more cost effective the solution is likely to be 
• Look and feel  

A specific concern identified during the community consultation phase was that older local 
residents felt strongly that they did not want ‘unit blocks’ or high-density housing options. 
Some aspects that were important to older residents who took part in our consultations 
were light, views, connection to the outside world and being able to stay living in their 
homes for as long as they chose. This mirrors recent Australian research which shows that 
having a home that has features which can readily be accessed and used, feels safe, and also 
looks and feels like home are important to a wide range of people, especially older 
Australians. To respond to these wants and needs we incorporated accessibility features 
which make the dwellings suitable for people if their health or mobility status changes over 
time e.g. arthritis, mobility scooter. 

All the designs draw on detailed design considerations which have been developed as part 
of this project by an occupational therapist and access consultant who specialises in 
residential dwellings which meets people’s needs, while still retaining a ‘homely’ feel. These 
are detailed in a separate document (see Appendix 5 ‘Considerations for safety and 
liveability’) which outlines considerations and features for residences which help to create 
healthy and safe lifestyles for residents. All of the features were incorporated as seamlessly 
as possible and we aimed for a light, open feel so that these dwellings look and feel like 
home, while being easy to access, move around and use.  The images below give an idea of 
what can be achieved while incorporating these features. All images were supplied by 
Architecture & Access (Aust) Pty Ltd. 
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Kitchen 

 

 

 

 

Images: Architecture & Access (Aust) Pty Ltd 
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Bathroom 

 

 

  

Images: Architecture & Access (Aust) Pty Ltd 
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Image: Architecture & Access (Aust) Pty Ltd 

 

  



 

PROJECT REPORT 24 

 

Locality specific issues 

These locality specific issues have informed the design process, with the proposed designs 
located on hypothetical blocks which represent different aspects of these issues. 

Slope 

Almost all blocks in the town and adjacent areas are moderate to steeply sloping. A small 
number of blocks in the inner-town area are closer to level. 

• Access to dwellings from the street can be steep 
• Access to parts of residential blocks for building a secondary dwelling can be 

problematic 
• ‘Standard’ housing designs for level blocks are not feasible 
• Building costs are higher on sloping blocks 

 
Limited residential land options 
 

• Zoning requirements and infrastructure provision (particularly water) mean that land 
available for residential purposes is strictly limited  

• There are planning overlays across large portions of the residential area in the 
township preventing some types of building on those blocks (see Appendix 6) 

• Local sentiment is opposed to medium and high density (particularly 3+ story) 
buildings 

• Older existing dwellings are likely to be closer to inner-town shopping and services 
than new dwellings built on the outskirts of town 

Natural environment amenity 

• Open space, green space, clean air, gardens and vegetation are highly valued by local 
residents 

• The ability to have access to a garden for kitchen or ornamental gardening was 
highly valued in the community consultations 
 

Town water 
 

• Reticulated potable town water and waste-water treatment services are available to 
some residential properties in the inner town area 

• A substantial proportion of residential areas in the town and immediately adjacent 
residential subdivisions do not have reticulated town water or waste-water 
treatment. These properties must collect, store, pump and treat all household water 
on site. 
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Example dwellings 

Four example dwellings designs are outlined in this section, full site plans can be found in 
the appendices. They are located on hypothetical blocks of land in the town area 
representing different building, zoning and landscape types, and present realistic typologies 
and constraints e.g. steep, no town water. Two of the dwelling designs are for retrofits of 
existing typical local houses which are modelled on houses recently sold in the local area.  
The other two designs are for new dwellings on some of the limited greenfield sites typical 
of those currently for sale in the area. Different building materials, layouts and shared space 
arrangements address the need for a variety of housing types to meet the variety of housing 
needs and preferences identified in the community consultation. Individual private spaces 
are highlighted in different colours on each plan, white areas represent common or public 
spaces. 

Each site shows a possible response to the wants and needs of older local people, to allow 
people to share a home while ageing-in-place in Maleny. Each dwelling has been designed 
for maximum adaptability and flexibility, incorporating bedroom and private spaces which 
could be used by long-term residents, visitors, or carers depending on the unique 
circumstances of a household. They incorporate features which would allow residents to 
maintain lifestyle and privacy while reducing isolation. Universal design features have been 
incorporated to support residents to remain living in these homes for as long as they desire, 
even if their health status changes over time. 

 

Zoning, Planning and Australian Standards 

The aim of this project was to consider innovative solutions for ageing-in-place, and as such 
we hope to draw attention to features of the dwelling, legislation, location etc. which should 
be considered by state and local government in order to assist older residents to have 
access to a variety of housing options to meet their needs. Consideration has been given to 
current zoning requirements, however there are aspects of these dwellings which may 
highlight issues with zoning, by-laws and/ or their interpretation by planning and 
certification bodies. Other design aspects might need to be negotiated with the Local 
Council planning department depending on the specific block of land that they are to be 
located on e.g. drainage plans, setbacks etc.  

Each dwelling has been designed with reference to the Australian standards for Design for 
Access and Mobility AS 1428 and Adaptable Housing AS 4299, however they are not 
specifically required to comply with these standards as they are Class 1 residential 
dwellings. The community consultations identified that people want a dwelling to look and 
feel homely, rather than institutional. We specifically aimed to produce designs which 
would be easy to live in, look like home but also be ‘future friendly’ and readily adaptable if 
resident’s circumstances change.  
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Each of the hypothetical properties is located in a different zoning area for indicative 
purposes. The approximate locations are shown on the map below, with an excerpt of the 
relevant zoning categories. A Sunshine Coast Council report is included at Appendix 6 which 
outlines the dwelling types which are considered to be consistent with the zoning categories 
and contains the full Maleny Local Plan Area map from the Sunshine Coast Planning Scheme 
2014. 

  

 

Figure 2: Indicative location for hypothetical dwelling sites with Zoning Map excerpt of 
relevant zones 
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Retrofit  

Property 1 

Property description  

Approx. 650m2 land size, house located in centre of odd shaped block 

Steep slope up to dwelling from street to rear boundary and across block  

Approx. half a kilometre from town centre 

Before 

Existing dwelling description 

• Brick veneer slab-on-ground single level 
home 

• 3 bedrooms 
o 1 main bed (with ensuite) 
o 2 secondary bedrooms 

• 2 bathrooms (1 bathroom, 1 ensuite,  
1 separate toilet) 
 

  

• Roofed patio at rear 
• Limited storage space 
• Double garage 
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After 

Proposed dwelling description 

• Brick veneer slab-on-ground single level 
home 

• Majority of dwelling fully accessible 
• 3 bedrooms 

o 2 main bedrooms (with ensuite) 
o 1 secondary bedroom 

• 2 accessible bathrooms (ensuites) with toilet 
• 1 additional bathroom with toilet 

 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, placement, 
has been designed in detail to ensure that people can age-in-place if their strength or mobility changes e.g. 
arthritis, walking frame. This will allow residents to stay living in the home without needing major renovations 
in the future  ** 

  

• Large roofed patio at rear 
• Increased storage space 
• Kitchen redesigned for access 

and safety 
• Double garage 
• Mobility scooter parking with 

charge-point 
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Property 2 

Property description  

Approx. 1000m2 land size, house located at the front of the block towards the street with 
large open back yard  

Gentle slope from street to rear boundary and across block  

Approx. half a kilometre from town centre 

 

Before 

Existing dwelling description 

• Split level home on 3 levels, around 30 years old 
• 4 bedrooms 
• 2 bathrooms (1 bathroom + separate toilet on top 

level, 1 bathroom in garage) 
• Currently residents park cars on driveway, not in 

garage 

 

 

 

  

• Steps to every level 
• Large garage under 
• Limited storage space 
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After 

This property has room to erect a secondary dwelling in the backyard which could meet the 
needs of a second small household of 1 to 2 residents. For this project we have chosen to 
demonstrate a concept to retrofit the existing 4 bedroom dwelling, and refit the garage 
space as a functional self-contained living space. 

Proposed dwelling description – Main dwelling 

• Split level home on 3 levels, around 30 years old 
• All living areas on main level fully accessible 
• 4 bedrooms 

o 1 accessible bedroom (with ensuite) 
o 3 secondary bedrooms 

• 2 bathrooms  
o 1 accessible ensuite 
o 1 existing separate bathroom + toilet 

• Provision for carport in front of existing garage 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, placement, 
has been designed in detail to ensure that people can age-in-place if their strength or mobility changes e.g. 
arthritis, walking frame. This will allow residents to stay living in the home without needing major renovations 
in the future  ** 

•  

• Step-free access to 
front door 

• Provision for storage 
• Kitchen redesigned for 

access and safety 
• Shared laundry 
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Proposed dwelling description – Garage level 

• Separate living space in existing garage 
• Every part of dwelling fully accessible 
• 1 bedroom 

o 1 accessible bedroom  
• 1 bathroom 

o 1 accessible bathroom 

 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, placement, 
has been designed in detail to ensure that people can age-in-place if their strength or mobility changes e.g. 
arthritis, walking frame. This will allow residents to stay living in the home without needing major renovations 
in the future  ** 

 

 

• Step-free access to 
front door 

• Provision for storage 
• Kitchen designed for 

access and safety 
• Shared laundry 
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New build 

Property 3 

Property description  

Approx. 625m2 land size, 

Odd shaped block steeply sloped from the street towards the rear of the property 

Approx. half a kilometre from town centre 

 Proposed dwelling description – Main dwelling 

• New build home on 2 levels 
• All living areas on main level fully accessible 
• Shared living spaces and kitchen  

Main level  
• 3 private accessible units  

o 3 accessible bedrooms (with ensuite) 
o Living space 
o Kitchen in each unit 

• 1 bedroom with ensuite 
Upper level 

• 1 private unit  
o 1 bedroom with ensuite 
o Living space 
o Kitchen  

Upper level  

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, 
placement, has been designed in detail to ensure that people can age-in-place if their strength or mobility 
changes e.g. arthritis, walking frame. This will allow residents to stay living in the home without needing 
major renovations in the future  ** 

  

• Car parks under  
• Storage bays under 
• Vehicle drop- off area at 

street level  
• Shared laundry 
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Main level  

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, 
placement, has been designed in detail to ensure that people can age-in-place if their strength or mobility 
changes e.g. arthritis, walking frame. This will allow residents to stay living in the home without needing 
major renovations in the future  ** 
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Property 4 

Property description  

Approx. 1300m2 land size,  

Rectangular block sloped from the rear down towards the street 

Approx. one kilometre from town centre 

Outside town water area 
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Proposed dwelling description – Main dwelling 

• New build home on one level 
• Every part of dwelling fully accessible 
• 2 bedrooms 

o 1 accessible bedroom (with ensuite) 
o 1 bedroom (with ensuite) 

• 3 bathrooms/ toilet 
o 1 accessible ensuite 
o 1 ensuite 
o 1 toilet/ powder room 

• 3 carports 
• Shared laundry 

 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, 
placement, has been designed in detail to ensure that people can age-in-place if their strength or mobility 
changes e.g. arthritis, walking frame. This will allow residents to stay living in the home without needing 
major renovations in the future  ** 

 

 

 

 

 

 

 

2 separate ‘pods’ under 
roofline each with: 

• 1 accessible bedroom 
• 1 accessible bathroom  
• Living space 
• Space for kitchenette if 

needed 
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‘Pod’ detail 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, 
placement, has been designed in detail to ensure that people can age-in-place if their strength or mobility 
changes e.g. arthritis, walking frame. This will allow residents to stay living in the home without needing 
major renovations in the future  ** 
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Proposed dwelling description – Secondary dwelling 

• New build home on one level 
• Every part of dwelling fully accessible 
• 1 bedroom 

o 1 accessible bedroom (with ensuite) 
•  2 bathroom/ toilet 

o 1 ensuite 
o 1 toilet/ powder room 

 

** Every aspect of these dwelling designs e.g. entrances, turning spaces, bathroom configuration, 
placement, has been designed in detail to ensure that people can age-in-place if their strength or mobility 
changes e.g. arthritis, walking frame. This will allow residents to stay living in the home without needing 
major renovations in the future  ** 

 

 

 

  

• Double lockup garage 
• Laundry 
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Costing 

In addition to the design of the building, the cost of every property and every dwelling 
depends on many factors. These include: 

• Locality 
• Size, layout and slope of land 
• Wind rating 
• Materials 
• Council by-laws 
• Distance from trade suppliers 
• The level of fit-out specified e.g. base level vs luxury fittings  
• Whether the land is in a town-water area 
• Proximity to services e.g. electricity 

The blocks of land that have been used for this project are not ‘real’ blocks but are 
hypothetical blocks, typical of residential land in the local town area. We have not 
calculated a cost to build the specific dwellings represented in these plans because: 

• It is not possible to calculate an accurate figure without a ‘real’ block of land to 
locate it on 

• Build prices vary substantially depending on the types of factors listed above  
• Build prices vary over time, sometimes very quickly; and 
• Any calculation printed in a report will quickly become out-of-date 

New build  

For indicative purposes we have sourced a range of prices that are typical of residential 
buildings commissioned in the area in Sept 2018. The lowest minimum price that could be 
expected for a builder to custom-build a residential dwelling would be in the range of 
$2000-2400 per square metre. This would not include additional expenses associated with 
factors like major earthworks, wastewater system and driveway. This figure could also vary 
depending on whether some features e.g. garage/ carport are located under the roofline, or 
constructed separately. 

A range of specialist builders are now constructing small and affordable dwellings to meet 
emerging demand, however few offer universal design features to support ageing-in-place. 
‘Manufactured homes’ which are commissioned from specialist builders are built in a facility 
offsite and transported to their final location. Because of the economies of building in this 
way construction prices may be lower than conventional on-site building but the factors 
listed above which affect the overall project cost will still apply to a manufactured home 
which is located on a site. Additional savings may be gained by building a number of similar 
or identical buildings at the same time, however the specific requirements of each property 
will vary and this option would need to be investigated in detail. 
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Retrofit 

All the factors which influence the cost of building a new dwelling also apply to retrofits of 
existing dwellings. Some aspects may be more straightforward, and some more complex, 
depending on the existing property features and the desired outcome. There are many 
factors to consider including: 

• Whether the property is already owned, or if the intention is to purchase a property 
to retrofit 

• The zoning of the property and whether the planned retrofit will be appropriate 
under this zoning 

• Some dwellings or properties are more readily retrofitted than others, which will 
affect how long the work will take, how much administration and coordination is 
involved, and the resulting cost  

• Some refits of existing dwellings may invoke a change of property zoning which may 
require additional complexity and expense 

• In making changes to a building certain upgrades may be required e.g. smoke alarms 
• Unexpected factors e.g. termite infestation 

Every build undertaken by a licenced builder will involve expenses which may not be 
immediately apparent to a layperson including: 

• Council certification, insurance, wages, waste management 
• Trades including carpentry, electrical and plumbing 
• Transport, delivery and installation of materials, fixtures and fittings 

Indicative costings for the retrofit dwellings in this project give an insight into retrofitting 
existing dwellings for ageing-in-place. These indicative costings are to inform the project 
discussion and no plans or decisions should be made based on these figures as every 
property, every dwelling and every quote will be different. All the factors discussed above 
should be taken into account by anyone considering building or retrofitting a dwelling. 
Professional advice should be sought from a designer, builder, and/ or access consultant 
with experience designing dwellings of this type prior to any decision or action being 
taken. 

Property 1 

Brick veneer slab-on-ground single level dwelling on modest sized hilly site 

The ‘future-proof’ designs above include an exhaustive list of detailed features as 
recommended in the “Considerations for safety and liveability” document (see Appendix 5). 
Estimates indicate that a retrofit as described above with basic (rather than luxury) level of 
fit-out could cost in the range of $150-210,000 in this locality at Sept 2018. This figure 
includes approximately $20-30,000 for external/ internal access paths, concrete slabs and 
outside storage. 
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If a subset of works was completed, for example widening the front entranceway and 
retrofitting only the bedroom 1 and ensuite 1 areas to allow a resident to remain living at 
home, the work may be able to be completed for between $45-65,000. It should be noted 
that the needs of residents must be considered when prioritising work on a dwelling. An 
occupational therapist specialising in home-modification can provide advice on features, 
priorities and cost-effective ways to achieve the desired outcome. 

Property 2 

Split level character home on 3 levels on approx. 1000m2 site  

The ‘future-proof’ designs above include an exhaustive list of detailed features as 
recommended in the “Considerations for safety and liveability” document (see Appendix 5). 
Estimates indicate that a retrofit as described above with basic (rather than luxury) level of 
fit-out could cost in the range of $155-215,000 in this locality at Sept 2018.  

If a subset of works was completed, for example completing only the retrofit of the 
downstairs garage area, the work may be able to be completed for between $55-75,000. It 
should be noted that the needs of residents must be considered when prioritising work on a 
dwelling. An occupational therapist specialising in home-modification can provide advice on 
features, priorities and cost-effective ways to achieve the desired outcome. 

This dwelling was located on a property which could be suitable to have a secondary 
dwelling located in the back yard of the property (subject to council approval). The cost of 
stand-alone secondary dwellings varies widely and therefore no indicative costing has been 
included for this option. 
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Reporting and feedback from community 

 
‘Callback’ final presentation of project outcomes 

 
A presentation was held at Maleny Neighbourhood Centre for on 12 September 2018 to 
gather feedback on the design outcomes, discussion and recommendations which came out 
of the project. All participants from the initial older residents’ community consultation 
workshop who could be contacted were invited to attend on the day. Fourteen people were 
able to attend, all but three participants were present at the initial workshop. This report 
includes verbal feedback from the presentation in addition to the nine feedback forms 
which were completed and returned.  All the people who were present at the initial 
workshop felt that their views had been heard and everyone indicated that their time spent 
at the presentation was worthwhile.  
 
The percentage of the Maleny population who were 60+ (43% at 2016 census) was 
unsurprising to many and participants noted how much of an impact this will have on 
housing in the area for older residents, but also for all other residents and families. Some 
respondents observed that child and family-friendly spaces were important to cater for 
visitors and younger residents because of their personal and family networks. 
 
Participants were asked to indicate which of the potential dwelling options from the 
presentation would be suitable for them personally and what aspects made them more or 
less suitable. Two participants indicated that all options might be suitable for them, but 
other respondents preferred specific dwellings which suited their circumstances. Some 
participants noted that shared living was not appealing as a couple, or for their spouse, but 
would be suitable if they began living alone or lost their spouse. A participant noted that 
their “spouse would only consider it if space between dwellings was extensive e.g. on a rural 
block”. Another observed that the Retrofit brick veneer slab-on-ground single level home 
“would allow a couple to have a live-in carer” and that the Retrofit split- level home on 3 
levels was a “well balanced retrofit”.  
 
The least popular option was the New large home with large private unit spaces close to 
town, with comments that parking underneath and an upstairs bedroom were not desirable. 
The most popular option was the New multiple dwelling home with large private spaces 
further from town (pod-home), there was a lot of interest about this option which 
stimulated a discussion during the presentation. It was viewed as suitable by all but two 
participants: “I think was well received as the queries kept coming” [sic], “If I’m left on my 
own (outlive partner)”.  One participant noted that the pod option might be appropriate for 
an existing cooperative outside of town (CW). Another observed that they owned an 
existing family home and were interested in the retrofit options but did not feel that the 
new dwellings were relevant because: “I do not own such a property and am unlikely to in 
the future”. 
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The project used hypothetical building sites and proposed dwellings, however detailed 
costings were not part of the dwelling proposals. Some participants wanted more detailed 
information about costings and indicative pricing.  Concern was also reflected in comments 
about older individual’s ability to finance, or obtain finance, to construct or retrofit a 
dwelling. 
 
Participants were asked to identify the top five factors which would affect their decision to 
share a home. A list was provided based on factors which emerged as important during the 
project. The participants responses were: 
 
8 Mix of private/ shared space  
8 Affordability    
6 Ability to have visitors (day/ overnight) 
5 Access to garden/ greenspace  
4 Companionship  
3 Size of private space  
3 Close to town services 
2 Safety  
2 Storage 
1 Public transport options 
1  Near people/ places I know  
1 Other… “Compatible people to share with” 
  
*One participant nominated only 4 options 
 
Many participants thought the best idea raised in the presentation was the home designs, 
particularly the concept of separate individual living/ unit spaces - ‘pods’ - with shared 
communal kitchen, living and laundry space available to residents. Participants also agreed 
that there is a need for assistance and support for finding others to share with and in 
maintaining sharing relationships over time. There was also a need for facilitation and 
expertise to bring people together to plan, construct and finance a project. One person 
observed that the ‘Better Together’ project that recently started on the Sunshine Coast to 
facilitate meeting people and setting up agreements for house sharing could be useful to 
address concerns about the ‘people’ aspects of sharing. Participants noted their satisfaction 
that this emerging issue is being investigated in their local area. They were pleased that 
local older residents were involved in the initial consultation phase so that their input 
informed the whole of the research project, and also to have the opportunity to be kept 
abreast of the outcomes and express their views. 
 
The ideas that participants liked least from the presentation were that there was no 
resolution to their concerns about legal aspects of shared ownership of home and land, and 
exit strategies in the event of changing circumstances, death or divorce. A participant noted 
that community land trusts should be explored as a means of ownership which might enable 
the management of property ownership as residents come and go over time. The issue of 
ownership models was raised by multiple respondents: “method of ownership is of prime 
importance so I am surprised it was not tackled”.  
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Concern was also expressed about the unpredictability of how building regulations might 
apply to a specific dwelling proposal. A participant expressed surprise and dismay that 
virtually all residential land within the Maleny town area map is has a planning overlay 
which excludes dual occupancy dwellings [“Precinct LDR1 (Protected Housing Area )]”, 
including their own property. Participants felt that if co-housing, or a similar model, was 
recognised as a specific housing form supported by legislation it would better enable people 
to go down the co-residency path and provide certainty around ownership, dwelling 
approval and financing by the finance industry.  A participant observed that: “Governments 
at all levels should be informed and acknowledge that the major developers within the 
property industry are unable to supply dwellings that the homeless, pensioners without 
assets and low income families can afford… within existing planning, development and 
building constraints”.  
 
Participants noted that some existing property owners, including a number of the 
participants themselves, would like to find appropriate ways to share their residential 
properties. One participant observed that this would: “better utilise their existing 
properties” and “address housing affordability and ageing in place concerns” for themselves 
and others. The negative impact of short-term rental systems (e.g. AirBnB) on housing 
affordability and availability was also of concern during the presentation. 
 
Overall, participants commented that they found the project useful and informative, and 
valued the opportunity to participate. They expressed concern about future housing options 
in Maleny for their age peers and others who live in the area. People’s needs and 
preferences varied and they preferred different proposed housing options depending on 
their personal circumstances. All participants expressed a sense that their biggest 
unresolved issue about shared housing was the legal and regulatory aspects of sharing 
including the interpersonal and dwelling specific issues around ownership, changing 
circumstances and the building or modification of dwellings to meet the needs of residents. 
Participants expressed an intention to work together to ‘be involved in the conversations’ 
and lobby government towards finding viable solutions which address these issues. 
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Executive Summary 
This study explored the interests, experience and expertise of older residents (50+years) and 

community support workers about potential low cost multiple residency and co-housing options in the 

Maleny region. A focus group with older residents from the Maleny area was run on 29 November 

2017, a focus group with community support workers (SW) was held on 12 February 2018 and three 

additional SW interviews were undertaken with those unable to attend the focus group.  

Themes were identified under three main categories: people, place, and finance/resources. 

Opportunities, barriers and areas for further investigation were identified.  

In general, shared housing does not suit nor is suitable for everyone but would meet a need for social 

interaction, safety, and affordability among older residents, especially single women and men, or where 

someone in a couple is playing a carer role. Senior participants were concerned that those sharing a 

house should be compatible.  Additional efforts would be needed to ensure interpersonal relationships 

were maintained through governance and rules about noise, cleanliness, visitors, pets, etc. Co-

inhabitants want to have a sense of control over their life and want to participate in decision-making. 

Consideration would need to be given to support worker access and need or space for carers, 

depending on the situation. 

Senior participants were interested in living in either the rural or town area of Maleny, but within about 

10 minutes walking or driving distance of town services.  They were interested in either sharing a 

house, or having an independent living unit on a shared property.  SW confirmed that much of the 

existing housing in Maleny area is unsuitable as people age, and would need to be modified to be fully 

accessible. Most seniors want some private space, including their own ensuite, and there were mixed 

views about sharing a kitchen.  Acceptable shared spaces included outdoor entertainment areas, 

garden, laundry, and parking. Options would depend on planning and building regulations and cost. 

Senior participants sought secure affordable accommodation arrangements, either through purchasing 

or renting a share for the long term. For this reason, legal and financing arrangements would need to be 

clear, agreed and established ahead of time. This phase of the project identified that further 

investigation is needed about legal and financing provisions to make participants’ preferred options a 

reality.   

Ultimately, participants indicated that in co-housing, you might not get everything you want - 

‘economic necessity is the mother of compromise’. 
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1.0 Introduction  
 

1.1 Purpose of Phase 1  

To identify the spatial, social and financial needs and constraints of ageing Maleny residents and 

investigate innovative low cost multiple residency and co-housing options. This study uniquely takes an 

integrated approach by examining shared and independent spaces within both new builds and 

retrofitting existing dwellings, the associated social interaction patterns, possible governance 

structures, and financial models. 

1.2 Project Rationale 

Rising rents and house prices have resulted in many older people being unable to afford to live 

alone leading to a growing demand for innovative housing models and greater choice for aging 

residents. This project seeks to: 

• increase innovation in housing design and the supply of affordable adaptable dwellings in the 

Maleny community 

• bring together three local community organisations, university researchers, local council and 

building professionals to address an area of identified need in regional and rural townships 

• address loneliness and social isolation experienced by forced relocation. 

 

Homes that are constructed or converted to provide dual occupancy or co-housing 

options could address many of the issues associated with ageing in place.   

 

Ageing in place requires access to appropriate housing including: 

• Smaller accessible dwellings to meet physical requirements now and in older age 

• Proximity to the centre of town to access services and infrastructure due to the lack of public 

transport 

• Engendering dignity, hope, resilience and self sufficiency 

• Smaller affordable housing constructed or converted to provide dual occupancy, house 

share or co-housing options for lower income in older age groups  

• Increased supply of adaptable and socially acceptable housing stock. 

 

The project is responding to a clear community need identified through the report commissioned jointly 

by Maleny Rotary Club in 2015, and subsequent Housing Conversations and community consultations 

facilitated by the Maleny Neighbourhood Centre. 

 

While the project focusses on those aged 50 and over, based within Maleny and surrounding district, it 

is applicable to regional and rural communities throughout Queensland.  Sectors such as low income 

singles and families, financially challenged home owners, job challenged, financially insecure or welfare 

dependant, tenants with special requirements and homeless people can benefit from this project.  It 

will increase awareness of co-housing options and provide templates for both new builds and retrofits 

to increase the supply of affordable, adaptable, suitable housing for older people and others.   

 

The overall project is specifically researching and documenting the key design elements required by 

ageing residents and appropriate cost effective material selection, engineering and construction 
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processes involved in either a new build construction or a retrofit modification of an existing dwelling.  

This phase reports on the outcomes of engagement with seniors and community support workers 

about the spatial, social and financial needs of residents and constraints on achieving co-housing  

 

2.0 Research Methods  
 

2.1 Data collection 

 

Data on spatial, social and financial needs and constraints of residents was collected as follows.  

 

a) A workshop was held on Wednesday 29 November, 9.30-12 noon, at Maleny Neighbourhood 

Centre with approximately 33 Maleny residents aged 50+. Background information was provided by 

Kelli Dendle and Claudia Baldwin. Participants were divided into 5 focus group tables and asked to 

address a series of questions around the themes of People, Place and Finance/Resources.  Each 

focus group table was facilitated by a trained facilitator (Dr C Baldwin; K Dendle, Dr Jane Shamrock, 

and two people from Maleny Neighbourhood Centre) with notes recorded on butcher’s paper by 

scribes. An example is at Figure 1. Table groups reported key outcomes in a plenary session. 

Feedback was gathered via an anonymous structured survey at the end of the session, enabling 

identification of further themes for future discussion.  Notes from each table were sent to the table 

facilitators for checking. As a result, some minor changes were made.  

 

b) The aim was to hold a focus group with a diversity of people who work in the housing community 

support sector: Public Community Health, Private Community Health, In-home Community Service, 

Service Club, Not-for-profit community support. On 12 February 2018, a focus group was held at 

Maleny Neighbourhood Centre with 5 community support personnel, representing Private 

Community Health, In-home Community Service, Service Club, Not-for-profit community support 

sectors.  The outcomes of the Age 50+ community workshop were presented.  The focus groups 

was asked about issues, causes, and possible solutions around the same themes of People, Place 

and Finance/Resources. Feedback was gathered via a structured survey at the end of the session.   

 

Due to the inability of the range of community support people to meet together at one time, Kelli 

Dendle interviewed three other people, from Public Community Health, Service Club sectors. 

 

2.2 Data analysis 
 
Community focus group - Notes from each table group were transcribed and coded as T1, T2, etc and 
the plenary group transcribed and coded as P. Transcripts were analysed iteratively using NVivo14 
according to themes in the coding frame. 
 
Support worker focus group notes were typed by one of the researchers during the session and 
participants were asked to review and refine as appropriate.  Transcripts were made of the interviews. 
Thematic analysis of SW transcripts was undertaken through iterative review of outcomes with 
reference to the coding frame, but according to alternative themes which arose in the context of 
service provision.  
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Figure 1: Age 50+ community workshop – Table 1 record 

 

2.3 Ethics approval 

 
The research was carried out with workshops, analysis and data storage in accordance with University 

of the Sunshine Coast ethics approval # A/17/1032. An amendment of the ethics application was 

accepted for the interviews and a second stage of focus groups. 

3.0 Results and Analysis 
 

3.1 Older residents’ focus group 

 

The following is a combined analysis of the table group outputs and the plenary session. A sample of 

notes made on butcher’s paper is Figure 1.  

People 

This category includes negotiation and rules around living/sharing arrangements and internal 

governance related to the accommodation.   
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Dual or multiple occupancy living was potentially attractive to most participants as they could see 

benefits in terms of lower cost, social support, and sharing of workload. The importance of social 

connectedness was represented by: 

‘when home alone I really don’t like it. I’d love it if someone was in the next room …it’s the 

difference between being alone and lonely or being connected’ (T5) 

 

However getting along together and having some sense of control over who you lived with in relation to 

your own needs, is important as people have ‘diverse background and baggage’ (T1). Concerns were 

raised about human interaction, communication and negotiation, shared interests and values, lifestyle 

differences, and the need for rules.  Possible entrants may need to be screened.  

There may need to be agreement about sharing in regards to: 

• Age range of seniors 

• Mix of ages/multi-generational: young people, young families, carers (possibly in separate flat) 

• Level of disability – physical and mental health  

• Substance abuse and history of violence 

• Gender (all male or female or mixed; LGBT not considered a problem)  

• Ethnic/race not considered a problem 

• Population size/capacity e.g. a small group of 2 to 3  

• Shared lifestyle or ideas re  literature, politics, spiritual/religion; gardening (organic); grey nomads 

• Others in need e.g. refugees /temporary or transitional 

Good governance and safeguards through agreements and social management strategies need to be in 

place, to manage diversity, as ‘things can go badly wrong without agreed rules that govern shared living 

situations’.  Rules might vary depending on the amount of private space each member has e.g. sharing a 

house vs living in separate units on a shared property.  These may (or may not) need to be in a contract 

(or body corporate rules).  Rules to consider before living together include: 

• Decision-making processes, group meetings, engagement mechanisms - equal status of residents 

• Need for property manager or rotating the role of property manager 

• Cleanliness/hygiene or roster for cleaning  

• Use of shared places 

• Cost sharing 

• Animals/pets  

• Drinking 

• Smoking 

• Length of stay for visitors, number of visitors, young people/grandchildren and having space for 

visitors 

• Choice of participating in activities or not e.g. gardening 

Participants spoke about building a community first through group facilitation to see if you get on 

before moving in together.  Community building should be actively undertaken through information 

and decision-sharing and shared activities, so people can grow together and be part of a community, 

but the amount of involvement should be up to the individual (T5). The needs of a couple may be 

different from single people. Shared values were considered important: truth, integrity, and clear 



8 
 
 

communication. Training in certain skills would be useful, such as negotiation, consensus processes, 

dispute resolution and nonviolent communication, but also knowing when to ask for third party 

assistance e.g. legal/contract matters.  One participant indicated that learning the art of ‘compromise is 

essential if you can’t afford much; there is no choice’ (T2). In the plenary it was stated as: ‘economic 

necessity is the mother of compromise’ (P).  Another said ‘shared living is not for everyone’ (T5).    

Participants mentioned the need to feel secure and maintain connection to community and networks.  

The option of co-sharing with young people who could help with caring in exchange for low or no rent 

appealed to some (similar to Wesley Homeshare in Victoria).  

 

Place  

This category includes the physical environment, the design, location, and issues related to renovations 

and new builds such as zoning and building regulations.  

Participants had a range of views about location, with some preferring being located in town, within 

safe walking or cycling distance (e.g. 10 minutes) to shops and services, while others preferred living 

out of town being in a rural, natural environment but within a driveable distance. Access to in-home 

care services, continuing or phased levels of care were important.  Impact of loss of licence and possible 

transport options such as taxis, cycling, mobility scooters, community share cars, or mini-bus were 

noted.  Walking and cycling tracks were important.  

Likewise a diversity of built accommodation arrangements were discussed, from sharing within a house, 

to sharing within a property. Mini caravans, relocatable homes and tiny houses were also discussed. 

Diversity was essential due to changing needs and preferences as people age – ‘there is no one size fits 

all’ (T5). It was suggested that a maximum of six units/home would be easily managed by residents. 

Figure 2, below, illustrates T2 option for new joined dwelling units surrounding a courtyard, with 

parking around the outside of the dwellings, and shared laundry and possible dining facilities. 

Views about private vs shared space varied, but universally there was a sense that the ability to retreat 

to a quiet private space was essential; co-habitants would need a balance between privacy and social 

interaction. Noise was a consideration. There was a diversity of views in relation to sharing a kitchen vs 

having one’s own kitchenette; private ensuite vs sharing a bathroom/shower; and private vs shared 

space for desk/Wi-Fi and media/TV. Most were comfortable sharing laundry, BBQ, other outdoor 

spaces, and possibly a workspace/studio space. Universal design and access within and to the building, 

ramps instead of steps needed to be considered. Buildings should be flexible enough to cater for both 

couples and singles.  

Security and safety were important: covered car parking and access; good lighting and pathways. Other 

aspects to consider were: private storage sheds or areas, covered outdoor areas for BBQ and 

entertaining; raised garden beds; sustainable and passive solar design; areas for pets; and parking for 

mobility scooters.  There was also agreement that some open space and/or garden was desirable with 

questions raised in the plenary regarding how to make indoor and outdoor spaces connected and 

sustainable. 

Many of these options would be affected by the scope for renovation in a shared house or whether it 

was a new build.   
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Figure 2: Configuration of joined dwellings on a property 

 

Finance and resources  

This category includes financing of accommodation, affordability, tenure, and related legal issues. Policy 

and regulation were identified as barriers and are included here.  

Tenure was a significant issue.   People strongly supported the ideal of being able to have a home for the 

long term both in terms of secure tenure and affordability, or as long as it met their (possibly changing) 

needs. There was recognition that health and financial status may change in later life.  There was concern 

that ‘control decreases without ownership’ and one should not ‘be forced to decrease your rights’ (T1). 

Tenure options included: renting from a landlord or housing commission; a 99 year lease that could be 

passed on (renewable); buying or renting a share in a house or property (property in common); buying a 

house and renting part to others; pooling or attracting funds for a group mortgage or trust fund; shared 

equity; and owning land separate from building.  

The standard measure of affordability is that a person should not pay more than 30% of their income 

for housing. Economical building models were discussed e.g. the cost of $15,000 for an aircrete house 

and cost efficiencies in building housing in clusters.  The site could have an income earning capacity, for 

instance grazing if it’s a rural property. Alternatively how could they interest investors, philanthropists, 

or use crowdfunding. There were queries about income from investment without tax penalty, 

implications for pension and Centrelink, and ability to get a mortgage if one can’t afford a deposit. 

Banks will give personal loans up to $30,000 and take repayment from pension.  Someone needs to 

take the risk, possibly an ethical institution, community cooperative, or housing company, government 
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donating the land, or applying for a grant. Discussion in the plenary discussion included how to market 

the opportunity to consumers in relation to social, well-being and cultural benefits. 

Legalities would have to be worked out for those who leave the community or are deceased, and how 

to deal with their investment/legacy/debt and inheritance – would the others buy out the share?  

It was suggested that options were limited by regulations e.g. whether certain models would be 

considered a boarding house, and that Council needs to be on-side to underpin a social approach to 

housing.  Participants thought that policy and regulations need to be put in place to support stable, long 

term, appropriate housing. This was identified at all levels of government:  

• Federal - Centrelink, fiscal policy 

• State - planning regulations, legal structures for ownership, certainty around legacy issues 

• Local Council – zoning and interpretation of planning regulations 

   

3.2 Older residents’ feedback survey 

 

Thirty-three feedback forms were completed on the day.  Almost all participants felt that they were 

heard and facilitation worked well.  In spite of lack of audio recording and projector break down, the 

butcher paper notes were able to reflect the discussion. [Clear audio-recording might have been 

difficult inside the room in any case.]   

Many participants thought the best thing about the workshop was the exchange of ideas among a 

diverse range of people.  Participants indicated that they became more informed on options, saying the 

workshop: 

• ‘gave me more ideas that I had not thought of’,  

• ‘broadened my thinking on 2 separate topics: affordability is subjective; trade-offs’ 

Two were reassured that ‘my ideas were supported and not radical’, and ‘that a lot of people my age, 

60-80 were thinking about this housing issue’.  

Participants also mentioned some insights such as:  

• ‘different situations require different outcomes’ 

• ‘the value of community residential living’. 

• ‘needs are high in all [three theme] areas and need to be supported and accomplished!’ 

• ‘importance of need to listen to what people want, and to identify barriers that are preventing 

affordable housing solutions in Maleny’. 

Participants took the opportunity to add to preceding workshop discussion.  While most mentioned 

that key issues were covered and they gained some useful new information, many also suggested more 

time could have been allocated to explore and have in-depth discussion on each of the three topics. 

They commented on how the three themes (people, place and finance) were inter-related. The 

following are participant comments according to these themes.  
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People  

One participant indicated that people are the most difficult aspect to manage on an ongoing basis. 

Others wanted more information about ‘housing type shared space governance options’, ‘privacy 

access’, and ‘resolutions, agreements, shared values, negotiations’. 

Place  

In terms of the space: ‘a charette [i.e. a participative design workshop] would have been useful: but 

need more time for this’ and we need to see a ‘diversity of types of places wanted and mix of 

residents’… and look at possible viable/legal/approved models such as rooming house; caravan park; 

and minimum dwelling size.  Also the need for suitable space for visiting families and friends should be 

considered.  

It would be useful to better understand the role of the three levels of governments and in particular 

‘Gov't/council regulations [as it’s] hard for people to imagine what's possible’. This includes Sunshine 

Coast Council master plan, planning scheme, zoning, bylaws and building regulations to understand 

implications for costs, land use barriers and opportunities.  It would have been ‘good to have Wendy 

speak earlier instead of at end’.  

Participants indicated the need to consider the environment and infrastructure surrounding the 

development e.g. ‘walkways, bike paths, coffee shops, parks, public transport’, as well as ‘sustainability 

and environmental issues’.  

Finance and resources  

Participants suggested the need to look at various existing 'successful financial models' that would 

enable ‘innovative affordable housing solutions to take place’ including discussion of commercial 

viability and income opportunities.  One said, ‘at the end of the day it comes down to affordable 

rents/ownership etc’. 

The difference in financial situations was mentioned as:  We need to consider that ‘someone with 

nothing isn't on the same page as those who do have some money and are looking to downsize to 

something more affordable’ and there is a ‘gap between those who can afford to participate and those 

who have no home’.  Another suggested prompting people with – ‘would you be willing to put xyz $ up 

to live in ABC?' 

Other  

Finally, one asked for more background on what has gone before and what can we build on. Another 

would like to ‘receive more news and updates’. 

Yet another wrote what many verbally communicated: ‘I would like to be part of further discussions 

with both groups, those that have nothing, needing affordable housing and those who have money and 

want something more affordable, and a community housing estate/project. 
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3.3 Community Support Workers focus group 
 

This analysis includes outcomes from the focus group and interviewees with representatives from the 

following groups who provide support to clients in the local area: 

• Local client liaison/ case manager/ trainer from local in-home care group;  

• Manager/ care package co-ordinator, regional office of national care provider (former nurse) 

• Local client liaison/ case manager, regional office of national care provider (former nurse) 

• Member of management committee, local men’s shed, 54 financial members + other local service 

clubs dealing with local elders 

• Housing coordinator, local neighbourhood centre (former government housing worker) 

• Occupational therapist with client base in local area 

• Member service organisation for veterans + other local service clubs dealing with local elders 

• Member local chapter international service club + other local service clubs dealing with local elders 

A home that meets people’s needs is fundamental to people being able to live their lives, but also for 

Support Workers (SW) to be able to provide the kind of support needed. Factors around People/ Place/ 

Finance/Resources are so inter-related and complex that they were unable to be considered separately.  

Much of the discussion focussed on People and Places and their interconnectedness, so the analysis is 

arranged under different thematic headings than the previous workshop, and the terminology used and 

information provided is that of SW participants. 

For vast majority of their clients, ageing-in-place is the first priority with residential aged care the 

option of last resort. 

Background of older people in the area 

The diversity of older people live in the Maleny area were described as: 

• ‘Olds and Bolds’- pioneering stock, lived locally for generations, generally good social and family 

support networks.  

• ‘Hippies’ moved to area decades ago, now ageing, generally established support networks, 

sometimes family.  

• ‘Ring-ins’ moved to area in last decade or so- tree-changers, financially secure retirees etc., more 

limited support networks, rarely family. 

Older people who live in ‘Over 50s villages’ rather than the broader community are still seen as 

individuals, not as them vs us by peers. People who do not have physically close family support have to 

rely on friends, acquaintances and government support if they are unable to cope due to health 

decline/ other factors. Many lonely people with limited support networks are in hospital and retirement 

villages. People living within the community do not have the same levels of loneliness/ isolation.  

It is a very caring town with high levels of support – informal, service clubs, and both government and 

privately funded. 

Most older people are computer literate, use mobile phones (where mobile service exists), although 

this is more limited for those aged in 80s and 90s. 
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Physical structure of properties 

Almost all seniors living within the community are in detached dwelling houses. Properties are often 

steep with many steps outside and within dwellings, though many older dwellings are level within the 

home. 

Often older ‘Queenslander style’ homes, especially residences for this age cohort, have features which 

require extra maintenance in the climate e.g. additional cleaning of timber leadlight window timbers, 

mould, and gutters for tank water.  Grass, gardens etc grow fast in this climate needing maintenance to 

stay safe, reduce dangerous wildlife and have trafficable areas into dwelling and around property.  High 

rainfall periods make some properties difficult to access/ maintain/ provide service to. 

 

Housing expectations vs reality for clients 

 

The decision to change housing is usually precipitated by a trigger e.g. fall in the home, health event, 

safety event like burning food on stove. Moving is difficult economically, physically and socially. 

Cultural expectations of privacy and material wealth are unrealistic in this current cohort. They have 

‘high expectations and are fussy’. The vast majority have an expectation of staying in their ‘own private 

home’. As many have had this during their adult lives, it makes it hard for them to share space. It may 

be different in future cohorts who have lived in share situations (due to economics) for longer periods 

during their adult life. 

Expectations of family support cannot be met as it’s not always available. Even where family exist, 

support workers are co-ordinating and doing groundwork for interstate and overseas family re housing 

and support needs. 

If older people are in housing they can afford, even if sub-optimal, they are fearful of complaining as 

there are few other options available. 

Families are pivotal in the decision-making process. Some multi-generational families/ households are 

working well. In some cases where family members ‘move’ elders nearer to them or in with them to 

make it easier for the younger relative to care for them but it may not be the best alternative for the 

older person.  In some cases, elders are ‘moved’ by younger family members to Sunshine Coast to be in 

a nice environment, but away from younger relatives elsewhere. Often there is little consideration 

about whether house is suitable, finances are available, or it is the right thing for elder. Examples were 

given of elders left in untenable situations but unable to move for various reasons such as 

financial/economic; cognitive/ mental health; frailty; and maintaining family harmony.  

There is a history of people moving to Maleny for a tree change but a spouse dies, leaving a surviving 

partner (usually the wife) to cope with too big a property with limited local informal support.  They then 

leave and move back to previous family and support networks. 

 

Issues in supporting older clients 

 

Support workers, and especially volunteer support workers, do not see clients as ‘community dwelling’ 

or ‘in residential aged care’. They see older people as individuals who happen to live in their specific 
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residential circumstances. This is also reflected in informal support provided by friends and 

acquaintances. The dwelling demarcation is an arbitrary one imposed by policy and external forces. 

Mental health issues are being seen more often in older clients demonstrated by increases in referrals 

to Older Persons Mental Health Team.  One hypothesis is that this is a legacy of age-cohort related drug 

experimentation from 1960-70s on. 

Mental health issues cause an increase in complexity, time spent with clients, and higher needs e.g. 

Some such clients are unable/ unwilling to share home, or are unsuitable or unsafe for other residents. 

There are two groups of clients in relation to communication capacity: ‘tech-savvy’ and ‘non-tech’ who 

are severely disadvantaged. Some clients who have a disability, chronic or acute illness have difficulty 

engaging with services and  the service must adapt resources to meet client needs e.g. a blind client 

was told on the phone that ‘we sent you a letter’, or clients are unable to maintain lengthy phone 

consults. This reduces the ability of clients and families to understand options and negotiate solutions. 

In a couple, when one partner becomes sick, the other provides support for the ill person, but there is 

less support for carers. Carers often prefer to keep loved one out of hospital. Even with a care package, 

a support worker may come at 8am-noon-6pm to perform a health and hygiene routine, but the carer is 

left alone for the rest of the day. This can be an issue for slightly built women with a husband who is 

substantially heavier or larger. 

Climatic conditions and extremes affect older people more. 

Pets are important to clients, and sometimes prioritised ahead of themselves. 

Rural clients/ those living outside of the town area have extended needs that are not always recognised 

by urban dwelling service providers. e.g. managing water supply and pumping household water is 

essential but requires extra maintenance time. This is not reflected in care packages and if a support 

worker is not from a tank-water area they are unlikely to be aware that this is an essential service. 

Additional costs may be accrued in drought times for purchasing water. 

There are higher rates of scooter use in Maleny than elsewhere, possibly due to the hilly terrain. 

 

Effects of regulation/ policies on housing outcomes  

 

Changes to the service provision funding model with funding now directly linked to individual client has 

some benefits, but a SW was recently accused of suggesting solutions to increase cashflow to their 

organisation, rather than for client’s benefit. The SW maintained this was untrue and unhelpful in 

negotiating timely workable outcomes. 

Previously client support companies were able to cross-subsidise clients who lived in less urban homes 

but cannot do that now. Rural clients are disadvantaged and more likely to be forced into care. 

There is constant negotiation with clients re expenditure. They may prioritise peripheral expenses 

rather than those which could keep them at home longer (e.g. physio vs pet expenses). 

It is very confusing, time-consuming, complex to work with multiple funding bodies and on the variety 

of care types (transitional care/ in-patient/ community care) and therefore it will be a challenge to 
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design housing solutions that will work for clients. SW felt it would be very difficult for people who 

don’t have an advocate to navigate the complexities. 

Currently if a householder has a room/ space/granny flat at their principal place of residence rented out 

(even at charitable low rent rate), the income is included for calculating Centrelink and other payments 

(e.g. pension and care package income/ asset calculations). Implications are that people may lose out 

on support for themselves when they need it, if they keep renting a space in their house. The owner 

may be better off removing the tenant from the property, or may have to increase rent to offset loss of 

government services. Overall this may be counterproductive for government. 

Supporting older men and women 

There is a groundswell of older women at risk of homelessness. There are many causes, often a series 

of life events such as relationship break up; split property; low or no superannuation; carer for spouse; 

or spouse death. Even those who had plans in place can find themselves at risk and in unsuitable or 

unsafe accommodation in later life. 

Women are much more likely to consider sharing than older men. There is an increasing number of 

women (during last 2 decades) who do not/ will not have children as they age. 

Both men and women need to get out of their house and feel useful. Men may suffer from this more. 

High levels of depression occur in older men especially after age 75 and after bereavement. Men’s shed 

and other service clubs provide a support network and meaning to life, including for those with 

dementia. They enable informal travel assistance and mental health support etc. The man may have ½ 

day carer funding and the men’s shed ensures that he has someone with him for the other ½ day. 

There is a need for support and carer staff who are male as there are few male carers. 

They commonly see ex-spouses caring for former partners, sometimes for many years. 

 

Options that might help clients 

 

Issues to consider for clients with support needs 

Multiple occupancy dwellings may be difficult for support staff maintaining client confidentiality. In 

shared accommodation situations, residents may breach confidentiality guidelines for themselves and 

others.   

Clients are currently living in homes which are unsafe, unhygienic, not weatherproof, or do not meet 

their physical and/or mental health needs. SW have been unable to negotiate solutions due to funding 

packages being oriented to specific outcomes e.g. renovate to improve accessibility, but not for 

property repair. SW are also concerned about being unable to arrange solutions in a timely manner, 

issues with lack of coordination between programs, and coordinating with next-of-kin. In most cases, 

costs would be lower to fix a house than provide service in present conditions or move the client to a 

residential facility. 

People with mental health issues may be less able to live in a multiple occupancy environment, though 

some clients could benefit from a multiple occupancy dwelling with on-site support. 

Some client’s circumstances are so dire that the service provider is unable to find staff willing to work 

with the client; or conversely staff that are accepted by the client. 
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Many clients with low support needs may be able to remain dwelling in community, rather than care, if 

they had someone co-residing or living nearby to ‘keep an eye out’ rather than provide direct support. 

 

Specific concerns 

Clients would have concerns about changing residential arrangements later in life, e.g. how to ‘back 

out’ of shared occupancy if relationships or finances falter. 

Many clients face physical or mental health decline if they live alone e.g. from inadequate food/ drink 

intake, lack of day-to-day social stimulation. This can lead to hospitalisation ‘due to loneliness’. 

If a younger family needs to move away for study, work, affordable housing, their support capacity goes 

with them. 

Design proposals must be carried out by experienced and practical persons to specify layout and design. 

One interviewee has previously seen inexperienced ‘qualified professionals’ deliver unsuitable or 

impractical designs as solutions for local elders’ dwellings. 

Older or inappropriately designed dwellings are health hazards for residents and staff. e.g. mould, 

limited power points located low-on-wall often results in extension cables increasing risk of falls. 

Concerns were raised about unethical financiers/builders etc taking advantage of elders in this space. 

Transport must be considered as integral aspect of housing. 

Care preferences may be incompatible with other residents e.g. only need 2 showers a week. 

 

Possible ways forward 

All suggestions which were discussed required clarification of detail e.g. ownership of housing assets, 

legal status of arrangement, power differentials between owner/tenant/ co-housing residents etc. 

 

Dual/multiple occupancy might be seen as a viable alternative for people whose only other option 

might be to go into residential care. 

 

Any solutions would need to prioritise proximity to services and support. 

 

SW felt that multi-generational solutions should be considered seriously – ‘Need younger people 

around to feed off their energy and their vitality/ enthusiasm’, and ‘Older people can just quietly 

mentor and/or guide younger people’ and ‘It works both ways’. 

 

Bringing another resident onsite/ share owner’s house 

Third party facilitation could assist homeowners in identifying another person to share their home.  

Sharing of home in later life brings specific challenges.  There is the need for a neutral person to match 

the owner with sharer, facilitate, mediate, and provide ongoing monitoring and support.  

 

Examples were given of homeowners who would be able to stay in their own home longer with lower 

levels of support if they had someone living onsite. Some people express fear of being on their own, or 

conversely are worried about security if someone lives with them. 
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A majority of clients would prefer their own space, rather than sharing all spaces e.g. bathroom.  

There may be the cost of retrofitting a residence or building a secondary dwelling to enable another 

resident. If the owner is unable to fund this, the public purse wouldn’t as it would be seen to increase 

private property value at public expense, but in many situations it could allow the client to age-in-place. 

SW thought this could be cost effective and should be considered on a case-by-case basis. Concerns 

may be raised about a power differential, in the case where the owner has ‘power’ so the sharer might 

not have long-term security. 

 

Co-housing 

Co-housing is seen as a viable option for the cohort of older women, providing safety, security, and 

support but possibly less likely to be acceptable to their male clients.  It might suitable for multi-

generational or mixed gender households. 

If all residents in a shared house have private accessible bathroom facilities (for example), the dwelling 

would need to be large. 

 

Village option 

SW saw people having independent living in a village (i.e. a small subdivision, on one property) 

environment as a viable option.   It would enable private space, facilitate service provision to clients and 

the ‘village’ could support ageing-in-place for longer. 

One SW participant discussed intergenerational traditional villages where she had lived and visited, 

seeing it as a viable and workable option. People support each other and only ‘call the expert’ in 

extremes. 

 

Transitional Housing 

Some clients might consider sharing/ multiple occupancy options temporarily to give them time to find 

a long-term solution when circumstances change. 

Different housing assessment protocols apply to older people who are being discharged from hospital, 

than if they are being assessed at home without hospital admission. Transitional housing may allow for 

an ageing-in-community option to be worked out, rather than discharge directly to a care facility 

(possibly not local) if going back to their previous home is not an option. 

 

3.4 Community carer feedback survey 
 
Only two feedback forms were received. Participants appreciated the opportunity to be made aware of 

the housing issues and relationship to in-home service provision, and hear from other agencies about 

the services, strategies and issues they are experiencing. It gave a broader perspective of the diversity 

of cultures and ways of thinking in the community. A housing officer raised the challenge of matching 

people with places given the limited suitable and affordable housing options for people in a housing 

crisis. It highlighted the complexity of client needs and the need for flexible solutions for people 

wanting to age in place. 

 

 In spite of facilitators’ efforts, two limitations were identified:  
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• the inability to have a more representative sample of participants inclusive of Occupational 

Therapists, Nurses and Social Workers and representatives of the Public Housing sector attending – 

although former nurses attended and others were interviewed later; and  

• concern about an imbalance of voices being expressed in the group.  

 

4.0 Discussion 
 

4.1 Summary of outcomes 

Results of the older residents’ workshop and support workers’ consultation resulted in the following 

outcomes described in terms of place, people and finance/resources.  In general, dual or multiple 

occupancy living was considered attractive and offers benefits in terms of companionship/social 

interaction, affordability, and functionality/safety/security. A number of older people cannot afford to 

live on their own. Others have surplus space but are unsure how to protect their privacy and rights. 

Moreover, most of the existing housing in this area is not suitable for sharing or for aging in place. 

In terms of place, a range of co-housing options need to be investigated to suit the diverse residents 

with changing needs. This may include village or rural living, but with 10 minute travel to services. They 

want safe private (e.g. ensuite) and shared spaces (e.g. laundry, BBQ, garden, patio, shed, parking) that 

are accessible, with some quiet areas. Maintenance must be low cost with little effort required, taking 

into account the humid environment, preference for sustainability features, and rural land 

requirements (e.g. water tanks and pumps).  

 

In terms of people, seniors want to participate in decision-making about who they share with, where 

they live, and whether it meets their social and economic needs.  In order to ensure the co-residents 

are compatible, they suggested facilitation might be needed to bring household members together. 

Household rules/guidelines would be needed regarding pets, visitors and carers, and possibly training 

and support regarding interpersonal relationships.  There were mixed views about a range of multi-

generational sharing, although a facilitated ‘home share’ with a member of the younger generation had 

some appeal. While participants identified their preferences, it was also agreed that ‘economic 

necessity is the mother of compromise’.  

A number of other issues were identified in relation to legal and financial matters. Residents want a 

secure home for the long term, to avoid disruption of future moves, and this needs to be recognised in 

a legal agreement that addresses costs over the long term.  Legal aspects of various ownership or joint 

equity models need more investigation. Policies, planning and building regulations also need to be 

considered and liaison with local government is of utmost importance.    

4.2 Implications for the design phase of the project 

 

Design solutions need to be cognisant of the following: 

 

Design needs to take account of divergent and evolving levels of care.  Universal design is essential – no 

steps, wide doorways, accessible bathrooms and showers are needed. 
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Designs need to ensure sufficient private and shared spaces, confidentiality and access to private space 

by carers, with noise mitigation where needed. Private spaces include an ensuite/toilet/shower; and 

possibly space for their own TV/media/computer (most older people are computer literate). Shared 

spaces might include a large enough kitchen, socialising and entertainment areas (both inside and 

covered outside e.g. BBQ), garden (raised garden beds), laundry, shed/workspace, parking (cars, 

caravans, mobility scooters).  

Materials for renovations and new builds need to involve low cost maintenance taking into account the 

Maleny region environment.  Guidance information must be made available in cases where support 

workers or a house manager needs to oversight technical aspects such as water pumps.   

Design proposals must be developed and carried out through dialogue between an OT and experienced 

practical tradespeople to specify layout and design.   

4.3 Limitations of the study 

While all efforts were made to include a range of community support workers in the focus group, 

additional individual interviews were held to include perspectives of those who could not attend the 

focus group. The disadvantage was lack of interaction with others in related fields which might have 

elicited additional ideas. The benefit of interviews, though, is that the researcher has the opportunity to 

explore interviewee perceptions in-depth. The range of coverage of expertise among this group of key 

stakeholders resulted in comprehensive advice.   

5.0 Conclusion 
The research confirmed information derived in previous consultations by the client, that a need and 

interest exists for innovative low cost multiple residency and co-housing options for seniors in Maleny 

and region,  but that existing housing in Maleny and surrounding region is either unsuitable for co-

sharing or for ageing in place. Input has provided guidance for the design phase of the project, and also 

identified areas for further investigation such as tenancy security and financial options.  
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Executive Summary  

 
This phase has built on information collected in the first phase to further identify ways of delivering 
affordable dual and multiple occupancy housing options for older people in Maleny. Based on 
consultation with design, access, and planning specialists, four preliminary models were developed 
as a basis for further detailed design. These took into account residents’ preferences and needs, as 
well as existing housing, topographical and zoning constraints.  
The four models include:  
1) renovation of an existing house which could accommodate 3-4 people, potentially suitable for 
joint purchase or rental;  
2) renovation of an existing two storey house with addition of a secondary dwelling, potentially 
suitable for an owner to rent space;  
3) a new accessible building tailored for co-sharing in a rural residential area; and  
4) a group of small conjoined independent units with some common facilities in a medium density 
area.  
 

1.0 Introduction  

1.1 Purpose of Stages 2 and 3  
Stage 2 draws on the spatial, social and financial needs, preferences and constraints of ageing 
Maleny residents identified in the initial community consultation in Stage 1. It seeks the views of 
design and construction professionals, who work on new and renovated buildings in Maleny and 
district. This phase of the project explores their perspectives on existing residential dwelling stock, 
location, typical building materials and layouts. It seeks their views on recent new builds and 
retrofits, impacts of structural, topographic and other features on older residents, and barriers and 
enablers to dual and multiple occupancy dwellings for older residents in Maleny.  
Stage 3a) identifies potential lot and design options for further detailed design to enable dual and/or 
multiple occupancy living. This draft report does not include the outcomes of stage 3b), the legal, 
financial and regulatory factors that impact on identified options, as we were unable to organise a 
focus group and are interviewing experts individually. We will report on this at the end of July 2018.  
See Appendix 1 for schedule of work.  
 

2.0 Research Methods  

2.1 Data collection  
Data on the perspectives of design and construction professionals on residential dwelling, 
accommodation and related issues in the Maleny area was collected as follows.  
A workshop (referred to as workshop A) was held on Thursday 26 April 2018, 10.00am-1.00pm, at 
Maleny Neighbourhood Centre with 4 professionals representing the building, architecture, local 
council and real estate sectors. The outcomes of the previous community consultation workshops  

 



with older residents and support workers were presented. The group was asked about status, issues, 
causes, and possible solutions around the themes of current residential housing stock, client 
perspectives in their professional practice, and Implications for dual/ multiple occupancy.  
Two additional separate workshops were held for two hours on each of 28 and 29 May 2018, due to 
time challenges in assembling all experts together at the same time. These were attended by an 
occupational therapist who is an access consultant in private practice; a local Maleny architect; and 
an architect with renovation experience and PhD researcher about housing and co-sharing. The 
results are reported together as there was some overlap in attendees. This is referred to as 
workshop B.  
 

2.2 Data analysis  
Notes were typed by one of the researchers during the sessions and participants were asked to 
review and refine as appropriate. Thematic analysis was undertaken through iterative review of 
outcomes with reference to the focus-group subject themes. Alternative themes which arose in the 
context of building and construction service provision were also identified.  
 

2.3 Ethics approval  
An amendment of the original ethics application was accepted for second and third stages and 
further interviews and focus groups. Workshops, analysis and data storage in accordance with USC 
ethics approval # A/17/1032.  
 

3.0 Results and Analysis  

3.1 Workshop A: Design and construct focus group  
The analysis includes outcomes from the focus group with representatives from the following 
disciplines in the building and construction field in the local area:  
• Builder who has worked locally for decades  

• Local council officer  

• Architect in private local practice  

• Real estate agent whose practice covers the township and surrounds  
 
The following summarises the discussion in the focus group according to themes.  
 
Physical features of properties  
• Approximately 10% of the dwellings in the township are comprised of ‘traditional Queenslander/ 
timber/ postwar fibro’ mostly built until early 70s; 50% are brick starting from around 1980’s/90s; 
with 40% of newer builds using less brick and more modern cladding.  

• Virtually no flat land is in the area. Housing blocks are typically slightly sloped to steep.  

• No buildings are more than two storeys in town or surrounding area  

• Existing building styles are restrictive in that they do not support accessibility or are difficult/ 
expensive to retrofit.  
 

 



Housing expectations vs realities for clients  
• Clients wish to move to town from surrounding areas as they age.  

• They often wish they had moved earlier and do not consider practical issues about ageing early 
enough e.g. property maintenance, and cost of paying for maintenance if they are unable to do it 
themselves.  

• Some downsizers do think about accessibility features e.g. no stairs, flat land.  

• Most clients want gardens, but these are often difficult to access on steep sloping sites.  

• Families and others who might assist with decision about moving, or practical assistance to move, 
often do not step in early enough.  

• The current demographic entering older age-groups have expectations inconsistent with 
affordable home construction.  

• Some residential areas close to town are not on town water and residents have to pay for and 
maintain household water supply and wastewater in the same way as rural properties.  
 
Issues for older clients  
• Major retrofits would be required to achieve accessibility in most existing dwellings. New builds 
are being built with no consideration of accessibility in future.  

• People are often happy to live in rural areas until their 60s. A move often follows a life event or 
difficulties with maintenance of rural property.  

• It is difficult to find a property which meets their needs in town due to terrain, inappropriate 
housing stock and cost.  

• Older people who can afford to buy are not interested in renting, so move elsewhere if they 
cannot locate an appropriate property.  

• Two decades ago Maleny was a ‘hippy town’ but now is more diverse. Local artists and key workers 
have low/variable incomes.  

• Renters are affected by rapidly increasing rental costs.  

• The local high school has caps on enrolment based on living in the catchment, special needs or 
gifted student status. This drives demand for local dwellings in school catchment.  

• Some clients are retro fitting for the changing needs of one partner. They may sell their rural 
property to pay for it. If older people have the funds they often get advice from a specialist (e.g. 
occupational therapist) with practical results.  

• It is unlikely that investors would voluntarily do upgrades as it would not yield increased/ adequate 
return.  

• Decisions to move are often made by a resident or in conjunction with their children.  

• Younger family members who could provide support move away, and older people must move 
closer to their families.  

• There is potential for conflict with shared facilities, particularly when residents need mobility and 
other aids which could be within shared spaces.  
 
Effects of regulation/ policies on housing outcomes  
• Many properties not occupied by owner/ occupiers are being used for holiday rentals as the rent 
return to the owner is 2-5 times (or higher) the return for permanent residential rental.  

• Council is currently reviewing holiday rental regulations And considering a tourist levy and 
registration of properties.  
 

 



 
• The town plan restricts access to additional land for building. Council has to consider all 
stakeholders, infrastructure etc.  

• Council advocates accessible, diverse occupant mix with well-considered increases in density. Staff 
are unable to change planning rules but can advocate for appropriate solutions and are able to 
reduce fees for not-for-profit enterprises in some cases (though unlikely for residential).  

• It is often difficult to build a secondary dwelling, even where it is allowed by zoning, due to slope 
and access issues to properties. Zoning overlays in large areas of town restrict dwellings to the 
existing footprint and prevent building secondary dwelling underneath.  

• A 60m2 secondary dwelling on residential lot would cost approx. $250K to build at this time.  

• Build-to-rent could help with availability of appropriate housing but needs legislative change.  

• State government has restructured the Dept of Housing and Public Works. Maleny Neighbourhood 
Centre is hoping to get funding for a Housing Officer.  

• Changes to use of an existing dwelling to multiple occupancy may require planning applications, 
change to fire rating etc. depending on type of change and number of residents.  

• Multiple occupancy may have issues with carparks.  

• Caravans are considered ‘tourism’ unless they are included in a manufactured home park.  
 
Building and construction industry issues  
• The capacity of local builders to do higher density construction in the region is limited.  

• Residential building in the Sunshine Coast region (includes Maleny area) is investor driven.  

• Council sees industry resistance to incorporating accessible features. Many industry members do 
not see any benefi  

• Homes are built on the cheap to reduce construction cost with the resulting penalty for residents 
including poor access, bathrooms, landscaping, long term maintenance issues. Costs are therefore 
externalised to government and community in the medium to long term.  

• Changes in land value provide potential windfall profits to large landholders on the periphery of 
the town area with substantial additional cost to council for infrastructure.  

• Many clients have difficulty reading plans or visualising designs. 3D or physical models are better.  

• The only way to currently build affordable housing would be to purchase land with an existing 
dwelling and add secondary dwelling.  
 
Finance and financial regulation  
• Current legislation, financial models and institutions e.g. banks are a barrier to appropriate 
housing.  

• Regulation needs to be reviewed around funding models e.g. build-to-rent schemes, shared equity, 
third-party owner and other models.  

• Alternative funding sources could be more appropriate e.g. community banks, philanthropic 
funding.  

• Potential residents need a project facilitator they can trust with their financial investment.  
 
Possible considerations for the way forward  
• There is demand for duplexes and individual units with gardens.  

• Existing over 50s developments do not have the scope to extend, and also have issues with lack of 
greenspace.  
 



 
• 12% for resale in manufactured home park (compared to rapid turnover of other housing in the 
area) suggests there is a lower demand than for other housing types.  

• A community garden might meet the desire for a garden especially if it can be located on flatter 
land.  

• Hilly sites could be an advantage for multi-storied development. One could take advantage of the 
site to reduce parking issues.  

• Professionals agreed that a local expectation was for no multi-storey development. There might be 
scope with the right block to allow multi-storey if it was not visually intrusive, emerged from the 
community and was well designed aesthetically.  

• Community debate would be considerable if higher density housing in the town centre was 
suggested.  

• Professionals thought some of their clients might consider home sharing.  

• Some builders on the Sunshine Coast are building innovative multiple occupancy accessible 
buildings with innovative funding models. Ongoing funding and support has been an issue for them.  
 
An outcome of this focus group was a request to Sunshine Coast Council to provide additional 
information regarding zoning and implications for the co-housing options, included at Appendix 3.  
 

3.2 Workshop B: Design – construct workshops  
The analysis includes outcomes from the two focus group/workshops with representatives from the 
following disciplines in the building and construction field in the local area:  
Occupational therapist (OT), Access consultant in private practice. Previously Qld Dept Housing, PhD 
researcher around accessible housing (LA)  
Architect, local practice in Maleny (MD)  
Architect with experience in renovations, PhD researcher around housing and construction (AM)  
Kelli Dendle (KD) facilitated the two workshops, with Dr Baldwin as support.  
 
Group 1  
Three primary things identified in LA’s PhD research that matter to people are Independence, Safety 
and Aesthetics (how things looks rated highly, especially in terms of resale value).  
If there is a group of units being developed the economic limit for rentals is 45 units. Less than that 
can appear to be viable but the economic return is not there for the business owner.  
Mobility device issues (can apply to walker/ scooter/ manual or powered wheelchair) include:  
• A device prescribed by an OT or health professional will consider projected need/ uses, but 
mobility devices are often purchased by/ for person by self or family without reference to advice. 
Then the dwelling owner has to deal with the issues e.g. doesn’t fit through openings, damage to 
property, etc.  

• Sometimes mobility scooters are purchased after loss of licence due to functional or cognitive 
decline making driving unsafe. Issues with driving then carry over to scooter use.  

• All solutions need electricity supply for battery recharging.  
 



 
• Storage and security of equipment is often an afterthought, which can result in demands on 
the owner/ landlord to provide provision for this. Participants have seen:  

• Pole/ring to lock unit to, with BBQ cover to weatherproof  

• Park in communal carpark, with complaints about using common electricity  

• Garden shed, but have to be able to get to the shed  

• Device parked on verandah, with electricity cables or no electricity plug nearby.  
 
Mobility devices used in areas they weren’t designed for can cause property damage e.g. mobility 
scooters designed for outside use being used indoors. If not designed for indoors then the turning 
circle can be large and cause damage to walls, doorways etc (or requests to widen which can be very 
expensive to retrofit).  
A property needs to be robust to cope with a resident who uses mobility equipment.  
Home Modification research suggests that client needs change over time, sometimes unpredictably 
and the best approach is to make modifications flexible and readily retrofittable-‘future proofing’. 
Required mods change over time.  
LA said in her research she also sees an inability to separate the home/ social/ economic/ 
community aspects – this impacts on decision making.  
It is an issue of priorities for the person and community. Where does priority lie? e.g. client must 
prioritise: day-to-day living expenses/ health/ timing of expenditure/ anticipating future needs (in all 
spheres) so even if government pays 50% of $25K to retrofit an accessible bathroom, the client has 
to find around $12K.  
The most expensive bathroom feature is the vanity unit/ vanity height. There are adjustable ones 
but they are in vicinity of $10K and funders don’t want to pay that. It’s cheaper overall to put a 
cheaper fixed unit now and then another later if it needs change. Home owners who fund 
modifications themselves are worried that they might have other unforeseen expenses later, so may 
prioritise differently.  
Re maintenance; client must be ‘capable of doing, or capable of paying’ (KD paraphrase)  
A link will be sent to a study of 85K people who were movers (moving house) and where they were 
moving to. Insect screens came up in our community consultation but there wasn’t a focus on 
security screens. LA said it is a huge issue elsewhere andsafety/ security was a priority. There is 
another study about security screens where windows with visible (criss-cross style) security screens 
were more of a deterrent to burglars than less visible integrated insect/ security screens (Crimsafe 
style).  
It is important to ensure line of sight to see who is approaching.  
Tenants of large providers can transfer ‘sideways’ to an equivalent dwelling elsewhere if their 
current location is an issue due to e.g. personality clashes with neighbours.  
Financing and where funds are drawn from to pay for the build/ retrofit of inaccessible dwellings is 
an issue. Funding can come from diverse sources and is difficult (even for professionals) to 
negotiate. Clients find it very difficult.  
Clients can’t find info or there is too much info in disparate places.  

 



There is a need for a community version of hospital ‘nurse navigator’ or a place for people to go to 
get local relevant info. Maybe a website could point people to who can help with local support/ 
funding/ services.  
There was agreement about the technology ‘haves and have-nots’, with the latter having unequal 
access to services/ help.  
Many local buildings built in former decades do not have insulation/ climate responsive design. This 
means residents in this climate have to pay for heating or manage firewood/ fireplace which can be 
heavy/ difficult for elders.  
Mould is a huge issue locally. As mentioned in earlier workshops, mould is a health issue but not 
really recognised as a hazard/ care need.  
Tenancy management will be required in multiple occupancy situations.  
Pets can be a big issue with yardspace and neighbours.  
Consideration of noise etc that can impinge on neighbours Is a high priority!  
People are very particular about their personal space. Carers or others coming through common 
space is an issue. So external access to private spaces and negotiation of appropriate access 
pathways for visitors/ others who come into dwelling is needed.  
There should be 19 or 25mm bracing on all wet area walls to remove problems with retrofitting 
grab-rails/ shower seats/ toilet fold down rails later - not just on specific areas of wall. Also allows fo 
Modifications need to be appropriate for residents of different stature.  
There are now a range of products which can be used to meet client needs/ performance criteria/ 
future proof without meeting AS1428 (which may end up with an institutional look that the majority 
won’t want) e.g. specific kind of streamlined linear rail, colour and lighting (important for visual 
cues).  
One building company on Sunshine Coast built its first accessible dwelling which was compliant but 
ugly. The participant hoped that new builds would be an improvement after they had received 
feedback  
Consider specifications in AS1428 and Liveable Housing Australia as guidelines but treat with 
caution/ care when incorporating in dwellings. AS1428 is based on an adult male who uses a manual 
wheelchair-not necessarily typical. Not appropriate for many potential residents. Access consultants 
can help with this. Modifications must be tailored for the domestic environment and consider 
storage, style of fittings and many other site specific considerations.  
 
Group 2  
Participants were briefed on the previous outcomes and asked if there were any surprises from the 
brief on workshop outcomes above. People often don’t think innovatively; they become accustomed 
to their living situation and don’t consider that it is possible to change it. AM told a story of 
interviewing a person re possibility of acquiring a boarder but the home owner was worried about a 
boarder sharing the bathroom with his daughter. He seemed to respond positively to AM’s 
suggestion that he could move into a room near his daughter where he could share the bathroom 
then giving a boarder his bigger bedroom with ensuite. He hadn’t thought of that.  

 



Older people want security (as in not having to move) and don’t necessarily have security in an older 
dwelling. Participants expressed some surprise that people can’t find ways to adapt housing.  
Discussion took place about the increasing need for security screens but the challenge for 
maintenance and cleaning. It’s better if they can be removable. Crime-safe style isn’t as visible as the 
patterned security screens and therefore might not be as much of a deterrent to break-ins. There 
was general agreement that where feasible, security screens should be considered.  
KD Presented draft hypothetical indicative dwellings and site layouts to be used as a basis for retrofit 
and new build designs in next phase of research project. Extensive discussion occurred about 
location, topography, orientation, zoning, potential uses, ownership models, and how best to 
provide a cross-section of issues identified in the community consultation phase of this research 
project.  
 
Comments on hypothetical dwelling sites and options  
The following are hypothetical dwelling sites that represent the variation in existing housing that 
could be modified, potential sites for new builds, amid the hilly terrain, while catering for the 
different needs expressed in previous workshops.  
Site 1 – An existing dwelling on one level. This is a potential retrofit for sharing within the house. It 
allows for tenure options i.e. co-owning or co-renting.  
Site 2 – An existing multi-level dwelling typical of some current dwellings with options for dual and 
multi – generational housing, given access issues for bedrooms on upper floor, as well as the 
possibility for a secondary dwelling near the garage in the ‘district central zone’. This might best suit 
an owner who rents out spaces by providing an accessible new secondary dwelling to someone with 
mobility issues; but allocating the upper floor for those who don’t.  
Site 3 – A new build on a steep site in the rural residential zone, e.g. off Tallowwood where private 
water would be required, yet it is relatively close to the town centre. It might suit a main house plus 
secondary dwelling, or co-sharing within a large house tailored to seniors’ needs i.e. individual 
ensuites and future proofed.  
Site 4 – A new build in a ‘medium density residential zone’ provides the possibility for a shared 
common area with kitchen, plus bedroom/ensuite/kitchenette pods, and possible carer or visitor 
accommodation. The larger lot size might cater for garden, parking and storage needs as well as 
allow flexible tenure through a body corporate arrangement i.e. some pods could be owned, some 
rented.  
These hypothetical options should be provided for discussion with legal and financial advisors to 
explore feasibility. They were used as a basis for the design brief.  
 

4.0 Discussion  

4.1 Summary of outcomes  
Local experience of participants provided a good understanding of the existing housing situation and 
both topographical and zoning constraints.  
Participants confirmed comments made in previous workshops about the cost of housing for both 
purchase and rent in Maleny. Competition for the limited available housing, affected by a higher  

 



return from visitors/tourists means that few would choose to renovate in order to rent out at an 
affordable rent. The experts suggested that the only way to currently build affordable housing would 
be to purchase land with an existing dwelling and add a secondary dwelling. They indicated that a 
60m2 secondary dwelling on a residential lot would cost approx. $250K to build at this time.  
Existing houses that provide the least expensive alterations to facilitate co-sharing are houses built 
on one level after the early 1970s. These houses could be renovated to improve accessibility and 
accommodate additional bathrooms, to ensure some privacy, identified as a priority for most of our 
participants. While similar renovations could occur in two storey houses, accessibility challenges may 
mean that some of the residents would need to be able-bodied, unless there is space for chair lifts. 
For both existing options, addition of a purpose-built secondary dwelling might fulfil dual purposes 
of low cost but accessible private accommodation. There are currently no multiple storey buildings 
in Maleny. It was felt that such an option would be resisted even if height could be masked by 
topography. In addition, there is little local expertise in building multiple storey dwellings.  
To cater for accessibility whether new builds or renovations, 19 or 25mm bracing should be 
incorporated on all wet area walls to remove problems with retrofitting grab-rails/shower seats/ 
toilet fold down rails later. This would enable modifications to be appropriate for residents of 
different stature. The access consultant emphasised that accessibility features need to be 
aesthetically pleasing, enable independence, provide safety and ese of maintenance.  
New housing on the edge of town or in the peri-urban area, provides greater opportunity to tailor 
design a single house or multi-plex structure, depending on the zoning. However, consideration 
needs to be given to the need for the cost and maintenance of a private water supply and sewage 
disposal if not on town water.  
Any new builds or renovations need to take account of the climate and need for regular treatment of 
mould, as well as safe undercover storage for mobility devices.  
Almost all of Maleny is subject to slope gradient issues. While this provides cost and accessibility 
constraints, design features and layout may be able to maximise site potential, for instance, through 
garages, gardens and ramps integrated into a hillside. Topography is also a constraint on providing 
gardens, which are also a priority for older residents.  
Zoning requirements also need to be considered. Secondary dwellings of 60m2 or less are allowed in 
most of Maleny, except for areas which have a planning overlay which prevents construction outside 
the existing building footprint. Some areas are able to construct a 90m2 secondary dwelling on the 
residential lot. The cost for a secondary dwelling in this size range is approx. $250K at this time. 
(Refer to appendix 4 Sunshine Coast Council – Implications of zoning for co-housing).  
 

4.2 Implications  
A design brief with four options including renovations and new builds, catering to different tenure 
models and site constraints, was able to be developed for the next phase of the study. A better 
understanding of zoning implications means that the options are grounded in reality and can report 
on the implications of zoning constraints for different residential typologies. (Refer to appendix 
Appendix 5 - Indicative hypothetical retrofit and new build sites).  
The issue of finance and resource implications in funding accommodation will be addressed in the 
next phase 3b of the study. It will be informed by the four options presented in the design brief.  

 

4.3 Limitations of the study  
Due to difficulty gathering all participants together at the same time, separate meetings/interviews 
took place. On one hand this allowed more time drawing on the strengths of each participant; on the 
other, we were unable to foster as an exploratory inquiry or brainstorming environment as we 
would have preferred.  



5. 0 Conclusion  
The purpose of this phase of the study was to explore the current housing situation for older people 

in Maleny and potential design and construct options for affordable dual or multiple occupancy, 

from the perspective of local access and design experts. Four options are being put forward for 

further exploration and design, grounded on expert understanding of topography, costs, existing 

accommodation, and zoning, which makes up the reality of the residential landscape in Maleny. The 

design outcomes will then be workshopped with the community. 
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Executive Summary 
 

This report fulfils the Stage 3b) requirements of USC’s contract on Innovative co-housing for older 

people by scoping and documenting the legal, financial and regulatory factors that impact on options 

identified in earlier phases of the project.   

Four experts were interviewed about their perception of relevant; legal issues; finance issues for low 

income people and pension recipients; community housing provision; and housing affordability, and 

the resulting housing implications that they have seen in practice. Interviews were analysed 

thematically and results reported according to themes of:  

 Co-sharing legal and professional advice 

 Co-sharing housing agreement or contract 

 Legacy and exit strategy 

 Costs and ability to pay 

 Tenure arrangements 

 Financing construction/redevelopment 

Financial arrangements for pension recipients are particularly complex due to the range of factors 

taken into account in determining pensions and entitlements. Individuals need to consult with 

Centrelink in advance of making any plans or commitments. 

There are advantages and disadvantages to the various tenure arrangements and independent legal 

advice through an organisation such as Community Legal Service could advise potential co-sharers of 

implications prior to entering into agreements or making decisions.  

MNC may play a useful facilitation role in connecting interested parties with advice.  This could be 

through hosting public expert talks or individual recommendations to experts based on a contact list. 

It would be useful for MNC to have a generic co-sharing agreement with optional schedules for 

potential co-sharers to review and discuss prior to entering into any formal agreement. 

Recognition is needed at all levels of government for co-sharing, or ‘co-housing’, as a housing form 

which would meet the needs of the emerging cohort of older people, particularly of those whose 

income is low or derived from government entitlements.  

Facilitation and support for scoping, planning and executing arrangements for co-sharing is likely to 

make a substantial difference to the uptake of co-sharing residential arrangements for this group. 

1.0 Introduction  
 

1.1 Purpose of Stage 3(b) 
The aim of Stage 3b) was to investigate, document and report the views of relevant legal/financial 

professionals about the legal, financial, taxation, social security and regulatory factors which impact 

on dual and multiple residential options identified in previous phases of this research project.  
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In our previous workshops and interviews, issues were raised that needed further legal and financial 

advice, such as: 

 Different models and legal structures for achieving secure tenure via long term leases, group 

ownership, and/or different tenure on the land and building elements of a property (e.g. 

leasing land; owning the building)  

 Issues regarding legacy on leaving the community e.g. investment, debt, inheritance; 

 Rules and/or a contract for community governance;  

 Different successful financial models including understanding of commercial viability and 

income opportunities related to co-housing and ensuring cost security over the long term.  

 

The Contract will be completed on submission of two articles, one academic and the other for The 

Conversation by the end Sept 2018 at which the final milestone payment will be due.  

  

2.0 Research Methods  
 

2.1 Data collection 
 
A focus group was originally proposed to be comprised of legal professionals, financial/investment 

management specialists, urban planners and staff of relevant government departments investigating 

legal, financial and regulatory barriers and enablers to dual or multiple occupancy options identified 

in stages 1, 2 and 3.  A couple of failed attempts at organising a focus group with these diverse 

experts, resulted in individual interviews, one conducted by Dr Baldwin; the rest by Kelli Dendle.  In 

all, four participants were interviewed: a lawyer specialising in contract law particularly regarding 

retirement villages who works for Community Legal Service (P1); a Community Housing Provider 

(CHP) expert with years of experience (P2); an expert on affordable housing policy and practice (P3); 

and informal discussion with a practitioner providing insight and direction to relevant publicly 

available resources for further information (P4).  The other people/ places we shortlisted either 

pulled out, or turned out not to have the specific expertise we were seeking. Time limits did not 

allow seeking out additional sources.  

 

2.2 Data analysis 
 

Notes were hand-written or typed during the sessions and either read back to participants to 

confirm insights were correctly captured, or were sent back to the participant afterwards to review 

and refine as appropriate. Thematic analysis was undertaken through iterative review to identify 

themes.    

 
 

2.3 Ethics approval 
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An amendment of the original ethics application was accepted for second and third stages for 

further interviews and focus groups.  The RPIS and focus group scripts are at Appendices 1 and 2,    

and undertaken in accordance with USC ethics approval # A/17/1032.   

 

3.0 Results and Analysis 
 
The following results are as reported by the four participants.  

Professional and Legal advice 

People considering sharing are concerned about their legal status if they share, how this might affect 

their pensions, tenure etc and fear making decisions about sharing as there are so many legal/ 

financial/ interpersonal issues that are impacted by the decision. These things need to be dealt with 

BEFORE people move in together.  As a result, consideration should be given to having 3-6 months 

lead-time. Facilitation about the agreements may be a workable approach to sort out issues that 

worry people most. It could increase uptake of sharing (P2). 

The Community Legal Service (CLS) can assist with legal issues and informal sharing agreements.  CLS 

has recently created one for another project. USC legal and social work students are involved with 

CLS.  Mentors such as retired social workers may be able to help with the social aspects (P2). 

If a person was considering sharing/ purchasing together they should seek advice from a Legal 

expert, Centrelink (Human Services), and a Care package assessor if relevant now or the foreseeable 

future (e.g. Blue Care).  If the property is owned (or part owned) by a person and they live in it - 

including if other part-owners live there - it is treated as the Principal Place of Residence for each 

owner. Ensure that legal advice is sought prior to making any decisions though, because there are 

numerous considerations. (P4) 

The biggest issues in co-sharing are not the physical issues but social and interpersonal.  Mediation 

was seen of more value than the building considerations/ structure/s in one project. It became clear 

that interpersonal elements were more important than built environment elements in the success of 

people living together. (P3) 

Current experience working with older people’s mental health is that many clients might benefit 

from the opportunity to have a shared, stable, affordable housing option. A small subset of clients 

would not be considered appropriate for sharing, however he considers that a vast majority of 

clients would be suitable and interested. Where housing is not appropriate, people become involved 

in the health system. There are many benefits of appropriate shared housing - financial, social etc. 

(P3) 

The complexity of finance and regulation about pensions, payments, affordability, sharing etc. with 
regard to housing, the worry these cause people, and their impact on decision making continue to 
be an ongoing problem which never seems to be resolved. (P3) 
 

 Co-sharing housing agreement or contract 
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This might be a basic agreement with commitment to negotiating in good faith, to making best 

endeavours to make a workable share house, then with schedules attached re costs, rules, and a 

process for what approach will be taken if something new comes up. (P1) 

Legal instruments are different to the informal ‘things to consider’ and ‘how to protect yourself’ 

information that would be useful for potential sharers. Current info on ‘flatmates.com etc.’ is not 

evidence based and of dubious value.  There is a need for information and material focussed on the 

needs of potential sharers & professionals who support them. 

An issue with multiple tenants is parking/ number of car parking allocations. If residences built for 

sharing then transport is important, possibility of council relaxation of parking spaces to improve 

affordability (P2)  

There is little information and contemporary research on a) selecting, matching and facilitating 

potential compatible co-tenants for successful sharing; and b) mediation and support approaches to 

ensure ongoing success. There is a strong need for this information and research. (P3) 

Legacy and exit strategy 

Legal advice prior to entering a sharing arrangement is needed to ensure that individuals understand 

their legal situation ahead of time, make an informed decision and are protected if they choose to 

leave. People may choose to leave earlier than planned for a variety of reasons which might typically 

include: the residence no longer meets their needs; they do not like the place; their family has 

moved elsewhere; or they need a higher level of care than is possible under current arrangements. 

They should not feel trapped in what is called ‘exit fee syndrome’, i.e. that if they leave after 

investing in an arrangement, they won’t have sufficient capital for elsewhere; those fully informed 

with their eyes open are more likely to have a positive experience. (P1) 

People worry about lack of safeguards to fall back on if the sharing relationship breaks down. This is 

so important that it can prevent people acting towards this outcome, even if they think it’s a good 

idea in theory (P2). 

In comparison retirement villages may deliver a standard of living that some seniors normally 

couldn’t afford because the payment is deferred until they leave (e.g. through death). (P1) 

Costs and ability to pay 

Retirement Villages are built and aimed at people on the aged pension – in some cases they take a 

portion of the pension to allow right to occupy. (P1) 

Homeowners/ tenants/ sharers affected differently by Centrelink pension eligibility issues (P2). 

Each individual living situation is unique and is assessed individually. What applies to one individual 

may not apply to another though they outwardly appear to have equivalent circumstances. 

Every individual situation is different when people co-reside in a residential property. The person/s; 

ownership status; number of people; relationship/s between and among people; dwelling (house/ 

apartment/ secondary dwelling etc); tenancy arrangements; location; cost; income and assets of 

parties; formal/ informal status of arrangement; intention to be temporary/ permanent; services 

provided e.g. does board include meals…which ones… who cooks… how is it worked out… is it always 

the same? 



The information contained in this paper is intended to assist discussion about co-housing for seniors in 
Maleny. It does not represent the views of Maleny neighbourhood Centre or USC, and is the researchers’ 
interpretation of participants’ interviews. Readers should conduct their own inquiries before making any 
decisions.  

 

A complete reassessment must be done if anything changes e.g. if tenant in a room in the house 

moves downstairs in the same property to a granny flat. 

For government pension and support recipients all income and assets are assessed in detail by 

Centrelink staff for calculation of entitlements.  All details of living arrangements must be disclosed 

by all parties e.g.: 

 Complete financial situation and transactions e.g. wages, real estate, annuity, shares, 

deemed income, etc. 

 What inclusions and services are provided e.g. for boarder, if and which meals, washing etc. 

 Interpersonal relationship/s. 

 

All changes must be advised to Centrelink within 14 days.  Changes can affect eligibility for payments 

and income support e.g. rent assistance. 

There are different assessment processes/ requirements for different programs e.g. age pension/ 

superannuation/ aged care packages/ NDIS/ indigenous programs. There are different age limits/ 

requirements for different programs e.g. age pension/ superannuation funds access/ aged care 

packages/ NDIS/ indigenous status. People may be subject to any or all of these as they transition 

through different age groups or their circumstances change.  Legislation changes over time, but in 

addition to that some of these elements have in-built variation in their application e.g. changing age 

for age pension eligibility – there is now a sliding scale depending on date of birth. (P4) 

The ‘Newstart’ program for people seeking employment is linked to pension age e.g. 67 but this does 

not align with the superannuation preservation age.  There have also recently been changes to 

legislation around retirement villages and manufactured homes.  The financial and regulatory 

environment is extremely complex and constantly changing.  (P4) 

Tenure arrangements 

Legally there is a hierarchy of security: freehold, long term lease, and licence to occupy – this is 

somewhat disrupted where housing is provided by a not-for-profit provider.  The following simplified 

explanations differentiate between types of tenure in Queensland as understood by the interviewer. 

Legal advice should be sought about individual circumstances, and no plans or decisions should be 

made based on this information. 

A Retirement village provides an independent living unit on a surveyed lease registered on the title, 

so it is owned subject to a lease. These villages are typically age restricted. 

A Manufactured home park is not registered as a retirement village and its tenants can potentially 

be of any age. The resident owns their own home but not land.  The site agreement is not registered 

on the land title; it is a contract; it is not a lease but is a licence to occupy. Tenants pay an inflated 

value for the house which covers the cost of living in that location ie. the up-front payment is about 

the same as for house and land.  The long term risk is that the park owner can change the home park 

into something else, though the interviewee has never heard of anyone doing so, but this model is 

theoretically less secure. There is also the possibility of additional fees.   

A Body Corporate (BC) is strata- titled and is a strict legal regime under the Body Corporate and 

Community management Act 1997.  The greatest concern for many older people is with losing 

control and submitting some of their fate to the BC Committee, and the possible risk of conflict.   



The information contained in this paper is intended to assist discussion about co-housing for seniors in 
Maleny. It does not represent the views of Maleny neighbourhood Centre or USC, and is the researchers’ 
interpretation of participants’ interviews. Readers should conduct their own inquiries before making any 
decisions.  

 

To own a share of a house, in Queensland the legal option is to be ‘tenants in common’. If there are 

two parties and one party dies, 100% is owned by the other party. The portions do not have to be 

equal, it might depend on the layout of the house e.g. someone might have a bigger private space. 

Tenants in common has risks as a dual/ multiple occupancy purchase mechanism e.g. apportioning 

equity and protections to all parties.  Tenants in common can be set up in varied ways as agreed by 

the parties.  An issue might be whether the bank wants to take on such as mortgage if there is debt 

on the dwelling. What would happen if one party defaults on payment – would the whole house be 

the security – if so, it would allow the bank to sell the entire property. It’s impossible for an aged 

care pensioner to get a mortgage. (P1) 

Residents need to have documented plans for a potential future ‘divorce’, that is a landowners’ 

agreement including obligations such as sharing costs of rates and water/power; process for making 

decisions; conflict resolution processes; arrangements if one person wants to leave or sell out, a 

process is needed for the remaining people to approve new person buying on, and for the leaver to 

continue to pay costs until there is a suitable buyer.  

A dual or multiple occupancy residence could potentially be set up under legislation which applies to 

a boarding house.  Its success depends on the attitude of the owner; this approach might be 

workable for a not-for-profit housing provider. It’s covered by the Residential Tenancy and Rooming 

Accommodation Act 2008 where it is referred to as rooming accommodation in which each resident 

occupies a room, and shares other rooms or facilities with one or more other residents. The Act 

prescribes minimum housing standards.  Renters are protected by a residential tenancy agreement.   

A Caravan park is the least secure. Residents have a residential tenancy over a site, usually month by 

month.  If one could get a lease instead of a tenancy agreement that would be better as it would be 

registered on the title.  Few new caravan parks are being developed for permanent residents; they 

mainly cater for temporary visitors and grey nomads. The interviewee gave an example of a person 

who bought a caravan in a Caloundra park; the caravan had a deck which was within the boundaries 

of its site when built, but the sites were reconfigured, and the deck then encroached onto the 

neighbouring site.  As a condition of sale the deck must be removed so it no longer encroaches on 

adjacent land.  This represents a huge loss of value to the caravan owner.   

Companies and trusts are highly complex – this is a serious issue/ barrier to uptake as a purchase 

model, even though these models might be the best option currently available overall (P4). 

 

Financing construction/redevelopment 

Planning constraints are serious issues impacting on availability of smaller appropriate housing for 

this group. 3x 4 bedroom units are treated differently and are easier to get approval for than 12 x 1 

bedrooms on the same site, though they would deliver the same number of ‘liveable units/ 

bedrooms’. Historical Maroochy guidelines meant that small dwellings were too hard to get through 

planning approval, even though they might suit the end user.  Planning constraints are such that it is 

difficult to build smaller dwellings on a block of land; at the same time, smaller block sizes cannot go 

on forever.  

A major component of cost of dwellings is land. Finance rule of thumb is that approx. $50% is house/ 

$50% is land but this doesn’t hold for tiny land sizes, so makes financing difficult.  Where even very 
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small lot sizes sell for $200K+ there could be finance issues as it is unlikely that a purchaser would be 

able to build a dwelling for approx. $50K (P3)  

Finance is difficult to impossible for low income older people to access (P1, P3) 

4.0 Discussion 
 

4.1 Summary of outcomes 
 

Our participants suggested that the biggest issues about co-sharing are not the physical design, but 

the legal, financial, social and interpersonal issues related to entering, maintaining and leaving a co-

sharing commitment. If these can be resolved to an individual’s satisfaction, it will improve the 

attraction to co-sharing.   

Because of the complexity, potential co-sharers need to seek their own individual advice from a legal 

expert, Centrelink (Human Services). If relevant they may also need to seek advice about other 

contributing factors e.g. care packages or superannuation. 

There are advantages and disadvantages to each type of tenure arrangement, so it is important to 

understand ahead of time all the legal and financial implications. Organisations such as Community 

Legal Services (CLS) can provide individual legal and related social work advice. No matter what type 

of tenure, CLS recommends a legal (or informal) agreement for co-sharers that is generic in nature 

with attached schedules about fees, cost-sharing, and house rules. These need to clearly set out 

what happens if someone leaves the sharing arrangement.  

Pensions and financial support through Centrelink is complex, varies according to the individual’s 

situation, and is subject to legislative change. Other financial aspects which may affect older people, 

including superannuation and care packages, are not aligned in terms of age and eligibility meaning 

that individualised advice from multiple sectors is needed ahead of every decision. In addition, 

Centrelink needs to be notified if circumstances such as living arrangements, cost-sharing or income 

change. 

The legal situation regarding co-ownership or co-sharing of dwellings for older people is complex 

and is impacted by regulatory and financial pressure from all levels of government and the finance 

sector. There is currently no recognition of co-sharing, or co-housing as a housing form which would 

meet the needs of the emerging cohort of older people, particularly of those whose income is low or 

derived from government entitlements. 

4.2 Implications 
 

In our initial community consultation, participants talked about not wanting to enter into something 

that might be difficult to get out of, or might have unanticipated personal and financial 

consequences in the short and long-term.  For this project, we found that gathering the relevant 

information was complex and time consuming.  Unless there is some expert and supportive 

intervention, we suggest this would be a demanding, possible expensive and potentially 

overwhelming exercise for a homeowner or potential sharer.  Comments during early consultation 
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phases suggest that people can be ‘frozen with uncertainty’ and unable or unwilling to make a 

decision in the face of this level of complexity and perceived risk. There were individuals who were 

identified as staying with what they knew, even where it was sub-optimal.  

MNC may need to play a facilitation role, possibly with use of retired social workers or other 

volunteers to connect potential co-sharers with legal (CLS),  financial (Centrelink), and other advice 

as required.  Assembling a contact list of the range of specialists and experts would be useful. 

Potential participants may need assistance with framing their questions and comparing and 

understanding options and implications for them personally.  

Future co-sharing arrangements would benefit from a standard co-sharing agreement with 

suggested options for schedules that cover fees; cost-sharing arrangements; roles and 

responsibilities; facility access (parking) and exit arrangements.  

MNC may also consider whether it should partner with a community housing organisation in relation 

to some of the more complex matters.  

It should be noted that older adults are at higher risk of disability, poverty and have historically 

lower levels of education. There is also a higher level of chronic health issues within this age cohort. 

Taken together these factors suggest that this group may gain substantial benefits from the social 

support and reduction in costs that co-sharing could provide. However these factors also make it 

more difficult for some older adults to engage in the range and complexity of legal and financial 

consultations that have been identified above.  

Our expert participants suggested that areas for future investigation should include: 

1. Assembling information sources focussed on the needs of potential sharers and 

professionals who support them; 

2. Selection/ matching of potential tenants for success; and   

3. Mediation approaches to ensure ongoing success.  

With some searching, such information may be already available.   

4.3 Limitations of the study 
Due to difficulty gathering all participants together at the same time, separate interviews took place. 

On one hand this allowed more time to draw out the strengths of each participant; on the other, we 

were unable to foster an exploratory inquiry or brainstorming environment as we would have 

preferred.  While we relied on a small group of participants, we suggest that the main theme, that 

every situation is different and needs to be evaluated individually, would remain valid.   

5. 0 Conclusion 
The purpose of this phase of the study was to explore the financial and legal barriers and enablers to 

development of dual or multiple occupancy residential environment in Maleny.  

The legal and financial arrangements need to be evaluated individually for each co-sharing 

arrangement, and each individual person.  MNC could play a facilitation role and assist with making 

available a standard agreement with optional schedules.  
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interpretation of participants’ interviews. Readers should conduct their own inquiries before making any 
decisions.  

 

Recognition is needed at all levels of government for co-sharing, or ‘co-housing’, as a housing form 

which could meet the needs of the emerging cohort of older people, particularly of those whose 

income is low or derived from government entitlements. 

Facilitation and support for scoping, planning and executing arrangements for co-sharing is likely to 

make a substantial difference to the uptake of co-sharing residential arrangements for this group. 
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Appendix 1: Research information sheet for legal and financial 

professionals’ focus group/interviews  
 

Innovative Housing Solutions for Aging in Place in Maleny 

Ethics approval number: A/17/1032 
 

Purpose 

Over the last several years key Maleny groups, including Rotary and the Maleny Neighbourhood 
Centre (MNC), have been investigating housing issues in the region.  The various processes have 
revealed that there is a clear problem regarding affordable appropriate housing for people of all 
ages in the Maleny area.  MNC was successful in getting a grant from the Queensland government to 
investigate housing solutions, focusing on multiple occupancy options that might work for older 
Maleny and district residents.  MNC is partnering with University of Sunshine Coast on the first 
phase of the research. 

Contacts  

The research team consists of Chief Investigator Assoc Prof Claudia Baldwin, and Kelli Dendle, 

University of the Sunshine Coast and Maleny Neighbourhood Centre.  Please direct questions to: 

Claudia Baldwin  
Email: cbaldwin@usc.edu.au 

Phone: 07 5430 1283 
Kelli Dendle  

Email:  kdendle@usc.edu.au 
Phone: 07 3051 6310 

 

Participant experience 
You have been invited to take part in this project because you have previously indicated an interest 

in the topic and have legal and financial expertise.  If you agree to take part, you will be asked to 
participate in a focus group which will take approximately 3 hours of your time.  In the focus group 

we will present results of the first stage of the study in which seniors and community support 

workers have indicated the kind of housing that is working well, or not working well, for older 
residents in the Maleny area. We are interested in exploring your professional expertise about 
places that would be suitable for dual or multiple occupancy, how sharing could occur, and 
acceptability of possible funding and resourcing options. 
 

Risks and benefits 
There are no specific risks involved in this project.  While you will not receive any direct benefits for 

participating, your information will help MNC develop options for multiple housing models. 
 

Participation, consent, and confidentiality 

Participation in the focus group is voluntary, and you may discontinue at any time without penalty.  
We will audio-record each group discussion for cross-checking accuracy of our note-taking, but will 

be not be able to identify individuals. Hence it will not be possible to withdraw your contribution 
after you have participated.  Consent is implied by your participation in the focus group.  Consent is 

for the use of your results in this project as well as future related research projects. 

 
Results 

If you would like a summary of findings of this research project, please email one of the two contact 
people above.  Non-identifiable results may be presented at conferences or meetings, or by 

publication. 

 

mailto:cbaldwin@usc.edu.au
mailto:kdendle@usc.edu.au


The information contained in this paper is intended to assist discussion about co-housing for seniors in 
Maleny. It does not represent the views of Maleny neighbourhood Centre or USC, and is the researchers’ 
interpretation of participants’ interviews. Readers should conduct their own inquiries before making any 
decisions.  

 

Complaints / Concerns 

If you have any complaints about the way this research project is being conducted you can raise 
them with the Principal Researcher.  If you prefer an independent person, contact the Chairperson 

of the Human Research Ethics Committee at the University: (c/- the Research Ethics Officer, Office 
of Research, University of the Sunshine Coast, Maroochydore DC 4558; telephone (07) 5459 4574; 

email humanethics@usc.edu.au). 

 
The researchers, the University of the Sunshine Coast, and the MNC thank you for your participation 
in this study. 
 
 
 

Appendix 2: Script - legal and financial professionals’ focus 

group/interviews  
 

 

Script - Focus group – legal and financial professionals 

Invitees: e.g. legal and financial professionals with expertise in affordable housing, property, shared 

housing.  

Introduction 

Over the last several years key Maleny groups, including Rotary and the Maleny Neighbourhood 

Centre (MNC), have been investigating housing issues in the region.  In 2014 Rotary funded research 

into homelessness in Maleny and in 2015 MNC held two community consultations called “the 

housing conversations” where groups could present project proposals to address the housing issues 

facing the community.  These processes led to the formation of several groups which have been 

working to identify and address specific housing issues in this community. 

There is a clear problem in Maleny about affordable appropriate housing for people of all ages and 

this project is focusing on older residents.  MNC has been involved in a number of the housing 

projects and was successful in getting a grant from the Queensland government to investigate 

multiple occupancy options that might work for Maleny and district residents.  

We did an earlier consultation with older members of the community which resulted the following 

outcomes. [show ppt]. We are interested in what your feedback on:  

a) legal issues around ownership, rental and multiple occupancy housing  

b) financial issues around ownership, rental and multiple occupancy housing 

c) What is your experience in current practice in terms of barriers and enablers to fulfil these 

needs. E.g. any rules and regulations that could impact fulfilling these needs. 

 

 [Record on butchers papers]  

 

mailto:humanethics@usc.edu.au
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THAN 500mm FROM INTERNAL CORNERS EXCEPT WHERE ON THE ARCHITRAVE ON THE LATCH SIDE AS SHOWN IN FIGURE 37 (OF
AS1428.1).

ROCKER ACTION AND TOGGLE SWITCHES SHALL BE PROVIDED AND HAVE A MINIMUM DIMENSION OF 30 x 30mm. PUSH-PAD SWITCHES
SHALL HAVE A MINIMUM DIMENSION OF 25mm IN DIAMETER.
GENERAL PURPOSE OUTLETS SHALL BE LOCATED NOT LESS THAN 600mm NOR MORE THAN 1100mm ABOVE THE FINISHED PLANE OF
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WATER TAPS : WATER TAPS SHALL CONFORM TO THE FOLLOWING :
a) TAPS SHALL HAVE LEVER HANDLES, SENSOR PLATES, OR OTHER CONTROLS.
b) LEVER HANDLES SHALL HAVE NOT LESS THAN 50mm CLEARANCE FROM AN ADJACENT SURFACE.
c) WHERE SEPERATE TAPS ARE PROVIDED FOR HOT AND COLD WATER, THE HOT WATER TAP SHALL BE PLACED TO THE LEFT OF THE
COLD WATER TAP FOR HORIZONTAL CONFIGURATIONS, OR ABOVE THE COLD WATER TAP FOR VERTICLE CONFIGURATIONS.
d) WHERE HOT WATER IS PROVIDED, THE WATER SHALL BE DELIVERED THROUGH A MIXING SPOUT.

DOORS, MUST HAVE APPROVED LEVER TYPE HANDLES TO AS1428.1 2009

CIRCULATION : ALL CIRCULATION SPACES SHALL CONFORM TO THE BCA 2016, AS1428.1 2009 AND TO THE ACCEPTANCE OF THE LOCAL
AUTHORITY.

FALLS AND GRADES : ALL FALLS AND GRADES SHOULD BE TO AS1428.1 2009 STANDARD.

TILING : WALL TILES SHOULD BE CUT TO SUIT FALLS. FLOOR TILES SHOULD BE CUT WHERE CHANGES IN FALLS CREATE HAZADOUS
FINISHES.

STANDARD DETS
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GENERALLY
● CONSTRUCTION SHALL BE IN ACCORDANCE WITH THESE
REFERENCED DOCUMENTS:
1.  THE BUILDING CODE OF AUSTRALIA (BCA 2016-VOL 2)
2.  AUSTRALIAN STANDARDS
3.  AUSTRALIAN DOMESTIC CONSTRUCTION MANUAL
4.  TIMBER QUEENSLAND LIMITED TIMBER FRAMING
MANUALS

● THE CONTRACTOR IS TO MAKE HIMSELF FULLY AWARE OF
THE SITE, ITS LOCATION, CONDITIONS AND THE EXTENT OF
WORK PRIOR TO TENDERING AND ANY CONSTRUCTION
WORK ON SITE

● ANY DISCREPANCIES FOUND BETWEEN ARCHITECTURAL
AND CONSULTANT'S DRAWINGS SHALL BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE ARCHITECT FOR
RESOLUTION

● ALL DIMENSIONS ARE IN MILLIMETRES (UNLESS NOTED
OTHERWISE) USE FIGURED DIMENSIONS ONLY - DO NOT
SCALE

● THE HIERARCHY OF DOCUMENTATION IS:
1.   THE BUILDING CONTRACT
2.   WRITTEN SPECIFICATIONS (IF ANY)
3.   REFERENCED DOCUMENTS
4.   ENGINEER'S DRAWINGS
5.   ARCHITECTURAL DRAWINGS
6.   THESE GENERAL NOTES
7.   SCHEDULES (IF ANY)
8.   MANUFACTURER'S SPECIFICATIONS

MATERIALS
● ALL MATERIALS SHALL BE NEW (UNO)
● MATERIALS SHALL BE STORED AND FIXED IN ACCORDANCE
WITH MANUFACTURER'S SPECIFICATION
● PROVIDE PROTECTIVE COVERINGS, AND THE LIKE, FOR
THE PROPER PERFORMANCE OF THE WORK

CHANGES DURING CONSTRUCTION
● UNDER NO CIRCUMSTANCES MAY THE DRAWINGS, OR THE
SPECIFICATION, BE DEPARTED FROM WITHOUT WRITTEN
AUTHORISATION OF THE ARCHITECT OR THE BUILDING
CERTIFIER
● THE ARCHITECT ACCEPTS NO RESPONSIBLITY FOR THE
ENTIRE BUILDING OR STRUCTURE IF CHANGES OR
ALTERATIONS ARE MADE TO ANY PART PRIOR TO, OR
DURING, CONSTRUCTION WITHOUT WRITTEN APPROVAL.

TERMITE MANAGEMENT
● TERMITE TREATMENT TO BE IN ACCORDANCE WITH ONE
OR MORE METHODS SPECIFIED IN AS 3660.1 - 2000 AND BCA
2016 PART 3.1.3
● AT LEAST TWO DURABLE NOTICES MUST BE
PERMANENTLY FIXED TO THE BUILDING IN PROMINENT
LOCATIONS SUCH AS IN A METER BOX AND A KITCHEN
CUPBOARD, OR THE LIKE, DESCRIBING METHOD OF
TREATMENT, DATE OF INSTALLATION, LIFE EXPECTANCY
WHERE CHEMICAL BARRIER IS USED, AND THE INSTALLERS
RECOMMENDATIONS FOR THE SCOPE AND FREQUENCY OF
FUTURE INSPECTIONS FOR TERMITE ACTIVITY.

STORMWATER DRAINAGE
● THE ROOF DRAINAGE SYSTEM SHALL NOT ALLOW ANY
OVERFLOW DURING HEAVY RAIN PERIODS TO FLOW BACK
INTO THE BUILDING.
● SIZE OF GUTTERS AND DOWNPIPES SHALL BE IN
ACCORDANCE WITH BCA 2016 TABLE 3.5.2.2
● GUTTERS MUST BE INSTALLED WITH A FALL OF NOT LESS
THAN 1:500 FOR EAVES GUTTERS AND 1:100 FOR BOX
GUTTERS.
● EAVES GUTTERS MUST BE FIXED BY BRACKETS SECURELY
FIXED AT STOP ENDS AT MAXIMUM 1.2M CENTRES.
● VALLEY GUTTERS ON A ROOF WITH A PITCH GREATER
THAN 12.5DEG MUST HAVE WIDTH OF NO LESS THAN 400MM
AND BE WIDE ENOUGH TO ALLOW THE ROOF COVERINGS TO
OVERHANG NOT LESS THAN 150MM EACH SIDE OF THE
GUTTER.
● VALLEY GUTTERS ON A ROOF WITH NOT MORE THAN 12.5
DEG MUST BE DESIGNED AS BOX GUTTERS.
● DOWNPIPES MUST NOT SERVE MORE THAN 12M OF
GUTTER LENGTH FOR EACH DOWNPIPE AND BE LOCATED
AS CLOSE AS POSSIBLE TO VALLEY GUTTERS. IF
DOWNPIPES ARE MORE THAN 1.2M FROM THE VALLEY,
PROVISION FOR OVERFLOW MUST BE MADE TO THE
GUTTER.
● SURFACE DRAINAGE SHALL BE DISCHARGED EVENLY
WITHIN THE SITE AND WITHOUT NUISANCE TO ADJOINING
PROPERTIES.

BUILDING SERVICES
● SERVICES MUST NOT BE CHASED INTO CONCRETE OR
MASONRY WALLS.
● ALL PLUMBING AND DRAINAGE WORK TO BE IN
ACCORDANCE WITH AUSTRALIAN NATIONAL PLUMBING
CODE AS3500 AND LOCAL COUNCIL WATER SUPPLY AND
PLUMBING CODE. SEWERAGE AND STORM WATER PIPES
SHALL BE 100MM DIA. UNLESS NOTED OTHERWISE. PIPE
GRADIENTS SHALL BE NOT LESS THAN 1 IN 60 FOR
SEWERAGE LINES (100MM DIA.) DRAIN AND 1 IN 100 FOR
STORMWATER LINES.
● PIPES SHALL BE LAID COMPLETE WITH ALL NECESSARY
BENDS, TRAPS JUNCTIONS AND INSPECTION OPENINGS.
● ALL TRAPS AND STORM WATER GULLIES ARE TO BE
ENCASED IN CONCRETE WITH GRATES.
● TEST ALL DRAINS IN THE PRESENCE OF THE REGULATORY
AUTHORITIES' INSPECTOR, BEFORE BACK-FILLING OR
ENCASING.

HEALTH AND AMENITY
● WET AREAS MUST BE WATERPROOF OR WATER
RESISTANT IN ACCORDANCE WITH BCA 2016 TABLE 3.8.1.1
● WET AREA CONSTRUCTION, DRAINAGE AND
WATERPROOFING SHALL BE IN ACCORDANCE WITH BCA
2016 PART 3.8
● DOORS SWINGING INTO TOILET COMPARTMENTS TO BE
FITTED WITH LIFT OFF HINGES.

GLAZING
● PERFORMANCE REQUIREMENTS ARE SATISFIED FOR
GLAZING AND WINDOWS IN EXTERNAL WALLS IF DESIGNED
AND CONSTRUCTED IN ACCORDANCE WITH AS 2047 AND
BCA 2016 PART 3.6

ENERGY EFFICIENCY
● THERMAL INSULATION, SHADING, VENTILATION,
GLAZING, BUILDING SEALING AND SERVICES SHALL
COMPLY WITH ENERGY EFFICIENCY PROVISIONS NOTED
IN BCA 2016 PART 3.12
● THE ROOF AND WALL INSULATION MUST OVERLAP SO
THAT THEY FORM A CONTINUOUS THERMAL BARRIER.
● THE BUILDER SHALL NOT CHANGE THE SPECIFIED SIZE,
MATERIAL AND DESIGN OF ANY PART OF THE BUILDING
WITHOUT CONSULTING THE ARCHITECT, AS THESE COULD
AFFECT THE ENERGY ASSESSMENT RATING.

STAIRS AND BALUSTRADES
● STAIR AND BALUSTRADE CONSTRUCTION SHALL BE IN
ACCORDANCE WITH BCA 2016 PARTS 3.9.1 AND 3.9.2
● RISES AND GOINGS SHALL BE CONSISTENT
THROUGHOUT EACH FLIGHT (EXCEPT IN WINDER)
● RISERS SHALL NOT ALLOW 125MM SPHERE TO PASS
THROUGH TREADS.
● TREADS MUST HAVE NON-SKID STRIP NEAR THE EDGE
OF NOSING.
● THE GOING (G), RISER (R) AND SLOPE RELATIONSHIP
QUANTITY (2R+G) MUST BE IN ACCORDANCE WITH BCA
2016 FIGURE 3.9.1.2
● FOR FLOORS MORE THAN 4M ABOVE THE SURFACE
BENEATH, ANY HORIZONTAL ELEMENTS WITHIN THE
BALUSTRADE OR OTHER BARRIER BETWEEN 150MM AND
760MM ABOVE THE FLOOR SHALL NOT FACILITATE
CLIMBING.
● STAINLESS STEEL BALUSTRADES: ARE TO BE 316 GRADE
MARINE GRADE STAINLESS. HORIZONTAL CABLES @ 80
SPACINGS WITH MID SPAN DEFLECTION SPACERS TO COMPLY
WITH BCA CODES. PROVIDE CERTIFICATION &
CERTIFICATE ON COMPLETION.

PAINTING
● APPLY STRICTLY IN ACCORANCE WITH
MANUFACTURERS SPECIFICATIONS.
● A MINIMUM 3 COAT SYSTEM IS TO BE PROVIDED.
● ALL EXTERNAL TIMBER TO BE PAINTED IS TO BE PRIMED
IN ACCORDANCE WITH MANUFACTURERS
SPECIFICATIONS.

COMPLETION
● ON COMPLETION OF THE WORKS, CLEAR THE SITE OF
ALL DEBRIS, RUBBISH, ETC.
● INTERNALLY REMOVE ALL STAINS, DIRT, DUST, PAINT
DROPPINGS, ETC AND CLEAN ALL WINDOWS, FLOORS,
WALLS AND CEILING.
● COLLECT AND LABEL KEYS AND HAND OVER TO CLIENT.
● SUPPLY A COPY OF THE APPLICABLE FOLLOWING
REPORTS / CERTIFICATES TO THE CERTIFIER TO ENABLE A
CERTIFICATE OF OCCUPANCY TO BE ISSUED:
 1)  SITE CLASSIFICATION REPORT
 2)  ENGINEERS CERTIFICATE
 3)  SOIL COMPACTION REPORT (IF ANY)
 4)  TERMITE MANAGEMENT CERTIFICATE
 5)  WALL FRAMING MANUFACTURERS CERTIFICATE
 6)  ROOF TRUSS MANUFACTURERS CERTIFICATE
 7)  WATERPROOFING OF WET AREAS CERTIFICATE
 8)  GLAZING CERTIFICATE
 9)  ELECTRICITY AUTHORITY TEST NOTICE
10)  GAS SUPPLY TEST NOTICE
11)  ANY OTHER RELEVANT CERTIFICATE

OTHER
● VEHICLE CROSSOVER SHALL COMPLY WITH LOCAL
AUTHORITY REQUIREMENTS.

GENERAL NOTES
CLASS 1 &10 BUILDINGS FOOTINGS AND SLABS

● EXCAVATION OF FOOTING AND FILLING UNDER CONCRETE
SLABS TO BE IN ACCORDANCE WITH BCA 2016 PART 3.2.2
● REFER TO ENGINEERS DRAWINGS FOR DETAILS OF CONCRETE
AND REINFORCING.
● A VAPOUR BARRIER MUST BE INSTALLED, AS DETERMINED IN
ACCORDANCE WITH CRITERIA SPECIFIED IN AS 2870 CLAUSE
5.3.3.2(C) UNDER SLAB ON GROUND CONSTRUCTION FOR ALL
CLASS 1 BUILDINGS AND FOR CLASS 10 BUILDINGS WHERE THE
SLAB IS CONTINUOUS WITH THE SLAB OF CLASS 1 BUILDING.
● THE PLATFORM IMMEDIATELY SURROUNDING THE BUILDING
SHALL FALL AWAY FROM THE RESIDENCE AT A SLOPE OF MINIMUM
1 IN 20.
● ANY CUT AND FILL IN GROUND EXCEEDING 1000MM SHALL BE
PROTECTED BY AN ENGINEERED RETAINING WALL.
● ALL LEVELS MENTIONED ON THE DRAWINGS SHALL BE VERIFIED
ON SITE DURING SET-OUT AND PRIOR TO COMMENCEMENT OF
ANY FILL OR EXCAVATION.
● PROVIDE AGRICULTURAL DRAIN TO BACK OF EXTERNAL
BLOCKWORK RETAINING WALL WHERE ANY CUT AND FILL IS DONE.
● UNRETAINED BATTER WALL (IF ANY) SHALL NOT EXCEED 45DEG
FOR CLAY AND 30DEG FOR SAND.
● WHERE BRITTLE FLOOR COVERINGS, SUCH AS CERAMIC TILES,
ARE TO BE USED OVER AN AREA GREATER THAN 16SQM PROVIDE
ADDITIONAL REINFORCING TO THE SLAB AS SPECIFIED IN BCA
2016 PART 3.2.5.3

MASONRY
● MASONRY STRUCTURES SHALL COMPLY WITH AS 3700
● REFER TO ENGINEERS DETAILS FOR REINFORCEMENT AND
CONTROL JOINTS IN MASONRY WALLS.
● IN BRICK VENEER AND CAVITY MASONRY CONSTRUCTION, THE
CAVITY BETWEEN THE INNER AND OUTER WALLS FOR BRICK
VENEER SHALL NOT BE LESS THAN 25 MM WIDTH AND CAVITY
MASONRY NOT LESS THAN 35MM OR MORE THAN 65MM WIDTH.
● OPEN PERPENDICULAR JOINTS (WEEP HOLES) MUST BE
CREATED IN THE COURSE IMMEDIATELY ABOVE ANY DPC OR
FLASHING AT CENTRES NOT EXCEEDING 1.2M AS STATED BCA 2016
PART 3.3.4.3
● HEIGHT OF DPC SHALL BE NOT LESS THAN 150MM ABOVE THE
ADJACENT GROUND LEVEL, OR 75MM ABOVE THE EXTERNAL
FINISHED SURFACE OR 50MM ABOVE FINISHED PAVED,
CONCRETED OR LANDSCAPED AREAS THAT ARE PROTECTED
WITH THE DIRECT EFFECT OF WEATHER BY A CARPORT,
VERANDAH OR THE LIKE.

TIMBER STRUCTURE
● TIMBER STRUCTURES SHALL COMPLY WITH AS 1684 AND BCA
2016 PART 3.4.3

FIRE PROTECTION
● SMOKE ALARMS SHALL BE LOCATED ON CEILINGS IN
ACCORDANCE WITH BCA 2016 PART 3.7.2.
● SMOKE ALARMS IN THE DWELLING MUST:
I) BE PHOTOELECTRIC (AS 3786-2014); AND
II) NOT ALSO CONTAIN AN IONISATION SENSOR; AND
III) BE HARDWIRED TO THE MAINS POWER SUPPLY WITH A
SECONDARY POWER SOURCE
(I.E. BATTERY);
● AND
IV) BE INTERCONNECTED WITH EVERY OTHER SMOKE ALARM IN
THE DWELLING SO ALL ACTIVATE TOGETHER.
SMOKE ALARMS MUST BE INSTALLED ON EACH STOREY:
I) IN EACH BEDROOM; AND
II) IN HALLWAYS WHICH CONNECT BEDROOMS AND THE REST OF
THE DWELLING; OR
III) IF THERE IS NO HALLWAY, BETWEEN THE BEDROOMS AND
OTHER PARTS OF THE STOREY; AND
IV) IF THERE ARE NO BEDROOMS ON A STOREY AT LEAST ONE
SMOKE ALARM MUST BE INSTALLED IN
THE MOST LIKELY PATH OF TRAVEL TO EXIT THE DWELLING.

SUB FLOOR
● SUB-FLOOR SPACE MUST BE CLEARED OF ALL
BUILDING DEBRIS AND VEGETATION, BE CROSS
VENTILATED BY MEANS OF OPENINGS, CONTAIN NO
DEAD AIR SPACE, BE GRADED TO DRAW WATER AWAY
FROM BUILDING AND HAVE EVENLY SPACED
VENTILATION OPENINGS.
● IN DOUBLE LEAF MASONRY WALLS, CROSS
VENTILATION SHALL BE PROVIDED IN BOTH LEAVES
OF THE MASONRY AND ALIGNED.
● INTERNAL WALLS CONSTRUCTED IN SUB-FLOOR
SPACES MUST BE PROVIDED WITH OPENINGS
HAVING AN UNOBSTRUCTED AREA EQUIVALENT TO
THAT REQUIRED FOR THE EXTERNAL WALL.
● CLEARANCE BETWEEN THE GROUND SURFACE
AND THE UNDERSIDE OF THE FLOOR MUST BE IN
ACCORDANCE WITH BCA 2016 FIGURE 3.4.1.b
● SUB-FLOOR VENTILATION OPENINGS IN INTERNAL
WALLS MUST BE IN ACCORDANCE WITH BCA 2016
TABLE 3.4.1.2
● WHERE VENTILATION IS OBSTRUCTED BY PATIOS,
PAVING OR THE LIKE, ADDITIONAL VENTILATION
MUST BE PROVIDED TO ENSURE THAT THE OVERALL
LEVEL OF VENTILATION IS MAINTAINED.
● WHERE THE GROUND OR SUB-FLOOR SPACE IS
EXCESSIVELY SUBJECT TO FREQUENT FLOODING,
THE REQUIRED VENTILATION SHALL BE INCREASED
BY 50% OR A SEALED IMPERVIOUS MEMBRANE MUST
BE PROVIDED OVER THE GROUND, OR DURABILITY
CLASS 1 OR 2 TIMBER, OR H3 PRESERVATIVE
TREATED TIMBERS MUST BE USED IN ACCORDANCE
WITH AS1684 PARTS 2, 3 + 4.

CORROSION PROTECTION
● ALL FASTENERS EXPOSED EXTERNALLY SHALL BE
HOT DIPPED GALVANIZED.
● WHERE IN CONTACT WITH CCA TREATED TIMBER,
THEY SHALL BE HOT DIPPED GALVANIZED AND
COATED WITH EPOXY PAINT, OR AS OTHERWISE
APPROVED.

ROOF TILING
● ROOF TILES SHALL COMPLY WITH AS2049 AND BE
INSTALLED, FIXED AND FLASHED IN ACCORDANCE
WITH THE RELEVANT PROVISIONS OF BCA 2016 PART
3.5.1.2

METAL ROOF SHEETING
● ROOF SHEETING SHALL COMPLY WITH AS 1562 -
1992
● SHEETS MUST BE LAID USING COMPLETE LENGTHS
FROM EAVES TO RIDGE.
●ROOF FLASHING AND CAPPING MUST BE PURPOSE
MADE, MACHINE-FOLDED SHEET METAL SECTION OF
MATERIALS COMPATIBLE WITH ALL UP AND
DOWNSTREAM METAL ROOF COVERING.  MATERIALS
IN ACCORDANCE WITH BCA 2016 PART 3.5.1.3(C)
● COLLAR FLASHING MUST PERMIT THE TOTAL
DRAINAGE OF THE AREA ABOVE THE PENETRATION.
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7200 x 8300 2ND DWELLING.
PLUS OUTDOOR LIVING AREA.

OPTIONAL SECOND DWELLING
AS PER COUNCIL REQUIREMENTS

UP TO 60m²

2100 x 3000
ROOF TO
ACCESS

5500x6000 CARPORT.
RELAXATION REQUIRED

AREA CALCS
Zone Number

01
02
03

NAME
LOWER LEVEL
LOUNGE AREA
UPPER BEDROOM AREA

AREA
74.87
90.96
69.83
235.66 m2

N

EXISTING SITE PLAN
SCALE 1:200 @ A3

PROPOSED SITE PLAN
SCALE 1:200 @ A3

NO ADDITIONAL INTERNAL
AREA IN REVISED DESIGN.
OPTIONAL CARPORT OF 33m²
IF APPROVAL IS OBTAINED.
LIFT WILL BE ROOFED AND
WILL BE 7.0m²
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RELOCATE STAIRS

INSTALL
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REPLACE DOOR
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PROPOSED LEVEL 1+2 PLAN
SCALE 1:100 @ A3

PROPOSED LOWER LEVEL
SCALE 1:100 @ A3

LEGEND
AFFL - ABOVE FINISHED FLOOR LEVEL
BRM - BROOM CPD
CPD - CUPBOARD
L - LAUNDRY TUB
LIN - LINEN CPD
M.SC. MOBILITY SCOOTER PARK
OS - OPEN SHELVES
POS - PULL OUT SHELF
RH - ROBE HOOKS
SD - COMPLIANT SMOKE DETECTOR
SK - SINK
TR - TOWEL RAIL
TRH - TOILET ROLL HOLDER
VB -  VANITY BASIN, CLEAR SPACE
        FOR KNEE & PROTECTION.
W/CHAIR - WHEELCHAIR STORAGE
WM - WASHING MACHINE
WC - 750 PAN
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1,1
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1,9
00
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FALLS 1:80 TO 1:100
TO BATHROOM AREA LEVEL OF PERIMETER OF

FLOOR TILING IN SHOWER
AREA

TOP OF
ZONE

BOTTOM OF
ZONE

ZONE FOR TAPS &
SOAP HOLDER WITH 50
CLEAR TO SHOWER BAR.

TOP OF SHOWER HEAD
SUPPORT BAR. 1880 - 1900

TOP OF GRAB RAIL
800 TO 810.

WALL OUTLET PLUS
BACKFLOW PREVENTION
DEVICE. 700 ±5

FOLDING SEAT

800 MAX
580 TO 600

FALLS & GRADES:
FLOOR & WASTE OUTLETS. SHOWERS.
(a) THE FLOOR OF THE SHOWER RECESS AND ASSOCIATED
CIRCULATION SPACE SHALL BE SELF DRAINING AND WITHOUT
A STEPDOWN, RAISED STEP KERB OR HOB AT THE ENTRY
TO THE RECESS.
(b) THE WASTE OUTLET FOR THE SHOWER SHALL
BE PROVIDED IN ACCORDANCE WITH FIGURE 47.
(c) THE SLOPE OF THE FLOOR OF THE SHOWER RECESS
SHALL HAVE A GRADIENT BETWEEN 1:60 AND 1:80.
(d) THE SLOPE OF THE FLOOR TO THE REMAINDER
OF THE SANITARY FACILITY SHALL HAVE A GRADIENT
BETWEEN 1:80 AND 1:100 AS SHOWN IN FIGURE 49 OF AS1428.1.
A MINIMUM SPACE OF 1100 x 1160 SHALL BE PROVIDED, FOR TILING
A SPACE OF 1200 x 1200 IS PREFERED, DUE TO TILING AND FINISHING.

NOTE: DISABILITY WC.
MIRROR: 950 MIN Ht x 500 WIDE.
REQUIRED COAT HOOKS (2) 400 MAX FROM SHR SEAT.
SHELF, 120MIN DEPTH x 400 LONG 900-1000 ABOVE THE FLOOR.
SOAP DISPENSER, 900 ABOVE FLOOR & MIN 500 FROM CORNER.
CLOTHES HOOK, 1200-1350 ABOVE FLOOR. MAX 400 FROM
SHOWER SEAT.
PORTABLE SANITARY DISPOSAL UNIT SHALL BE PROVIDED.
SHOWER CURTAIN TO MARKED SHOWER AREA.

FALL 1:60 TO 1:80
TO SHOWER
WASTE OUTLET SHOWER AREABATHROOM  AREA

TYPICAL FIXTURES SHOWER

TYPICAL FALLS FOR SHOWER

WET AREA NOTES
ELECTRICAL : ALL SWITCHES AND CONTROLS ON AN ACCESSABLE PATH OF TRAVEL, OTHER THAN GENERAL PURPOSE OUTLETS,
SHALL BE LOCATED NOT LESS THAN 900mm NOR MORE THAN 1100mm ABOVE THE PLANE OF THE FINISHED FLOORAND NOT LESS
THAN 500mm FROM INTERNAL CORNERS EXCEPT WHERE ON THE ARCHITRAVE ON THE LATCH SIDE AS SHOWN IN FIGURE 37 (OF
AS1428.1).

ROCKER ACTION AND TOGGLE SWITCHES SHALL BE PROVIDED AND HAVE A MINIMUM DIMENSION OF 30 x 30mm. PUSH-PAD SWITCHES
SHALL HAVE A MINIMUM DIMENSION OF 25mm IN DIAMETER.
GENERAL PURPOSE OUTLETS SHALL BE LOCATED NOT LESS THAN 600mm NOR MORE THAN 1100mm ABOVE THE FINISHED PLANE OF
THE FINISHED FLOOR AND NOT LESS THAN 500mm FROM THE INTERNAL CORNERS.

WATER TAPS : WATER TAPS SHALL CONFORM TO THE FOLLOWING :
a) TAPS SHALL HAVE LEVER HANDLES, SENSOR PLATES, OR OTHER CONTROLS.
b) LEVER HANDLES SHALL HAVE NOT LESS THAN 50mm CLEARANCE FROM AN ADJACENT SURFACE.
c) WHERE SEPERATE TAPS ARE PROVIDED FOR HOT AND COLD WATER, THE HOT WATER TAP SHALL BE PLACED TO THE LEFT OF THE
COLD WATER TAP FOR HORIZONTAL CONFIGURATIONS, OR ABOVE THE COLD WATER TAP FOR VERTICLE CONFIGURATIONS.
d) WHERE HOT WATER IS PROVIDED, THE WATER SHALL BE DELIVERED THROUGH A MIXING SPOUT.

DOORS, MUST HAVE APPROVED LEVER TYPE HANDLES TO AS1428.1 2009

CIRCULATION : ALL CIRCULATION SPACES SHALL CONFORM TO THE BCA 2016, AS1428.1 2009 AND TO THE ACCEPTANCE OF THE LOCAL
AUTHORITY.

FALLS AND GRADES : ALL FALLS AND GRADES SHOULD BE TO AS1428.1 2009 STANDARD.

TILING : WALL TILES SHOULD BE CUT TO SUIT FALLS. FLOOR TILES SHOULD BE CUT WHERE CHANGES IN FALLS CREATE HAZADOUS
FINISHES.

STANDARD DETAILS
SCALE 1:20 @ A3
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GENERALLY
● CONSTRUCTION SHALL BE IN ACCORDANCE WITH THESE
REFERENCED DOCUMENTS:
1.  THE BUILDING CODE OF AUSTRALIA (BCA 2016-VOL 2)
2.  AUSTRALIAN STANDARDS
3.  AUSTRALIAN DOMESTIC CONSTRUCTION MANUAL
4.  TIMBER QUEENSLAND LIMITED TIMBER FRAMING
MANUALS

● THE CONTRACTOR IS TO MAKE HIMSELF FULLY AWARE OF
THE SITE, ITS LOCATION, CONDITIONS AND THE EXTENT OF
WORK PRIOR TO TENDERING AND ANY CONSTRUCTION
WORK ON SITE

● ANY DISCREPANCIES FOUND BETWEEN ARCHITECTURAL
AND CONSULTANT'S DRAWINGS SHALL BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE ARCHITECT FOR
RESOLUTION

● ALL DIMENSIONS ARE IN MILLIMETRES (UNLESS NOTED
OTHERWISE) USE FIGURED DIMENSIONS ONLY - DO NOT
SCALE

● THE HIERARCHY OF DOCUMENTATION IS:
1.   THE BUILDING CONTRACT
2.   WRITTEN SPECIFICATIONS (IF ANY)
3.   REFERENCED DOCUMENTS
4.   ENGINEER'S DRAWINGS
5.   ARCHITECTURAL DRAWINGS
6.   THESE GENERAL NOTES
7.   SCHEDULES (IF ANY)
8.   MANUFACTURER'S SPECIFICATIONS

MATERIALS
● ALL MATERIALS SHALL BE NEW (UNO)
● MATERIALS SHALL BE STORED AND FIXED IN ACCORDANCE
WITH MANUFACTURER'S SPECIFICATION
● PROVIDE PROTECTIVE COVERINGS, AND THE LIKE, FOR
THE PROPER PERFORMANCE OF THE WORK

CHANGES DURING CONSTRUCTION
● UNDER NO CIRCUMSTANCES MAY THE DRAWINGS, OR THE
SPECIFICATION, BE DEPARTED FROM WITHOUT WRITTEN
AUTHORISATION OF THE ARCHITECT OR THE BUILDING
CERTIFIER
● THE ARCHITECT ACCEPTS NO RESPONSIBLITY FOR THE
ENTIRE BUILDING OR STRUCTURE IF CHANGES OR
ALTERATIONS ARE MADE TO ANY PART PRIOR TO, OR
DURING, CONSTRUCTION WITHOUT WRITTEN APPROVAL.

TERMITE MANAGEMENT
● TERMITE TREATMENT TO BE IN ACCORDANCE WITH ONE
OR MORE METHODS SPECIFIED IN AS 3660.1 - 2000 AND BCA
2016 PART 3.1.3
● AT LEAST TWO DURABLE NOTICES MUST BE
PERMANENTLY FIXED TO THE BUILDING IN PROMINENT
LOCATIONS SUCH AS IN A METER BOX AND A KITCHEN
CUPBOARD, OR THE LIKE, DESCRIBING METHOD OF
TREATMENT, DATE OF INSTALLATION, LIFE EXPECTANCY
WHERE CHEMICAL BARRIER IS USED, AND THE INSTALLERS
RECOMMENDATIONS FOR THE SCOPE AND FREQUENCY OF
FUTURE INSPECTIONS FOR TERMITE ACTIVITY.

STORMWATER DRAINAGE
● THE ROOF DRAINAGE SYSTEM SHALL NOT ALLOW ANY
OVERFLOW DURING HEAVY RAIN PERIODS TO FLOW BACK
INTO THE BUILDING.
● SIZE OF GUTTERS AND DOWNPIPES SHALL BE IN
ACCORDANCE WITH BCA 2016 TABLE 3.5.2.2
● GUTTERS MUST BE INSTALLED WITH A FALL OF NOT LESS
THAN 1:500 FOR EAVES GUTTERS AND 1:100 FOR BOX
GUTTERS.
● EAVES GUTTERS MUST BE FIXED BY BRACKETS SECURELY
FIXED AT STOP ENDS AT MAXIMUM 1.2M CENTRES.
● VALLEY GUTTERS ON A ROOF WITH A PITCH GREATER
THAN 12.5DEG MUST HAVE WIDTH OF NO LESS THAN 400MM
AND BE WIDE ENOUGH TO ALLOW THE ROOF COVERINGS TO
OVERHANG NOT LESS THAN 150MM EACH SIDE OF THE
GUTTER.
● VALLEY GUTTERS ON A ROOF WITH NOT MORE THAN 12.5
DEG MUST BE DESIGNED AS BOX GUTTERS.
● DOWNPIPES MUST NOT SERVE MORE THAN 12M OF
GUTTER LENGTH FOR EACH DOWNPIPE AND BE LOCATED
AS CLOSE AS POSSIBLE TO VALLEY GUTTERS. IF
DOWNPIPES ARE MORE THAN 1.2M FROM THE VALLEY,
PROVISION FOR OVERFLOW MUST BE MADE TO THE
GUTTER.
● SURFACE DRAINAGE SHALL BE DISCHARGED EVENLY
WITHIN THE SITE AND WITHOUT NUISANCE TO ADJOINING
PROPERTIES.

BUILDING SERVICES
● SERVICES MUST NOT BE CHASED INTO CONCRETE OR
MASONRY WALLS.
● ALL PLUMBING AND DRAINAGE WORK TO BE IN
ACCORDANCE WITH AUSTRALIAN NATIONAL PLUMBING
CODE AS3500 AND LOCAL COUNCIL WATER SUPPLY AND
PLUMBING CODE. SEWERAGE AND STORM WATER PIPES
SHALL BE 100MM DIA. UNLESS NOTED OTHERWISE. PIPE
GRADIENTS SHALL BE NOT LESS THAN 1 IN 60 FOR
SEWERAGE LINES (100MM DIA.) DRAIN AND 1 IN 100 FOR
STORMWATER LINES.
● PIPES SHALL BE LAID COMPLETE WITH ALL NECESSARY
BENDS, TRAPS JUNCTIONS AND INSPECTION OPENINGS.
● ALL TRAPS AND STORM WATER GULLIES ARE TO BE
ENCASED IN CONCRETE WITH GRATES.
● TEST ALL DRAINS IN THE PRESENCE OF THE REGULATORY
AUTHORITIES' INSPECTOR, BEFORE BACK-FILLING OR
ENCASING.

HEALTH AND AMENITY
● WET AREAS MUST BE WATERPROOF OR WATER
RESISTANT IN ACCORDANCE WITH BCA 2016 TABLE 3.8.1.1
● WET AREA CONSTRUCTION, DRAINAGE AND
WATERPROOFING SHALL BE IN ACCORDANCE WITH BCA
2016 PART 3.8
● DOORS SWINGING INTO TOILET COMPARTMENTS TO BE
FITTED WITH LIFT OFF HINGES.

GLAZING
● PERFORMANCE REQUIREMENTS ARE SATISFIED FOR
GLAZING AND WINDOWS IN EXTERNAL WALLS IF DESIGNED
AND CONSTRUCTED IN ACCORDANCE WITH AS 2047 AND
BCA 2016 PART 3.6

ENERGY EFFICIENCY
● THERMAL INSULATION, SHADING, VENTILATION,
GLAZING, BUILDING SEALING AND SERVICES SHALL
COMPLY WITH ENERGY EFFICIENCY PROVISIONS NOTED
IN BCA 2016 PART 3.12
● THE ROOF AND WALL INSULATION MUST OVERLAP SO
THAT THEY FORM A CONTINUOUS THERMAL BARRIER.
● THE BUILDER SHALL NOT CHANGE THE SPECIFIED SIZE,
MATERIAL AND DESIGN OF ANY PART OF THE BUILDING
WITHOUT CONSULTING THE ARCHITECT, AS THESE COULD
AFFECT THE ENERGY ASSESSMENT RATING.

STAIRS AND BALUSTRADES
● STAIR AND BALUSTRADE CONSTRUCTION SHALL BE IN
ACCORDANCE WITH BCA 2016 PARTS 3.9.1 AND 3.9.2
● RISES AND GOINGS SHALL BE CONSISTENT
THROUGHOUT EACH FLIGHT (EXCEPT IN WINDER)
● RISERS SHALL NOT ALLOW 125MM SPHERE TO PASS
THROUGH TREADS.
● TREADS MUST HAVE NON-SKID STRIP NEAR THE EDGE
OF NOSING.
● THE GOING (G), RISER (R) AND SLOPE RELATIONSHIP
QUANTITY (2R+G) MUST BE IN ACCORDANCE WITH BCA
2016 FIGURE 3.9.1.2
● FOR FLOORS MORE THAN 4M ABOVE THE SURFACE
BENEATH, ANY HORIZONTAL ELEMENTS WITHIN THE
BALUSTRADE OR OTHER BARRIER BETWEEN 150MM AND
760MM ABOVE THE FLOOR SHALL NOT FACILITATE
CLIMBING.
● STAINLESS STEEL BALUSTRADES: ARE TO BE 316 GRADE
MARINE GRADE STAINLESS. HORIZONTAL CABLES @ 80
SPACINGS WITH MID SPAN DEFLECTION SPACERS TO COMPLY
WITH BCA CODES. PROVIDE CERTIFICATION &
CERTIFICATE ON COMPLETION.

PAINTING
● APPLY STRICTLY IN ACCORANCE WITH
MANUFACTURERS SPECIFICATIONS.
● A MINIMUM 3 COAT SYSTEM IS TO BE PROVIDED.
● ALL EXTERNAL TIMBER TO BE PAINTED IS TO BE PRIMED
IN ACCORDANCE WITH MANUFACTURERS
SPECIFICATIONS.

COMPLETION
● ON COMPLETION OF THE WORKS, CLEAR THE SITE OF
ALL DEBRIS, RUBBISH, ETC.
● INTERNALLY REMOVE ALL STAINS, DIRT, DUST, PAINT
DROPPINGS, ETC AND CLEAN ALL WINDOWS, FLOORS,
WALLS AND CEILING.
● COLLECT AND LABEL KEYS AND HAND OVER TO CLIENT.
● SUPPLY A COPY OF THE APPLICABLE FOLLOWING
REPORTS / CERTIFICATES TO THE CERTIFIER TO ENABLE A
CERTIFICATE OF OCCUPANCY TO BE ISSUED:
 1)  SITE CLASSIFICATION REPORT
 2)  ENGINEERS CERTIFICATE
 3)  SOIL COMPACTION REPORT (IF ANY)
 4)  TERMITE MANAGEMENT CERTIFICATE
 5)  WALL FRAMING MANUFACTURERS CERTIFICATE
 6)  ROOF TRUSS MANUFACTURERS CERTIFICATE
 7)  WATERPROOFING OF WET AREAS CERTIFICATE
 8)  GLAZING CERTIFICATE
 9)  ELECTRICITY AUTHORITY TEST NOTICE
10)  GAS SUPPLY TEST NOTICE
11)  ANY OTHER RELEVANT CERTIFICATE

OTHER
● VEHICLE CROSSOVER SHALL COMPLY WITH LOCAL
AUTHORITY REQUIREMENTS.

GENERAL NOTES
CLASS 1 &10 BUILDINGS FOOTINGS AND SLABS

● EXCAVATION OF FOOTING AND FILLING UNDER CONCRETE
SLABS TO BE IN ACCORDANCE WITH BCA 2016 PART 3.2.2
● REFER TO ENGINEERS DRAWINGS FOR DETAILS OF CONCRETE
AND REINFORCING.
● A VAPOUR BARRIER MUST BE INSTALLED, AS DETERMINED IN
ACCORDANCE WITH CRITERIA SPECIFIED IN AS 2870 CLAUSE
5.3.3.2(C) UNDER SLAB ON GROUND CONSTRUCTION FOR ALL
CLASS 1 BUILDINGS AND FOR CLASS 10 BUILDINGS WHERE THE
SLAB IS CONTINUOUS WITH THE SLAB OF CLASS 1 BUILDING.
● THE PLATFORM IMMEDIATELY SURROUNDING THE BUILDING
SHALL FALL AWAY FROM THE RESIDENCE AT A SLOPE OF MINIMUM
1 IN 20.
● ANY CUT AND FILL IN GROUND EXCEEDING 1000MM SHALL BE
PROTECTED BY AN ENGINEERED RETAINING WALL.
● ALL LEVELS MENTIONED ON THE DRAWINGS SHALL BE VERIFIED
ON SITE DURING SET-OUT AND PRIOR TO COMMENCEMENT OF
ANY FILL OR EXCAVATION.
● PROVIDE AGRICULTURAL DRAIN TO BACK OF EXTERNAL
BLOCKWORK RETAINING WALL WHERE ANY CUT AND FILL IS DONE.
● UNRETAINED BATTER WALL (IF ANY) SHALL NOT EXCEED 45DEG
FOR CLAY AND 30DEG FOR SAND.
● WHERE BRITTLE FLOOR COVERINGS, SUCH AS CERAMIC TILES,
ARE TO BE USED OVER AN AREA GREATER THAN 16SQM PROVIDE
ADDITIONAL REINFORCING TO THE SLAB AS SPECIFIED IN BCA
2016 PART 3.2.5.3

MASONRY
● MASONRY STRUCTURES SHALL COMPLY WITH AS 3700
● REFER TO ENGINEERS DETAILS FOR REINFORCEMENT AND
CONTROL JOINTS IN MASONRY WALLS.
● IN BRICK VENEER AND CAVITY MASONRY CONSTRUCTION, THE
CAVITY BETWEEN THE INNER AND OUTER WALLS FOR BRICK
VENEER SHALL NOT BE LESS THAN 25 MM WIDTH AND CAVITY
MASONRY NOT LESS THAN 35MM OR MORE THAN 65MM WIDTH.
● OPEN PERPENDICULAR JOINTS (WEEP HOLES) MUST BE
CREATED IN THE COURSE IMMEDIATELY ABOVE ANY DPC OR
FLASHING AT CENTRES NOT EXCEEDING 1.2M AS STATED BCA 2016
PART 3.3.4.3
● HEIGHT OF DPC SHALL BE NOT LESS THAN 150MM ABOVE THE
ADJACENT GROUND LEVEL, OR 75MM ABOVE THE EXTERNAL
FINISHED SURFACE OR 50MM ABOVE FINISHED PAVED,
CONCRETED OR LANDSCAPED AREAS THAT ARE PROTECTED
WITH THE DIRECT EFFECT OF WEATHER BY A CARPORT,
VERANDAH OR THE LIKE.

TIMBER STRUCTURE
● TIMBER STRUCTURES SHALL COMPLY WITH AS 1684 AND BCA
2016 PART 3.4.3

FIRE PROTECTION
● SMOKE ALARMS SHALL BE LOCATED ON CEILINGS IN
ACCORDANCE WITH BCA 2016 PART 3.7.2.
● SMOKE ALARMS IN THE DWELLING MUST:
I) BE PHOTOELECTRIC (AS 3786-2014); AND
II) NOT ALSO CONTAIN AN IONISATION SENSOR; AND
III) BE HARDWIRED TO THE MAINS POWER SUPPLY WITH A
SECONDARY POWER SOURCE
(I.E. BATTERY);
● AND
IV) BE INTERCONNECTED WITH EVERY OTHER SMOKE ALARM IN
THE DWELLING SO ALL ACTIVATE TOGETHER.
SMOKE ALARMS MUST BE INSTALLED ON EACH STOREY:
I) IN EACH BEDROOM; AND
II) IN HALLWAYS WHICH CONNECT BEDROOMS AND THE REST OF
THE DWELLING; OR
III) IF THERE IS NO HALLWAY, BETWEEN THE BEDROOMS AND
OTHER PARTS OF THE STOREY; AND
IV) IF THERE ARE NO BEDROOMS ON A STOREY AT LEAST ONE
SMOKE ALARM MUST BE INSTALLED IN
THE MOST LIKELY PATH OF TRAVEL TO EXIT THE DWELLING.

SUB FLOOR
● SUB-FLOOR SPACE MUST BE CLEARED OF ALL
BUILDING DEBRIS AND VEGETATION, BE CROSS
VENTILATED BY MEANS OF OPENINGS, CONTAIN NO
DEAD AIR SPACE, BE GRADED TO DRAW WATER AWAY
FROM BUILDING AND HAVE EVENLY SPACED
VENTILATION OPENINGS.
● IN DOUBLE LEAF MASONRY WALLS, CROSS
VENTILATION SHALL BE PROVIDED IN BOTH LEAVES
OF THE MASONRY AND ALIGNED.
● INTERNAL WALLS CONSTRUCTED IN SUB-FLOOR
SPACES MUST BE PROVIDED WITH OPENINGS
HAVING AN UNOBSTRUCTED AREA EQUIVALENT TO
THAT REQUIRED FOR THE EXTERNAL WALL.
● CLEARANCE BETWEEN THE GROUND SURFACE
AND THE UNDERSIDE OF THE FLOOR MUST BE IN
ACCORDANCE WITH BCA 2016 FIGURE 3.4.1.b
● SUB-FLOOR VENTILATION OPENINGS IN INTERNAL
WALLS MUST BE IN ACCORDANCE WITH BCA 2016
TABLE 3.4.1.2
● WHERE VENTILATION IS OBSTRUCTED BY PATIOS,
PAVING OR THE LIKE, ADDITIONAL VENTILATION
MUST BE PROVIDED TO ENSURE THAT THE OVERALL
LEVEL OF VENTILATION IS MAINTAINED.
● WHERE THE GROUND OR SUB-FLOOR SPACE IS
EXCESSIVELY SUBJECT TO FREQUENT FLOODING,
THE REQUIRED VENTILATION SHALL BE INCREASED
BY 50% OR A SEALED IMPERVIOUS MEMBRANE MUST
BE PROVIDED OVER THE GROUND, OR DURABILITY
CLASS 1 OR 2 TIMBER, OR H3 PRESERVATIVE
TREATED TIMBERS MUST BE USED IN ACCORDANCE
WITH AS1684 PARTS 2, 3 + 4.

CORROSION PROTECTION
● ALL FASTENERS EXPOSED EXTERNALLY SHALL BE
HOT DIPPED GALVANIZED.
● WHERE IN CONTACT WITH CCA TREATED TIMBER,
THEY SHALL BE HOT DIPPED GALVANIZED AND
COATED WITH EPOXY PAINT, OR AS OTHERWISE
APPROVED.

ROOF TILING
● ROOF TILES SHALL COMPLY WITH AS2049 AND BE
INSTALLED, FIXED AND FLASHED IN ACCORDANCE
WITH THE RELEVANT PROVISIONS OF BCA 2016 PART
3.5.1.2

METAL ROOF SHEETING
● ROOF SHEETING SHALL COMPLY WITH AS 1562 -
1992
● SHEETS MUST BE LAID USING COMPLETE LENGTHS
FROM EAVES TO RIDGE.
●ROOF FLASHING AND CAPPING MUST BE PURPOSE
MADE, MACHINE-FOLDED SHEET METAL SECTION OF
MATERIALS COMPATIBLE WITH ALL UP AND
DOWNSTREAM METAL ROOF COVERING.  MATERIALS
IN ACCORDANCE WITH BCA 2016 PART 3.5.1.3(C)
● COLLAR FLASHING MUST PERMIT THE TOTAL
DRAINAGE OF THE AREA ABOVE THE PENETRATION.
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GENERALLY
● CONSTRUCTION SHALL BE IN ACCORDANCE WITH THESE
REFERENCED DOCUMENTS:
1.  THE BUILDING CODE OF AUSTRALIA (BCA 2016-VOL 2)
2.  AUSTRALIAN STANDARDS
3.  AUSTRALIAN DOMESTIC CONSTRUCTION MANUAL
4.  TIMBER QUEENSLAND LIMITED TIMBER FRAMING
MANUALS

● THE CONTRACTOR IS TO MAKE HIMSELF FULLY AWARE OF
THE SITE, ITS LOCATION, CONDITIONS AND THE EXTENT OF
WORK PRIOR TO TENDERING AND ANY CONSTRUCTION
WORK ON SITE

● ANY DISCREPANCIES FOUND BETWEEN ARCHITECTURAL
AND CONSULTANT'S DRAWINGS SHALL BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE ARCHITECT FOR
RESOLUTION

● ALL DIMENSIONS ARE IN MILLIMETRES (UNLESS NOTED
OTHERWISE) USE FIGURED DIMENSIONS ONLY - DO NOT
SCALE

● THE HIERARCHY OF DOCUMENTATION IS:
1.   THE BUILDING CONTRACT
2.   WRITTEN SPECIFICATIONS (IF ANY)
3.   REFERENCED DOCUMENTS
4.   ENGINEER'S DRAWINGS
5.   ARCHITECTURAL DRAWINGS
6.   THESE GENERAL NOTES
7.   SCHEDULES (IF ANY)
8.   MANUFACTURER'S SPECIFICATIONS

MATERIALS
● ALL MATERIALS SHALL BE NEW (UNO)
● MATERIALS SHALL BE STORED AND FIXED IN ACCORDANCE
WITH MANUFACTURER'S SPECIFICATION
● PROVIDE PROTECTIVE COVERINGS, AND THE LIKE, FOR
THE PROPER PERFORMANCE OF THE WORK

CHANGES DURING CONSTRUCTION
● UNDER NO CIRCUMSTANCES MAY THE DRAWINGS, OR THE
SPECIFICATION, BE DEPARTED FROM WITHOUT WRITTEN
AUTHORISATION OF THE ARCHITECT OR THE BUILDING
CERTIFIER
● THE ARCHITECT ACCEPTS NO RESPONSIBLITY FOR THE
ENTIRE BUILDING OR STRUCTURE IF CHANGES OR
ALTERATIONS ARE MADE TO ANY PART PRIOR TO, OR
DURING, CONSTRUCTION WITHOUT WRITTEN APPROVAL.

TERMITE MANAGEMENT
● TERMITE TREATMENT TO BE IN ACCORDANCE WITH ONE
OR MORE METHODS SPECIFIED IN AS 3660.1 - 2000 AND BCA
2016 PART 3.1.3
● AT LEAST TWO DURABLE NOTICES MUST BE
PERMANENTLY FIXED TO THE BUILDING IN PROMINENT
LOCATIONS SUCH AS IN A METER BOX AND A KITCHEN
CUPBOARD, OR THE LIKE, DESCRIBING METHOD OF
TREATMENT, DATE OF INSTALLATION, LIFE EXPECTANCY
WHERE CHEMICAL BARRIER IS USED, AND THE INSTALLERS
RECOMMENDATIONS FOR THE SCOPE AND FREQUENCY OF
FUTURE INSPECTIONS FOR TERMITE ACTIVITY.

STORMWATER DRAINAGE
● THE ROOF DRAINAGE SYSTEM SHALL NOT ALLOW ANY
OVERFLOW DURING HEAVY RAIN PERIODS TO FLOW BACK
INTO THE BUILDING.
● SIZE OF GUTTERS AND DOWNPIPES SHALL BE IN
ACCORDANCE WITH BCA 2016 TABLE 3.5.2.2
● GUTTERS MUST BE INSTALLED WITH A FALL OF NOT LESS
THAN 1:500 FOR EAVES GUTTERS AND 1:100 FOR BOX
GUTTERS.
● EAVES GUTTERS MUST BE FIXED BY BRACKETS SECURELY
FIXED AT STOP ENDS AT MAXIMUM 1.2M CENTRES.
● VALLEY GUTTERS ON A ROOF WITH A PITCH GREATER
THAN 12.5DEG MUST HAVE WIDTH OF NO LESS THAN 400MM
AND BE WIDE ENOUGH TO ALLOW THE ROOF COVERINGS TO
OVERHANG NOT LESS THAN 150MM EACH SIDE OF THE
GUTTER.
● VALLEY GUTTERS ON A ROOF WITH NOT MORE THAN 12.5
DEG MUST BE DESIGNED AS BOX GUTTERS.
● DOWNPIPES MUST NOT SERVE MORE THAN 12M OF
GUTTER LENGTH FOR EACH DOWNPIPE AND BE LOCATED
AS CLOSE AS POSSIBLE TO VALLEY GUTTERS. IF
DOWNPIPES ARE MORE THAN 1.2M FROM THE VALLEY,
PROVISION FOR OVERFLOW MUST BE MADE TO THE
GUTTER.
● SURFACE DRAINAGE SHALL BE DISCHARGED EVENLY
WITHIN THE SITE AND WITHOUT NUISANCE TO ADJOINING
PROPERTIES.

BUILDING SERVICES
● SERVICES MUST NOT BE CHASED INTO CONCRETE OR
MASONRY WALLS.
● ALL PLUMBING AND DRAINAGE WORK TO BE IN
ACCORDANCE WITH AUSTRALIAN NATIONAL PLUMBING
CODE AS3500 AND LOCAL COUNCIL WATER SUPPLY AND
PLUMBING CODE. SEWERAGE AND STORM WATER PIPES
SHALL BE 100MM DIA. UNLESS NOTED OTHERWISE. PIPE
GRADIENTS SHALL BE NOT LESS THAN 1 IN 60 FOR
SEWERAGE LINES (100MM DIA.) DRAIN AND 1 IN 100 FOR
STORMWATER LINES.
● PIPES SHALL BE LAID COMPLETE WITH ALL NECESSARY
BENDS, TRAPS JUNCTIONS AND INSPECTION OPENINGS.
● ALL TRAPS AND STORM WATER GULLIES ARE TO BE
ENCASED IN CONCRETE WITH GRATES.
● TEST ALL DRAINS IN THE PRESENCE OF THE REGULATORY
AUTHORITIES' INSPECTOR, BEFORE BACK-FILLING OR
ENCASING.

HEALTH AND AMENITY
● WET AREAS MUST BE WATERPROOF OR WATER
RESISTANT IN ACCORDANCE WITH BCA 2016 TABLE 3.8.1.1
● WET AREA CONSTRUCTION, DRAINAGE AND
WATERPROOFING SHALL BE IN ACCORDANCE WITH BCA
2016 PART 3.8
● DOORS SWINGING INTO TOILET COMPARTMENTS TO BE
FITTED WITH LIFT OFF HINGES.

GLAZING
● PERFORMANCE REQUIREMENTS ARE SATISFIED FOR
GLAZING AND WINDOWS IN EXTERNAL WALLS IF DESIGNED
AND CONSTRUCTED IN ACCORDANCE WITH AS 2047 AND
BCA 2016 PART 3.6

ENERGY EFFICIENCY
● THERMAL INSULATION, SHADING, VENTILATION,
GLAZING, BUILDING SEALING AND SERVICES SHALL
COMPLY WITH ENERGY EFFICIENCY PROVISIONS NOTED
IN BCA 2016 PART 3.12
● THE ROOF AND WALL INSULATION MUST OVERLAP SO
THAT THEY FORM A CONTINUOUS THERMAL BARRIER.
● THE BUILDER SHALL NOT CHANGE THE SPECIFIED SIZE,
MATERIAL AND DESIGN OF ANY PART OF THE BUILDING
WITHOUT CONSULTING THE ARCHITECT, AS THESE COULD
AFFECT THE ENERGY ASSESSMENT RATING.

STAIRS AND BALUSTRADES
● STAIR AND BALUSTRADE CONSTRUCTION SHALL BE IN
ACCORDANCE WITH BCA 2016 PARTS 3.9.1 AND 3.9.2
● RISES AND GOINGS SHALL BE CONSISTENT
THROUGHOUT EACH FLIGHT (EXCEPT IN WINDER)
● RISERS SHALL NOT ALLOW 125MM SPHERE TO PASS
THROUGH TREADS.
● TREADS MUST HAVE NON-SKID STRIP NEAR THE EDGE
OF NOSING.
● THE GOING (G), RISER (R) AND SLOPE RELATIONSHIP
QUANTITY (2R+G) MUST BE IN ACCORDANCE WITH BCA
2016 FIGURE 3.9.1.2
● FOR FLOORS MORE THAN 4M ABOVE THE SURFACE
BENEATH, ANY HORIZONTAL ELEMENTS WITHIN THE
BALUSTRADE OR OTHER BARRIER BETWEEN 150MM AND
760MM ABOVE THE FLOOR SHALL NOT FACILITATE
CLIMBING.
● STAINLESS STEEL BALUSTRADES: ARE TO BE 316 GRADE
MARINE GRADE STAINLESS. HORIZONTAL CABLES @ 80
SPACINGS WITH MID SPAN DEFLECTION SPACERS TO COMPLY
WITH BCA CODES. PROVIDE CERTIFICATION &
CERTIFICATE ON COMPLETION.

PAINTING
● APPLY STRICTLY IN ACCORANCE WITH
MANUFACTURERS SPECIFICATIONS.
● A MINIMUM 3 COAT SYSTEM IS TO BE PROVIDED.
● ALL EXTERNAL TIMBER TO BE PAINTED IS TO BE PRIMED
IN ACCORDANCE WITH MANUFACTURERS
SPECIFICATIONS.

COMPLETION
● ON COMPLETION OF THE WORKS, CLEAR THE SITE OF
ALL DEBRIS, RUBBISH, ETC.
● INTERNALLY REMOVE ALL STAINS, DIRT, DUST, PAINT
DROPPINGS, ETC AND CLEAN ALL WINDOWS, FLOORS,
WALLS AND CEILING.
● COLLECT AND LABEL KEYS AND HAND OVER TO CLIENT.
● SUPPLY A COPY OF THE APPLICABLE FOLLOWING
REPORTS / CERTIFICATES TO THE CERTIFIER TO ENABLE A
CERTIFICATE OF OCCUPANCY TO BE ISSUED:
 1)  SITE CLASSIFICATION REPORT
 2)  ENGINEERS CERTIFICATE
 3)  SOIL COMPACTION REPORT (IF ANY)
 4)  TERMITE MANAGEMENT CERTIFICATE
 5)  WALL FRAMING MANUFACTURERS CERTIFICATE
 6)  ROOF TRUSS MANUFACTURERS CERTIFICATE
 7)  WATERPROOFING OF WET AREAS CERTIFICATE
 8)  GLAZING CERTIFICATE
 9)  ELECTRICITY AUTHORITY TEST NOTICE
10)  GAS SUPPLY TEST NOTICE
11)  ANY OTHER RELEVANT CERTIFICATE

OTHER
● VEHICLE CROSSOVER SHALL COMPLY WITH LOCAL
AUTHORITY REQUIREMENTS.

GENERAL NOTES
CLASS 1 &10 BUILDINGS FOOTINGS AND SLABS

● EXCAVATION OF FOOTING AND FILLING UNDER CONCRETE
SLABS TO BE IN ACCORDANCE WITH BCA 2016 PART 3.2.2
● REFER TO ENGINEERS DRAWINGS FOR DETAILS OF CONCRETE
AND REINFORCING.
● A VAPOUR BARRIER MUST BE INSTALLED, AS DETERMINED IN
ACCORDANCE WITH CRITERIA SPECIFIED IN AS 2870 CLAUSE
5.3.3.2(C) UNDER SLAB ON GROUND CONSTRUCTION FOR ALL
CLASS 1 BUILDINGS AND FOR CLASS 10 BUILDINGS WHERE THE
SLAB IS CONTINUOUS WITH THE SLAB OF CLASS 1 BUILDING.
● THE PLATFORM IMMEDIATELY SURROUNDING THE BUILDING
SHALL FALL AWAY FROM THE RESIDENCE AT A SLOPE OF MINIMUM
1 IN 20.
● ANY CUT AND FILL IN GROUND EXCEEDING 1000MM SHALL BE
PROTECTED BY AN ENGINEERED RETAINING WALL.
● ALL LEVELS MENTIONED ON THE DRAWINGS SHALL BE VERIFIED
ON SITE DURING SET-OUT AND PRIOR TO COMMENCEMENT OF
ANY FILL OR EXCAVATION.
● PROVIDE AGRICULTURAL DRAIN TO BACK OF EXTERNAL
BLOCKWORK RETAINING WALL WHERE ANY CUT AND FILL IS DONE.
● UNRETAINED BATTER WALL (IF ANY) SHALL NOT EXCEED 45DEG
FOR CLAY AND 30DEG FOR SAND.
● WHERE BRITTLE FLOOR COVERINGS, SUCH AS CERAMIC TILES,
ARE TO BE USED OVER AN AREA GREATER THAN 16SQM PROVIDE
ADDITIONAL REINFORCING TO THE SLAB AS SPECIFIED IN BCA
2016 PART 3.2.5.3

MASONRY
● MASONRY STRUCTURES SHALL COMPLY WITH AS 3700
● REFER TO ENGINEERS DETAILS FOR REINFORCEMENT AND
CONTROL JOINTS IN MASONRY WALLS.
● IN BRICK VENEER AND CAVITY MASONRY CONSTRUCTION, THE
CAVITY BETWEEN THE INNER AND OUTER WALLS FOR BRICK
VENEER SHALL NOT BE LESS THAN 25 MM WIDTH AND CAVITY
MASONRY NOT LESS THAN 35MM OR MORE THAN 65MM WIDTH.
● OPEN PERPENDICULAR JOINTS (WEEP HOLES) MUST BE
CREATED IN THE COURSE IMMEDIATELY ABOVE ANY DPC OR
FLASHING AT CENTRES NOT EXCEEDING 1.2M AS STATED BCA 2016
PART 3.3.4.3
● HEIGHT OF DPC SHALL BE NOT LESS THAN 150MM ABOVE THE
ADJACENT GROUND LEVEL, OR 75MM ABOVE THE EXTERNAL
FINISHED SURFACE OR 50MM ABOVE FINISHED PAVED,
CONCRETED OR LANDSCAPED AREAS THAT ARE PROTECTED
WITH THE DIRECT EFFECT OF WEATHER BY A CARPORT,
VERANDAH OR THE LIKE.

TIMBER STRUCTURE
● TIMBER STRUCTURES SHALL COMPLY WITH AS 1684 AND BCA
2016 PART 3.4.3

FIRE PROTECTION
● SMOKE ALARMS SHALL BE LOCATED ON CEILINGS IN
ACCORDANCE WITH BCA 2016 PART 3.7.2.
● SMOKE ALARMS IN THE DWELLING MUST:
I) BE PHOTOELECTRIC (AS 3786-2014); AND
II) NOT ALSO CONTAIN AN IONISATION SENSOR; AND
III) BE HARDWIRED TO THE MAINS POWER SUPPLY WITH A
SECONDARY POWER SOURCE
(I.E. BATTERY);
● AND
IV) BE INTERCONNECTED WITH EVERY OTHER SMOKE ALARM IN
THE DWELLING SO ALL ACTIVATE TOGETHER.
SMOKE ALARMS MUST BE INSTALLED ON EACH STOREY:
I) IN EACH BEDROOM; AND
II) IN HALLWAYS WHICH CONNECT BEDROOMS AND THE REST OF
THE DWELLING; OR
III) IF THERE IS NO HALLWAY, BETWEEN THE BEDROOMS AND
OTHER PARTS OF THE STOREY; AND
IV) IF THERE ARE NO BEDROOMS ON A STOREY AT LEAST ONE
SMOKE ALARM MUST BE INSTALLED IN
THE MOST LIKELY PATH OF TRAVEL TO EXIT THE DWELLING.

SUB FLOOR
● SUB-FLOOR SPACE MUST BE CLEARED OF ALL
BUILDING DEBRIS AND VEGETATION, BE CROSS
VENTILATED BY MEANS OF OPENINGS, CONTAIN NO
DEAD AIR SPACE, BE GRADED TO DRAW WATER AWAY
FROM BUILDING AND HAVE EVENLY SPACED
VENTILATION OPENINGS.
● IN DOUBLE LEAF MASONRY WALLS, CROSS
VENTILATION SHALL BE PROVIDED IN BOTH LEAVES
OF THE MASONRY AND ALIGNED.
● INTERNAL WALLS CONSTRUCTED IN SUB-FLOOR
SPACES MUST BE PROVIDED WITH OPENINGS
HAVING AN UNOBSTRUCTED AREA EQUIVALENT TO
THAT REQUIRED FOR THE EXTERNAL WALL.
● CLEARANCE BETWEEN THE GROUND SURFACE
AND THE UNDERSIDE OF THE FLOOR MUST BE IN
ACCORDANCE WITH BCA 2016 FIGURE 3.4.1.b
● SUB-FLOOR VENTILATION OPENINGS IN INTERNAL
WALLS MUST BE IN ACCORDANCE WITH BCA 2016
TABLE 3.4.1.2
● WHERE VENTILATION IS OBSTRUCTED BY PATIOS,
PAVING OR THE LIKE, ADDITIONAL VENTILATION
MUST BE PROVIDED TO ENSURE THAT THE OVERALL
LEVEL OF VENTILATION IS MAINTAINED.
● WHERE THE GROUND OR SUB-FLOOR SPACE IS
EXCESSIVELY SUBJECT TO FREQUENT FLOODING,
THE REQUIRED VENTILATION SHALL BE INCREASED
BY 50% OR A SEALED IMPERVIOUS MEMBRANE MUST
BE PROVIDED OVER THE GROUND, OR DURABILITY
CLASS 1 OR 2 TIMBER, OR H3 PRESERVATIVE
TREATED TIMBERS MUST BE USED IN ACCORDANCE
WITH AS1684 PARTS 2, 3 + 4.

CORROSION PROTECTION
● ALL FASTENERS EXPOSED EXTERNALLY SHALL BE
HOT DIPPED GALVANIZED.
● WHERE IN CONTACT WITH CCA TREATED TIMBER,
THEY SHALL BE HOT DIPPED GALVANIZED AND
COATED WITH EPOXY PAINT, OR AS OTHERWISE
APPROVED.

ROOF TILING
● ROOF TILES SHALL COMPLY WITH AS2049 AND BE
INSTALLED, FIXED AND FLASHED IN ACCORDANCE
WITH THE RELEVANT PROVISIONS OF BCA 2016 PART
3.5.1.2

METAL ROOF SHEETING
● ROOF SHEETING SHALL COMPLY WITH AS 1562 -
1992
● SHEETS MUST BE LAID USING COMPLETE LENGTHS
FROM EAVES TO RIDGE.
●ROOF FLASHING AND CAPPING MUST BE PURPOSE
MADE, MACHINE-FOLDED SHEET METAL SECTION OF
MATERIALS COMPATIBLE WITH ALL UP AND
DOWNSTREAM METAL ROOF COVERING.  MATERIALS
IN ACCORDANCE WITH BCA 2016 PART 3.5.1.3(C)
● COLLAR FLASHING MUST PERMIT THE TOTAL
DRAINAGE OF THE AREA ABOVE THE PENETRATION.
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FALLS 1:80 TO 1:100
TO BATHROOM AREA LEVEL OF PERIMETER OF
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TOP OF
ZONE

BOTTOM OF
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ZONE FOR TAPS &
SOAP HOLDER WITH 50
CLEAR TO SHOWER BAR.

TOP OF SHOWER HEAD
SUPPORT BAR. 1880 - 1900

TOP OF GRAB RAIL
800 TO 810.

WALL OUTLET PLUS
BACKFLOW PREVENTION
DEVICE. 700 ±5

FOLDING SEAT

800 MAX
580 TO 600

FALLS & GRADES:
FLOOR & WASTE OUTLETS. SHOWERS.
(a) THE FLOOR OF THE SHOWER RECESS AND ASSOCIATED
CIRCULATION SPACE SHALL BE SELF DRAINING AND WITHOUT
A STEPDOWN, RAISED STEP KERB OR HOB AT THE ENTRY
TO THE RECESS.
(b) THE WASTE OUTLET FOR THE SHOWER SHALL
BE PROVIDED IN ACCORDANCE WITH FIGURE 47.
(c) THE SLOPE OF THE FLOOR OF THE SHOWER RECESS
SHALL HAVE A GRADIENT BETWEEN 1:60 AND 1:80.
(d) THE SLOPE OF THE FLOOR TO THE REMAINDER
OF THE SANITARY FACILITY SHALL HAVE A GRADIENT
BETWEEN 1:80 AND 1:100 AS SHOWN IN FIGURE 49 OF AS1428.1.
A MINIMUM SPACE OF 1100 x 1160 SHALL BE PROVIDED, FOR TILING
A SPACE OF 1200 x 1200 IS PREFERED, DUE TO TILING AND FINISHING.

NOTE: DISABILITY WC.
MIRROR: 950 MIN Ht x 500 WIDE.
REQUIRED COAT HOOKS (2) 400 MAX FROM SHR SEAT.
SHELF, 120MIN DEPTH x 400 LONG 900-1000 ABOVE THE FLOOR.
SOAP DISPENSER, 900 ABOVE FLOOR & MIN 500 FROM CORNER.
CLOTHES HOOK, 1200-1350 ABOVE FLOOR. MAX 400 FROM
SHOWER SEAT.
PORTABLE SANITARY DISPOSAL UNIT SHALL BE PROVIDED.
SHOWER CURTAIN TO MARKED SHOWER AREA.

FALL 1:60 TO 1:80
TO SHOWER
WASTE OUTLET SHOWER AREABATHROOM  AREA

TYPICAL FIXTURES SHOWER

TYPICAL FALLS FOR SHOWER

WET AREA NOTES
ELECTRICAL : ALL SWITCHES AND CONTROLS ON AN ACCESSABLE PATH OF TRAVEL, OTHER THAN GENERAL PURPOSE OUTLETS,
SHALL BE LOCATED NOT LESS THAN 900mm NOR MORE THAN 1100mm ABOVE THE PLANE OF THE FINISHED FLOORAND NOT LESS
THAN 500mm FROM INTERNAL CORNERS EXCEPT WHERE ON THE ARCHITRAVE ON THE LATCH SIDE AS SHOWN IN FIGURE 37 (OF
AS1428.1).

ROCKER ACTION AND TOGGLE SWITCHES SHALL BE PROVIDED AND HAVE A MINIMUM DIMENSION OF 30 x 30mm. PUSH-PAD SWITCHES
SHALL HAVE A MINIMUM DIMENSION OF 25mm IN DIAMETER.
GENERAL PURPOSE OUTLETS SHALL BE LOCATED NOT LESS THAN 600mm NOR MORE THAN 1100mm ABOVE THE FINISHED PLANE OF
THE FINISHED FLOOR AND NOT LESS THAN 500mm FROM THE INTERNAL CORNERS.

WATER TAPS : WATER TAPS SHALL CONFORM TO THE FOLLOWING :
a) TAPS SHALL HAVE LEVER HANDLES, SENSOR PLATES, OR OTHER CONTROLS.
b) LEVER HANDLES SHALL HAVE NOT LESS THAN 50mm CLEARANCE FROM AN ADJACENT SURFACE.
c) WHERE SEPERATE TAPS ARE PROVIDED FOR HOT AND COLD WATER, THE HOT WATER TAP SHALL BE PLACED TO THE LEFT OF THE
COLD WATER TAP FOR HORIZONTAL CONFIGURATIONS, OR ABOVE THE COLD WATER TAP FOR VERTICLE CONFIGURATIONS.
d) WHERE HOT WATER IS PROVIDED, THE WATER SHALL BE DELIVERED THROUGH A MIXING SPOUT.

DOORS, MUST HAVE APPROVED LEVER TYPE HANDLES TO AS1428.1 2009

CIRCULATION : ALL CIRCULATION SPACES SHALL CONFORM TO THE BCA 2016, AS1428.1 2009 AND TO THE ACCEPTANCE OF THE LOCAL
AUTHORITY.

FALLS AND GRADES : ALL FALLS AND GRADES SHOULD BE TO AS1428.1 2009 STANDARD.

TILING : WALL TILES SHOULD BE CUT TO SUIT FALLS. FLOOR TILES SHOULD BE CUT WHERE CHANGES IN FALLS CREATE HAZADOUS
FINISHES.

STANDARD DETAILS
SCALE 1:20 @ A3
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GENERALLY
● CONSTRUCTION SHALL BE IN ACCORDANCE WITH THESE
REFERENCED DOCUMENTS:
1.  THE BUILDING CODE OF AUSTRALIA (BCA 2016-VOL 2)
2.  AUSTRALIAN STANDARDS
3.  AUSTRALIAN DOMESTIC CONSTRUCTION MANUAL
4.  TIMBER QUEENSLAND LIMITED TIMBER FRAMING
MANUALS

● THE CONTRACTOR IS TO MAKE HIMSELF FULLY AWARE OF
THE SITE, ITS LOCATION, CONDITIONS AND THE EXTENT OF
WORK PRIOR TO TENDERING AND ANY CONSTRUCTION
WORK ON SITE

● ANY DISCREPANCIES FOUND BETWEEN ARCHITECTURAL
AND CONSULTANT'S DRAWINGS SHALL BE BROUGHT TO THE
IMMEDIATE ATTENTION OF THE ARCHITECT FOR
RESOLUTION

● ALL DIMENSIONS ARE IN MILLIMETRES (UNLESS NOTED
OTHERWISE) USE FIGURED DIMENSIONS ONLY - DO NOT
SCALE

● THE HIERARCHY OF DOCUMENTATION IS:
1.   THE BUILDING CONTRACT
2.   WRITTEN SPECIFICATIONS (IF ANY)
3.   REFERENCED DOCUMENTS
4.   ENGINEER'S DRAWINGS
5.   ARCHITECTURAL DRAWINGS
6.   THESE GENERAL NOTES
7.   SCHEDULES (IF ANY)
8.   MANUFACTURER'S SPECIFICATIONS

MATERIALS
● ALL MATERIALS SHALL BE NEW (UNO)
● MATERIALS SHALL BE STORED AND FIXED IN ACCORDANCE
WITH MANUFACTURER'S SPECIFICATION
● PROVIDE PROTECTIVE COVERINGS, AND THE LIKE, FOR
THE PROPER PERFORMANCE OF THE WORK

CHANGES DURING CONSTRUCTION
● UNDER NO CIRCUMSTANCES MAY THE DRAWINGS, OR THE
SPECIFICATION, BE DEPARTED FROM WITHOUT WRITTEN
AUTHORISATION OF THE ARCHITECT OR THE BUILDING
CERTIFIER
● THE ARCHITECT ACCEPTS NO RESPONSIBLITY FOR THE
ENTIRE BUILDING OR STRUCTURE IF CHANGES OR
ALTERATIONS ARE MADE TO ANY PART PRIOR TO, OR
DURING, CONSTRUCTION WITHOUT WRITTEN APPROVAL.

TERMITE MANAGEMENT
● TERMITE TREATMENT TO BE IN ACCORDANCE WITH ONE
OR MORE METHODS SPECIFIED IN AS 3660.1 - 2000 AND BCA
2016 PART 3.1.3
● AT LEAST TWO DURABLE NOTICES MUST BE
PERMANENTLY FIXED TO THE BUILDING IN PROMINENT
LOCATIONS SUCH AS IN A METER BOX AND A KITCHEN
CUPBOARD, OR THE LIKE, DESCRIBING METHOD OF
TREATMENT, DATE OF INSTALLATION, LIFE EXPECTANCY
WHERE CHEMICAL BARRIER IS USED, AND THE INSTALLERS
RECOMMENDATIONS FOR THE SCOPE AND FREQUENCY OF
FUTURE INSPECTIONS FOR TERMITE ACTIVITY.

SUB FLOOR
● SUB-FLOOR SPACE MUST BE CLEARED OF ALL
BUILDING DEBRIS AND VEGETATION, BE CROSS
VENTILATED BY MEANS OF OPENINGS, CONTAIN NO
DEAD AIR SPACE, BE GRADED TO DRAW WATER AWAY
FROM BUILDING AND HAVE EVENLY SPACED
VENTILATION OPENINGS.
● IN DOUBLE LEAF MASONRY WALLS, CROSS
VENTILATION SHALL BE PROVIDED IN BOTH LEAVES
OF THE MASONRY AND ALIGNED.
● INTERNAL WALLS CONSTRUCTED IN SUB-FLOOR
SPACES MUST BE PROVIDED WITH OPENINGS
HAVING AN UNOBSTRUCTED AREA EQUIVALENT TO
THAT REQUIRED FOR THE EXTERNAL WALL.
● CLEARANCE BETWEEN THE GROUND SURFACE
AND THE UNDERSIDE OF THE FLOOR MUST BE IN
ACCORDANCE WITH BCA 2016 FIGURE 3.4.1.b
● SUB-FLOOR VENTILATION OPENINGS IN INTERNAL
WALLS MUST BE IN ACCORDANCE WITH BCA 2016
TABLE 3.4.1.2
● WHERE VENTILATION IS OBSTRUCTED BY PATIOS,
PAVING OR THE LIKE, ADDITIONAL VENTILATION
MUST BE PROVIDED TO ENSURE THAT THE OVERALL
LEVEL OF VENTILATION IS MAINTAINED.
● WHERE THE GROUND OR SUB-FLOOR SPACE IS
EXCESSIVELY SUBJECT TO FREQUENT FLOODING,
THE REQUIRED VENTILATION SHALL BE INCREASED
BY 50% OR A SEALED IMPERVIOUS MEMBRANE MUST
BE PROVIDED OVER THE GROUND, OR DURABILITY
CLASS 1 OR 2 TIMBER, OR H3 PRESERVATIVE
TREATED TIMBERS MUST BE USED IN ACCORDANCE
WITH AS1684 PARTS 2, 3 + 4.

CORROSION PROTECTION
● ALL FASTENERS EXPOSED EXTERNALLY SHALL BE
HOT DIPPED GALVANIZED.
● WHERE IN CONTACT WITH CCA TREATED TIMBER,
THEY SHALL BE HOT DIPPED GALVANIZED AND
COATED WITH EPOXY PAINT, OR AS OTHERWISE
APPROVED.

ROOF TILING
● ROOF TILES SHALL COMPLY WITH AS2049 AND BE
INSTALLED, FIXED AND FLASHED IN ACCORDANCE
WITH THE RELEVANT PROVISIONS OF BCA 2016 PART
3.5.1.2

METAL ROOF SHEETING
● ROOF SHEETING SHALL COMPLY WITH AS 1562 -
1992
● SHEETS MUST BE LAID USING COMPLETE LENGTHS
FROM EAVES TO RIDGE.
●ROOF FLASHING AND CAPPING MUST BE PURPOSE
MADE, MACHINE-FOLDED SHEET METAL SECTION OF
MATERIALS COMPATIBLE WITH ALL UP AND
DOWNSTREAM METAL ROOF COVERING.  MATERIALS
IN ACCORDANCE WITH BCA 2016 PART 3.5.1.3(C)
● COLLAR FLASHING MUST PERMIT THE TOTAL
DRAINAGE OF THE AREA ABOVE THE PENETRATION.

STORMWATER DRAINAGE
● THE ROOF DRAINAGE SYSTEM SHALL NOT ALLOW ANY
OVERFLOW DURING HEAVY RAIN PERIODS TO FLOW BACK
INTO THE BUILDING.
● SIZE OF GUTTERS AND DOWNPIPES SHALL BE IN
ACCORDANCE WITH BCA 2016 TABLE 3.5.2.2
● GUTTERS MUST BE INSTALLED WITH A FALL OF NOT LESS
THAN 1:500 FOR EAVES GUTTERS AND 1:100 FOR BOX
GUTTERS.
● EAVES GUTTERS MUST BE FIXED BY BRACKETS SECURELY
FIXED AT STOP ENDS AT MAXIMUM 1.2M CENTRES.
● VALLEY GUTTERS ON A ROOF WITH A PITCH GREATER
THAN 12.5DEG MUST HAVE WIDTH OF NO LESS THAN 400MM
AND BE WIDE ENOUGH TO ALLOW THE ROOF COVERINGS TO
OVERHANG NOT LESS THAN 150MM EACH SIDE OF THE
GUTTER.
● VALLEY GUTTERS ON A ROOF WITH NOT MORE THAN 12.5
DEG MUST BE DESIGNED AS BOX GUTTERS.
● DOWNPIPES MUST NOT SERVE MORE THAN 12M OF
GUTTER LENGTH FOR EACH DOWNPIPE AND BE LOCATED
AS CLOSE AS POSSIBLE TO VALLEY GUTTERS. IF
DOWNPIPES ARE MORE THAN 1.2M FROM THE VALLEY,
PROVISION FOR OVERFLOW MUST BE MADE TO THE
GUTTER.
● SURFACE DRAINAGE SHALL BE DISCHARGED EVENLY
WITHIN THE SITE AND WITHOUT NUISANCE TO ADJOINING
PROPERTIES.

BUILDING SERVICES
● SERVICES MUST NOT BE CHASED INTO CONCRETE OR
MASONRY WALLS.
● ALL PLUMBING AND DRAINAGE WORK TO BE IN
ACCORDANCE WITH AUSTRALIAN NATIONAL PLUMBING
CODE AS3500 AND LOCAL COUNCIL WATER SUPPLY AND
PLUMBING CODE. SEWERAGE AND STORM WATER PIPES
SHALL BE 100MM DIA. UNLESS NOTED OTHERWISE. PIPE
GRADIENTS SHALL BE NOT LESS THAN 1 IN 60 FOR
SEWERAGE LINES (100MM DIA.) DRAIN AND 1 IN 100 FOR
STORMWATER LINES.
● PIPES SHALL BE LAID COMPLETE WITH ALL NECESSARY
BENDS, TRAPS JUNCTIONS AND INSPECTION OPENINGS.
● ALL TRAPS AND STORM WATER GULLIES ARE TO BE
ENCASED IN CONCRETE WITH GRATES.
● TEST ALL DRAINS IN THE PRESENCE OF THE REGULATORY
AUTHORITIES' INSPECTOR, BEFORE BACK-FILLING OR
ENCASING.

HEALTH AND AMENITY
● WET AREAS MUST BE WATERPROOF OR WATER
RESISTANT IN ACCORDANCE WITH BCA 2016 TABLE 3.8.1.1
● WET AREA CONSTRUCTION, DRAINAGE AND
WATERPROOFING SHALL BE IN ACCORDANCE WITH BCA
2016 PART 3.8
● DOORS SWINGING INTO TOILET COMPARTMENTS TO BE
FITTED WITH LIFT OFF HINGES.

GLAZING
● PERFORMANCE REQUIREMENTS ARE SATISFIED FOR
GLAZING AND WINDOWS IN EXTERNAL WALLS IF DESIGNED
AND CONSTRUCTED IN ACCORDANCE WITH AS 2047 AND
BCA 2016 PART 3.6

ENERGY EFFICIENCY
● THERMAL INSULATION, SHADING, VENTILATION,
GLAZING, BUILDING SEALING AND SERVICES SHALL
COMPLY WITH ENERGY EFFICIENCY PROVISIONS NOTED
IN BCA 2016 PART 3.12
● THE ROOF AND WALL INSULATION MUST OVERLAP SO
THAT THEY FORM A CONTINUOUS THERMAL BARRIER.
● THE BUILDER SHALL NOT CHANGE THE SPECIFIED SIZE,
MATERIAL AND DESIGN OF ANY PART OF THE BUILDING
WITHOUT CONSULTING THE ARCHITECT, AS THESE COULD
AFFECT THE ENERGY ASSESSMENT RATING.

STAIRS AND BALUSTRADES
● STAIR AND BALUSTRADE CONSTRUCTION SHALL BE IN
ACCORDANCE WITH BCA 2016 PARTS 3.9.1 AND 3.9.2
● RISES AND GOINGS SHALL BE CONSISTENT
THROUGHOUT EACH FLIGHT (EXCEPT IN WINDER)
● RISERS SHALL NOT ALLOW 125MM SPHERE TO PASS
THROUGH TREADS.
● TREADS MUST HAVE NON-SKID STRIP NEAR THE EDGE
OF NOSING.
● THE GOING (G), RISER (R) AND SLOPE RELATIONSHIP
QUANTITY (2R+G) MUST BE IN ACCORDANCE WITH BCA
2016 FIGURE 3.9.1.2
● FOR FLOORS MORE THAN 4M ABOVE THE SURFACE
BENEATH, ANY HORIZONTAL ELEMENTS WITHIN THE
BALUSTRADE OR OTHER BARRIER BETWEEN 150MM AND
760MM ABOVE THE FLOOR SHALL NOT FACILITATE
CLIMBING.
● STAINLESS STEEL BALUSTRADES: ARE TO BE 316 GRADE
MARINE GRADE STAINLESS. HORIZONTAL CABLES @ 80
SPACINGS WITH MID SPAN DEFLECTION SPACERS TO COMPLY
WITH BCA CODES. PROVIDE CERTIFICATION &
CERTIFICATE ON COMPLETION.

PAINTING
● APPLY STRICTLY IN ACCORANCE WITH
MANUFACTURERS SPECIFICATIONS.
● A MINIMUM 3 COAT SYSTEM IS TO BE PROVIDED.
● ALL EXTERNAL TIMBER TO BE PAINTED IS TO BE PRIMED
IN ACCORDANCE WITH MANUFACTURERS
SPECIFICATIONS.

COMPLETION
● ON COMPLETION OF THE WORKS, CLEAR THE SITE OF
ALL DEBRIS, RUBBISH, ETC.
● INTERNALLY REMOVE ALL STAINS, DIRT, DUST, PAINT
DROPPINGS, ETC AND CLEAN ALL WINDOWS, FLOORS,
WALLS AND CEILING.
● COLLECT AND LABEL KEYS AND HAND OVER TO CLIENT.
● SUPPLY A COPY OF THE APPLICABLE FOLLOWING
REPORTS / CERTIFICATES TO THE CERTIFIER TO ENABLE A
CERTIFICATE OF OCCUPANCY TO BE ISSUED:
 1)  SITE CLASSIFICATION REPORT
 2)  ENGINEERS CERTIFICATE
 3)  SOIL COMPACTION REPORT (IF ANY)
 4)  TERMITE MANAGEMENT CERTIFICATE
 5)  WALL FRAMING MANUFACTURERS CERTIFICATE
 6)  ROOF TRUSS MANUFACTURERS CERTIFICATE
 7)  WATERPROOFING OF WET AREAS CERTIFICATE
 8)  GLAZING CERTIFICATE
 9)  ELECTRICITY AUTHORITY TEST NOTICE
10)  GAS SUPPLY TEST NOTICE
11)  ANY OTHER RELEVANT CERTIFICATE

OTHER
● VEHICLE CROSSOVER SHALL COMPLY WITH LOCAL
AUTHORITY REQUIREMENTS.

GENERAL NOTES
CLASS 1 &10 BUILDINGS FOOTINGS AND SLABS

● EXCAVATION OF FOOTING AND FILLING UNDER CONCRETE
SLABS TO BE IN ACCORDANCE WITH BCA 2016 PART 3.2.2
● REFER TO ENGINEERS DRAWINGS FOR DETAILS OF CONCRETE
AND REINFORCING.
● A VAPOUR BARRIER MUST BE INSTALLED, AS DETERMINED IN
ACCORDANCE WITH CRITERIA SPECIFIED IN AS 2870 CLAUSE
5.3.3.2(C) UNDER SLAB ON GROUND CONSTRUCTION FOR ALL
CLASS 1 BUILDINGS AND FOR CLASS 10 BUILDINGS WHERE THE
SLAB IS CONTINUOUS WITH THE SLAB OF CLASS 1 BUILDING.
● THE PLATFORM IMMEDIATELY SURROUNDING THE BUILDING
SHALL FALL AWAY FROM THE RESIDENCE AT A SLOPE OF MINIMUM
1 IN 20.
● ANY CUT AND FILL IN GROUND EXCEEDING 1000MM SHALL BE
PROTECTED BY AN ENGINEERED RETAINING WALL.
● ALL LEVELS MENTIONED ON THE DRAWINGS SHALL BE VERIFIED
ON SITE DURING SET-OUT AND PRIOR TO COMMENCEMENT OF
ANY FILL OR EXCAVATION.
● PROVIDE AGRICULTURAL DRAIN TO BACK OF EXTERNAL
BLOCKWORK RETAINING WALL WHERE ANY CUT AND FILL IS DONE.
● UNRETAINED BATTER WALL (IF ANY) SHALL NOT EXCEED 45DEG
FOR CLAY AND 30DEG FOR SAND.
● WHERE BRITTLE FLOOR COVERINGS, SUCH AS CERAMIC TILES,
ARE TO BE USED OVER AN AREA GREATER THAN 16SQM PROVIDE
ADDITIONAL REINFORCING TO THE SLAB AS SPECIFIED IN BCA
2016 PART 3.2.5.3

MASONRY
● MASONRY STRUCTURES SHALL COMPLY WITH AS 3700
● REFER TO ENGINEERS DETAILS FOR REINFORCEMENT AND
CONTROL JOINTS IN MASONRY WALLS.
● IN BRICK VENEER AND CAVITY MASONRY CONSTRUCTION, THE
CAVITY BETWEEN THE INNER AND OUTER WALLS FOR BRICK
VENEER SHALL NOT BE LESS THAN 25 MM WIDTH AND CAVITY
MASONRY NOT LESS THAN 35MM OR MORE THAN 65MM WIDTH.
● OPEN PERPENDICULAR JOINTS (WEEP HOLES) MUST BE
CREATED IN THE COURSE IMMEDIATELY ABOVE ANY DPC OR
FLASHING AT CENTRES NOT EXCEEDING 1.2M AS STATED BCA 2016
PART 3.3.4.3
● HEIGHT OF DPC SHALL BE NOT LESS THAN 150MM ABOVE THE
ADJACENT GROUND LEVEL, OR 75MM ABOVE THE EXTERNAL
FINISHED SURFACE OR 50MM ABOVE FINISHED PAVED,
CONCRETED OR LANDSCAPED AREAS THAT ARE PROTECTED
WITH THE DIRECT EFFECT OF WEATHER BY A CARPORT,
VERANDAH OR THE LIKE.

TIMBER STRUCTURE
● TIMBER STRUCTURES SHALL COMPLY WITH AS 1684 AND BCA
2016 PART 3.4.3

FIRE PROTECTION
● SMOKE ALARMS SHALL BE LOCATED ON CEILINGS IN
ACCORDANCE WITH BCA 2016 PART 3.7.2.
● SMOKE ALARMS IN THE DWELLING MUST:
I) BE PHOTOELECTRIC (AS 3786-2014); AND
II) NOT ALSO CONTAIN AN IONISATION SENSOR; AND
III) BE HARDWIRED TO THE MAINS POWER SUPPLY WITH A
SECONDARY POWER SOURCE
(I.E. BATTERY);
● AND
IV) BE INTERCONNECTED WITH EVERY OTHER SMOKE ALARM IN
THE DWELLING SO ALL ACTIVATE TOGETHER.
SMOKE ALARMS MUST BE INSTALLED ON EACH STOREY:
I) IN EACH BEDROOM; AND
II) IN HALLWAYS WHICH CONNECT BEDROOMS AND THE REST OF
THE DWELLING; OR
III) IF THERE IS NO HALLWAY, BETWEEN THE BEDROOMS AND
OTHER PARTS OF THE STOREY; AND
IV) IF THERE ARE NO BEDROOMS ON A STOREY AT LEAST ONE
SMOKE ALARM MUST BE INSTALLED IN
THE MOST LIKELY PATH OF TRAVEL TO EXIT THE DWELLING.
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Considerations for easy living dwellings 
 

This list of features related to your home will help to ensure a healthy and safe lifestyle. 

Items are listed for Outside and Inside in a way that can be used to think about what might 

best suit you, or be given to a builder or designer. They could also be used to help you to 

talk to building professionals about your needs. 

People need to be careful of the “Do It Yourself” approach. While a solution may seem 

simple, the process of determining the best solution for specific needs can be complex. An 

access consultant or occupational therapist, in consultation with building and design 

professionals may be able to assist with determining the best solution. An occupational 

therapist can also advise on alternative ways of doing tasks, equipment alternatives, and 

home modifications to ensure the most cost effective and tailored solution is achieved to 

meet specific needs 
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OUTSIDE  
 

HOMESITE 

• Gradient of the land to be no steeper than 1:14 is possible or locate dwelling on land 

that can be levelled, or partially levelled if block is steep. 

 

EXTERNAL ACCESS 

Access from the road to the property – pathway and driveway  

• Soil and turf to be laid at the edges of the paths and driveway so that the soil and turf 

sits higher than their surfaces and extends out at least half a metre level with the 

adjacent surface when first laid, but as it subsides, that there will be no significant edge 

on which people can trip or fall.  

• Lighting to external pathways and driveway to provide illumination at varying times of 

the day or night when lighting conditions vary. Lighting options may include timed or 

sensor lighting.  

• Path and driveway surfaces to be kept free of debris, to be cleaned regularly, and any 

items within the 2000mm vertical clearance to be removed to ensure there is nothing 

overhanging the path of travel that may cause injury to people. 

Pathway 

• Pathways from the street to the dwelling and around the home to be made of brushed 

concrete, exposed aggregate or has a stamped finish on the surface to provide a “slip 

resistive when wet” finish in all weather conditions. Pavers are to be avoided as they 

may become uneven and unstable over time, and a trip hazard.  

• Paths to be no steeper than 1:20 for ease of access. 

• Paths are to be at least 1200mm wide and have a vertical clearance of at least 2000mm 

free of any obstructions to allow plenty of space for safe movement along the length of 

the path. 

• Path edges to have contrasting tile or another surface finish to highlight the edge and 

assist people with wayfinding in all weather conditions.  

• Any joins in the path are to be level or no higher than 5mm to prevent people tripping. 

Driveway 

• Driveway to have a kerb that has a flush finish or abutment no higher than 10mm where 

it joins the road. The driveway and the road are not to be too steep otherwise the 

transition between the two areas may cause vehicles or wheeled equipment to scrape as 

they are driven over this surface. 

• Driveway to have a gradient no steeper than 1:14 or household members to drive into 

the garage or carport and gain access to the house from this level area.  
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• Driveway to have a brushed concrete, exposed aggregate or has a stamped finish on the 

surface to provide a “slip resistive when wet” finish in all weather conditions. If the 

driveway is lengthy and located on acreage, consider an alternative surface that is sealed 

for vehicle or wheeled equipment use.  

Gardens 

• Plants to be planted in pots that sit on wheeled bases to enable flexibility with respect to 

where the plants can be positioned, and to prevent the need for lifting heavy pots. 

• Plants to be installed in raised garden beds to prevent the need for people to bend low 

or to kneel on the ground when doing the gardening  

• Plants to be of the type that do not injure people if they are touched, and are edible, if 

there is a risk that someone may eat any part of the plant.  

• Taps to be located above a hard surface area on which people can safely stand to 

prevent overreaching or falls. 

• Tap heads to be a lever type for ease of grasp and the hose to be mounted up high on a 

wall to prevent people tripping over any part of it that may lie on the ground. 

• A sprinkler water system to be fitted to prevent the need to physically move a sprinkler.  

This could be a timed system to prevent the need to remember when to turn it on and 

off at different times of the day.  

• Lighting to be provided in the garden where areas may be used at night or in all weather 

conditions.  

Letterbox  

• The opening of letterboxes is to be between 900mm – 1100mm above ground level to 

provide at a suitable height to reach when standing or sitting.   

• The letterbox is to have a side opening or flip down door for ease of use with one or two 

hands.  

• A single letterbox is to be positioned centrally above the firm surface such as a concrete 

slab that has a fall no steeper than 1:40 to provide a level surface and to prevent people 

walking or wheeling off the edge of the slab to reach into the letterbox to retrieve the 

mail. The size of this firm surface is to be at least 1500mm x 1500mm or larger, to allow 

a person to walk forward and move backwards or complete a turn on the slab.  

• The letterbox is to have large numbers that are illuminated at night and in all weather 

conditions to allow easy identification of the property from the road. Other alternatives 

include having the dwelling number stamped on the concrete kerb at the front of the 

property; or having the name of the property visible from the road. 

• A path is to lead to the letterbox, unless there is a driveway close to the letterbox, that 

can act as a path. A firm surface on which people can sit or stand can be installed 

adjacent to the driveway on the opening side of the letterbox if the driveway is not too 

steep (otherwise there may be a trip hazard or twisting of wheeled equipment caused 

by the level slab at the letterbox joining a steep driveway). 

• Lighting to be provided along the path of travel to and at the letterbox area to provide a 

safe path of travel.  
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Rubbish Bins 

• The rubbish bins are to be located close to the front of the property for ease of 

movement to the front kerb for emptying. 

• Bins are to be located on a firm surface that has a fall no steeper than 1:40 to provide a 

level surface and a path installed that leads from the bin area to the front of the 

property for ease of movement of the bin.  

• Circulation space is to be provided in front of the bin area to provide space for approach 

and use of the bins.  

• Please refer to path information above.  

• Lighting to be provided along the path of travel to and at the rubbish bin area to provide 

a safe path of travel.  

Garden Sheds 

• Garden sheds are to be located on a firm surface that has a fall no steeper than 1:40 to 

provide a level surface and a path installed that leads from the garden shed to the 

property to provide a safe path of travel. 

• Circulation space is to be provided in front of the shed to provide space for approach 

and use of the area. 

• Please refer to path information above.  

• Any paths leading to the entry of a shed are to have at least 500mm extra concrete on 

the latch side of the door to enabled angled approach when walking or wheeling items, 

and to prevent the person going off the edge of the path. 

• Doorway leading into the garden shed to provide a clearance of at least 850mm to allow 

people to walk or wheel through the entry with ease. 

• The threshold at the doorway to be level entry to provide safe access when walking or 

wheeling. Some small garden sheds may need to be recessed into the concrete slab on 

which they sit to eliminate the step at the doorway.   

• The door handle on the shed to be a lever handle that is at least 150mm long and is to 

have clearance space of between 35 – 45mm from the underside of the handle to the 

face of the door to provide adequate space for a hand to reach and grasp the handle.  

• Lighting to be provided within and outside the garden shed area.  

• A waterproof power point within the garden shed is useful for plugging in appliances 

and other items.   

Garden gates 

• A path is to be provided to garden gates.  

• Please see the pathway information above.  

• The clear opening through the garden gate is to be at least 850mm to provide sufficient 

space to walk or wheel through the area.  

• The latch on the gate is to be positioned between 900mm – 1100mm to provide ease of 

reach for someone standing or seated.  
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• Lever handles are ideal to install but can be hard to find. Latch extensions can be fitted 

to drop latches on the opposite side of the gate to the drop latch or a round opening 

provided for a hand to fit through the gate for people to use the latches. 

• Gates may also be fitted with door release mechanisms (where the gate pops open but 

the person must push against the gate to open it) or automatic door opening devices 

(where the gate is opened through its full swing). 

• Lighting is to be provided at gate areas to enable people to see clearly in all weather 

conditions and at night time.  

• A concrete path is to extend to the garden gate. See path information above.  

• Extra concrete of at least 500mm width and 1500mm depth that has a fall no steeper 

than 1:40 will provide a level surface on the latch side of the gate to ensure that people 

can approach the gate at an angle without going off an edge to reach the latch.  

Clotheslines 

• Clotheslines vary in style and depending on their size, could be mounted in a yard area 

with a path leading to this area (such as a rotary clothesline or paraline); or on a wall 

with a solid surface located underneath and a path leading to this area if in a yard area. 

They can also be mounted on a patio wall, fence, or on posts (such as a fixed or 

retractable line). Clotheslines may also be portable and provide flexibility with respect to 

where they can be installed. 

• Where a clothesline is in a yard area, a path leading to the clothesline provides a safe 

surface on which to walk or wheel. A trolley is recommended for wheeling heavy 

washing to and from the clothesline along this path.  

• Please refer to path information above.  

• Clotheslines are to be located above a firm surface that has a fall no steeper than 1:40 to 

provide a level surface and provides enough space for approach and use of the line. The 

size of this firm surface is to be at least 1500mm x 1500mm or larger (such as the width 

and depth of the clothesline), to allow a person to walk forward and move backwards or 

complete a turn on this area with ease.  

• The height of the clothesline is to be installed to suit the reach range of the person in 

sitting and/or standing positions. An occupational therapist can assist with determining 

the person’s optimal reach range.  

• If the clothesline is a rotary clothesline, the height of the line and the handle to lift or 

lower the line, can be modified by cutting the pole to reduce the height of the line or to 

make reach to the handle easier in a standing or sitting position. 

• Lighting is required along the path of travel and at the clothesline area to provide 

lighting at all times of the day in all weather conditions, and at night.  

• Clotheslines are not to be positioned on balconies at the front of units in full view of the 

public as this will reduce the attractiveness of the accommodation.  
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CAR PARKING  

Garage  

• The garage is to provide at least one car parking bay that is at least 6000 x 3800mm 

• The garage floor is to have a firm, level surface with a fall no greater than 1:20, on which 

vehicles can park. 

• The minimum ceiling height is to be 2500mm above the finished floor level (AFFL) to 

allow equipment to sit on the roof of a car or to accommodate a van. The light fittings 

are to sit outside of this clearance space to provide enough height clearance.  

• The underside of the roller or panel door is to sit at least 2100mm AFFL and is to join the 

floor that is shaped to have a ramp that is no steeper than 1:8 over 280mm at the 

garage entry - to eliminate the stepped effect that can be a trip hazard or be 

uncomfortable to drive over in a vehicle or mobility equipment.  

• The roller or panel door is to be automated (power point to be installed close to the 

door on the wall) to save getting out of the vehicle to open and close the door and to 

enhance the security of the dwelling. 

• The garage is to have additional power points for charging of appliances and equipment 

and these are to be placed at least 600mm from corner areas and at least 500mm above 

the floor level to prevent people bending to operate.  

• Lighting is to be installed in this area for safety and for ease of seeing areas at all times 

of the day and night. The switches for lights need to be located between 900mm – 

1100mm AFFL, at least 600mm from corners, and positioned close to the door for ease 

of access and use.  

• Storage space and space to approach a door that may lead into the dwelling, is required. 

• Door providing 850mm clearance to be provided from the garage into the main area of 

the home and this entry is to have a level entry.  

• Laundry that is installed in this area to sit on flooring that is tile with an aluminium strip 

over the tile edge for ease of mobility equipment onto the tile from the garage floor. 

Please see notes on laundry design. 

Carport  

• The carport is to provide a car parking bay that is at least 6000mm x 3800mm 

• The carport floor is to have a firm, level surface with a fall no greater than 1:20, on 

which vehicles can park. 

• The minimum ceiling height is to be 2500mm above the finished floor level (AFFL) to 

allow equipment to sit on the roof of a car or to accommodate a van. The light fittings 

are to sit outside of this clearance space to provide enough height clearance.  

• A roller or panel door may be installed on the carport. These underside of the roller or 

panel door is to sit at least 2100mm AFFL and is to join the floor that is shaped to have a 

ramp that is no steeper than 1:8 over 280mm at the carport entry - to eliminate the 

stepped effect that can be a trip hazard or be uncomfortable to drive over in a vehicle or 

mobility equipment.  



Elizabeth Ainsworth  - Home Design for Living (www.homedesignforliving.com) 7 

 

• The roller or panel door is to be automated (power point to be installed close to the 

door on the wall) to save getting out of the vehicle to open and close the door and to 

enhance the security of the dwelling. 

• The carport is to have additional power points for charging of appliances and equipment 

and these are to be placed at least 600mm from corner areas and at least 500mm above 

the floor level to prevent people bending to operate.  

• Lighting is to be installed in this area. The switches for lights need to be located between 

900mm – 1100mm AFFL, at least 600mm from corners, and positioned close to the door 

for ease of access and use.  

• A path is to lead from the carport to the dwelling to ensure there is a safe path of travel 

to and from the home, particularly in all weather conditions and at night time. 

ENTRIES INTO THE HOME  

Doors at entries into the home 

• All door frames to be metal or hard timber to withstand wear and tear. 

• A combined main door and security screen door that is one door enables the user to 

open one door rather than two at a front, rear, or side entry. The door provides line of 

sight, ventilation, security and privacy. It also prevents the need for the user to step 

forwards and backwards multiple times to negotiate the doorway. This can be fitted out 

with a weather strip to provide extra weather protection.  

• Sliding door entries to have glass sliding door and security screen door. Sliding glass 

doors to have large D shaped handles with a large snib. Glass door and security screen 

door handles to be offset within the range of 900mm – 1100mm to prevent them 

clashing when in the closed position.  

• The doorways at entries into homes are to provide at least 850mm clearance for ease of 

access and is to have a large d shaped (for a sliding door) handle as indicated above, or 

lever handle (for a swing door) with a separate lock that are positioned between 900mm 

– 1100mm AFFL for ease of reach or use.  

• Doors to be keyed alike around the home to prevent the need to have lots of keys.  

• Door locks to be able to be operated with one hand (in case the person is holding a child 

or groceries in the other hand)  

• Sliding glass doors to be recessed into the concrete and to have a low-profile sill with no 

change in level either side of the sill greater than 10mm to ensure there are no trip 

hazards and to enable wheeled equipment to wheel easily over the threshold, such as 

shopping trolleys and wheeled furniture. 

• The length of the handles to be at least 150mm long to accommodate a range of hand 

sizes. 

• The clearance between the underside of the handle and the face of the door is to be 

between 35 – 45mm to provide sufficient space for reach and grasp of the handle.  

• The door, door frame, adjacent wall, light switch, and door handle are to have 

contrasting colours to enable the person to see the features easily, particularly in low 

lighting.  
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• The door thresholds are to be level or to have no changes in level any greater than 5mm 

where there are different floor coverings. 

• Landings outside of doors leading to external areas to have a gradient of no steeper than 

1:40 as they slope away from the home and to be at least 1500mm x 1500mm. 

• Space to be provided on either side of the door on the latch side of at least 500mm to 

allow for approach at an angle, to manage the door handle and lock. 

• Lighting to be provided at the doorways.  
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INSIDE 
 

INTERNAL ACCESS  

• A path of travel throughout the home that is at least 1000mm – 1200mm wide provides 

ease of movement throughout the home whether wheeling or walking, and to help 

determine the placement of furniture.  

• The flooring throughout the home to be firm and to have no significant changes in level 

at doorways any greater than 5mm to eliminate any trip hazards and for ease of 

movement of any wheeled items.  

• Flooring to include tile, vinyl or a short industrial pile/flocked nylon carpet that has been 

stuck directly to the floor (no underlay) to eliminate any trip hazards and for ease of 

movement of any wheeled items.  

Doorways within homes 

• All door frames to be metal or hard timber to withstand wear and tear. 

• The doorways within homes are to provide at least 850mm clearance for ease of access 

and is to have a d shaped (for a sliding door) or lever handle (for a swing door) with a 

separate lock that are positioned between 900mm – 1100mm AFFL for ease of reach or 

use.  

• Sliding doors take up less space than swing doors and can be easier for people to 

manage as they do not require people to move forwards and backwards when 

operating. They can be visible as face of wall sliding doors or hidden as cavity sliding 

doors.  

• Locks on any doors to be able to be operated with one hand  

• The length of the handles to be at least 150mm long to accommodate a range of hand 

sizes. 

• The clearance between the underside of the handle and the face of the door is to be 

between 35 – 45mm to provide sufficient space for reach and grasp of the handle.  

• The door, door frame, adjacent wall, light switch, and door handle are to have 

contrasting colours to enable the person to see the features easily, particularly in low 

lighting.  

• The door thresholds are to be level or to have no changes in level any greater than 5mm 

where there are different floor coverings. 

• Space to be provided on either side of the door on the latch side of at least 500mm to 

allow for approach at an angle, to manage the door handle and lock. 

• D shaped handles are to provide a minimum of 60mm back set either side to enable the 

person’s hand to fit round the handle without the handle sitting right back against the 

door frame of a sliding door.  

• Any privacy latches that are fitted are to be located beneath the handle rather than 

directly under the handle within the 900mm – 1100mm height AFFL and are to have 

large snibs for ease of grasp and use. 
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Hallways 

• Hallways are to be a minimum of 1200mm clear to provide sufficient space for the fit of 

people as they walk or wheel up and down the area, but also to accommodate any 

furniture, prams, trolleys, or wheeled equipment that may need to do a turn through a 

doorway.  

• Two-way light switches, with one switch at one end of the hallway and one at the other, 

assist with making switch access and use easier.  

• A skylight in the hallway provides extra lighting during the day. 

• A firm surface along the hallway that does not have a shine assists with ease of walking 

and wheeling and eliminates glare that may affect a person’s vision. 

• Hallway walls that are in a contrasting colour to the door frame, door and floor surfaces 

enable ease of seeing the different surfaces.  

BATHROOM  

(Preferably ensuite area for discreet access to and from the bedroom) 

• A bathroom that provides level entry ensures that people do not trip on entry into this 

area. 

• The flooring that slopes from the doorway to the edge of the shower and then within 

this shower area from the outer edge to the drain assists with good drainage of water.  

• The use of a linear drain provides one to two slopes of the shower floor compared to 

other styles of drains that may create four main slopes to the shower floor. The less 

slopes the better to ensure the stability of any seats that may be placed in the shower.  

• The linear drain is to run parallel with the tap wall if placed in the centre of the shower 

floor, to capture the water and ensure good draining of the water.  

• A step may be changed to a threshold ramp that extends into the bathroom with a 

gradient of no steeper than 1:8 to prevent the need to lift wheeled equipment over a 

step. 

• Flooring that is consistent in colour between rooms where there is level entry provides 

safety during walking or wheeling, particularly for people with vision and memory loss.  

• Tile or vinyl flooring that has a R10 rating provides a “slip resistive when wet” surface for 

safety. 

• Reinforcement of all walls in the bathroom provide flexibility with respect to the location 

of any features needing a lot of support such as grabrails that can act as towel rails; the 

vertical grabrail in the shower that holds the hand-held shower that is mounted on a 

friction sliding mount; and any other grabrails that may be needed for support.  Consider 

installing a free-standing height adjustable shower chair rather than a fold down seat 

that can often be hard to sit on and is heavy to lift up and down.  

• Colour contrast between the floor, cupboards or drawers, benchtops, splashbacks, 

switches, and controls can assist people who have difficulty locating items in the built 

environment if they are experiencing vision loss. 
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• Consider placing the toilet next to the shower as this then becomes the wet area to the 

bathroom.  

• If the shower is located next to the door entry, water may flow out the door and damage 

the walls and flooring.  

Vanity  

• A vanity that has a sink front edge height of 850mm AFFL and with at least 1100mm 

clear space in front of this area, suits people who are sitting and standing at this area.  

• A slimline sink with sink on the open side and shelf on the corner wall side, can be fitted 

out with a mirrored storage cupboard above (with the base clearing the lift of a lever tap 

but being within eye height range) or with a cupboard above bench level and drawers on 

easy glide runners below bench level to the side, depending on the space available. If 

the sink has the space for storage to the side, it is preferable to have the storage in the 

corner to enable people to approach the sink straight on or at an angle on the open side.  

• A slimline sink can be fitted with a microtrap that exits through the rear wall to save 

space and to ensure pipework does not intrude into the person’s knee space. 

• A large mirror can be fitted above the slimline sink with its base no higher than 100mm 

above the level of the bench to ensure that is someone sits at this area, they are still 

able to see themselves in the mirror.  If there is no storage space to the side of the sink, 

install a mirrored shaving cabinet above the sink.  

• The cupboard door and drawers are to have large D shaped handles that are at least 

150mm long with sufficient clearance under the handle for a person’s hand to grasp the 

handle with ease. The cupboard above the bench level is to have its handle mounted 

vertically close to bench level.  

• The drawers are to be on easy glide runners with stops. 

• The cupboard with drawers is to be wall mounted and to have a clearance under the 

cupboards of at least 200mm to allow a mop to clean under this area. If water floods the 

floor, the wall mounted cupboard will not be affected.  

• Lighting within cupboards and drawers enable the user to see items with greater ease.  

• A double power point and light switch for an overhead light is to be installed along the 

side wall of the cupboard (if allowed by an electrician) and positioned no higher than 

100mm to the middle of the power point above the level of the bench for easy of reach 

in sitting and standing. The electrician may require these switches to be in a cupboard 

near the sink – ensure they are within 900mm – 1100mm AFFL for ease of reach and at 

least 600mm from the corners. 

• The shelving within the cupboard is to be height adjustable and full depth to provide 

flexibility with respect to fitting of toiletries in this area. 

• Drawers within cupboard areas provide added dust and water protection and the 

drawers can be pulled out towards the user rather than the person having to bend and 

stretch to get into a shelf behind a door. Drawers maximise the capacity of cupboards to 

store items.  

• The single lever mixer tap is to have clear hot and cold markings for the user to see 

which direction to move the tap. For people with memory loss, it may be preferable to 
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retain the separate hot and cold taps to prevent confusion as to how to operate the taps 

to regulate water temperature. 

• A plumber can adjust separate hot and cold taps to enable the user to turn them ¼, ½, or 

¾ of the way for full activation of water flow. Adjusting the taps for less turn assists 

people who have difficulty turning taps on and off. A plumber can adjust the taps to 

achieve the altered turning distance.  

• The spout at the sink is to be movable to enable the user to move it out of the way as 

they undertake their self-care routine.  People may also need a gooseneck spout to 

provide extra clearance underneath spout to clean items or to assist during their self-

care routine.  

Toilet  

• Toilets may vary in style, height, and distance forward of the rear cistern wall in their 

design and can be located within their own room or included in a bathroom design. 

• If someone needs a higher toilet pan for ease of getting on and off the pan, consider a 

pan that is between 40 – 80mm higher than a standard pan, though check with an 

occupational therapist as a footstool may be required to assist with toileting once seated 

on the pan. 

• If someone has a mobile shower commode, check with an occupational therapist as the 

front tip of the pan will need to be moved forward to accommodate this equipment. 

Creating a toilet set out to match a disabled bathroom that you will find in a shopping 

centre or other public place is likely not to be necessary. The occupational therapist can 

help with this information. 

• A toilet roll holder needs to be located within reach range of the user – preferable 

positioned forward of the toilet pan and higher than the level of the pan.  An 

occupational therapist may be able to assist with measuring the person’s reach range.  

• The toilet is to have the centre line positioned a minimum of 450mm from the side wall 

of the toilet though this measurement may need to be greater if the user is overweight. 

An occupational therapist can advise on the ideal dimension to suit the person and the 

environment.  

• The front tip of the toilet is to be located a minimum of 750mm from the rear cistern 

wall to accommodate wheeled equipment that sits over the toilet. This measurement 

may need to be greater depending on the size of the person and their equipment. The 

clear space that is required in front of the toilet is at least 1100mm to accommodate the 

movement of the person and their equipment.  An occupational therapist can advise on 

the ideal dimension to suit the person, their equipment, and the environment.  

• A coloured toilet seat helps people to locate the toilet in a range of lighting conditions. 

• Raised or sensor flush buttons on the cistern help people to flush the toilet with ease. 

Side flush buttons that are push or sensor style on the side wall of the bathroom near 

the toilet prevent the need for a person to stand up and turn to reach the flush buttons.  

• Colour contrast between the wall, the floor, the toilet cistern and pan, the toilet seat, 

and the flush buttons help people to locate and use the toilet.   
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• A toilet that can be seen from a bedroom or adjacent room may be useful for someone 

with memory issues as they will be able to locate it easily compared to hiding a toilet in 

another part of the room. 

• A separate wall light to the main bathroom light (if the toilet is combined in the 

bathroom) with a light switch can be used as a night light to ensure the safety of people 

who need to find and use the toilet at night time.  

Shower area 

• A level entry shower that has not hob or screen provides access for people who do not 

want to step or trip over edges, and for people with wheeled mobility equipment.  

• The dimensions of a shower depend on the space available, and the size of the person 

with their equipment, and may include a minimum floor area of 1000mm x 1500mm, or 

1200mm x 1200mm to suit people who are sitting and standing at this area. These 

dimensions will comfortably accommodate one or two people in the shower; or one 

person with a piece of equipment such as a seat. The shower is to have least 1100mm 

clear space in front of this area for approach.  

• A weighted shower curtain on a continuous track that is positioned with the underside 

of the track a minimum of 2100mm AFFL or some safety glass panels (not full enclosure 

but to block water spray onto a vanity) could be installed to contain the water in the 

shower. 

• Position the tap, soap holder, container shelf or basket, and base of a vertical grabrail 

that has the hand-held shower on a friction sliding mount, between 900mm – 1100mm 

AFFL or to suit the reach range of the people using the features, who are seated and 

standing.  

• A single lever mixer tap, container shelf or basket, and soap holder that is located 

towards the edge of the shower enables ease of access by someone helping the person 

in the shower.  

• The single lever mixer tap is to have clear hot and cold markings for the user to see 

which direction to move the tap. For people with memory loss, it may be preferable to 

retain the separate hot and cold taps to prevent confusion as to how to operate the taps 

to regulate water temperature. 

• A plumber can adjust separate hot and cold taps to enable the user to turn them ¼, ½, or 

¾ of the way for full activation of water flow. Adjusting the taps for less turn assists 

people who have difficulty turning taps on and off. A plumber can adjust the taps to 

achieve the altered turning distance.  

• The shower outlet where the hand-held shower hose comes out of the wall, that is 

positioned between the vertical grabrail that holds the hand-held shower on the friction 

sliding mount and the corner wall, ensures that the hose does not hang down over the 

tap or basket areas and catch on these features.  

• A recessed shelf in the shower is safer than a basket that protrudes from the wall.  

• A vertical grabrail that holds the hand-held shower that is mounted on a friction sliding 

mount can take weight if people grab the rail for support at any time during their self-

care routine. The hand-held shower hose length is usually 1500mm. The hand-held 
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shower is not allowed to extend across to the toilet and have the head of the hand-held 

shower touch the top of the toilet seat or go into the toilet bowl, otherwise a RPZ valve 

(or two) may need to be installed as per the requirements of local council and the 

Plumbing Code. An alternative solution is limiting the hose length or the pull of the 

hand-held shower across to the toilet pan through physical restraint.  

Towel rails 

• Two (or more) long grabrails that are at least 900mm long, are to be installed at 900mm 

and 1800mm AFFL or to suit the reach range of the people using the features, to act at 

towel rails. 

Hooks  

• Two (or more) hooks to be installed on the wall close to the shower to enable towels 

and clothes to be hung up. The height of the hooks is to be 1500mm AFFL or to suit the 

reach range of the people using the area.  

Fan light heater  

• A main light that is located centrally in the bathroom can assist in providing light at all 

times of the day and night. 

• A skylight could be installed to provide daylight during the day. 

• A combined fan light heater assists people who need the quick removal of steam, and 

some heating to maintain body temperature at different times of the year. An electrician 

will be able to advise if a combined fan light heater is able to be installed given the 

physical layout of the ceiling as some fittings cannot be installed where ceiling spaces 

between levels are narrow.  

Window 

• If a major renovation is done to the bathroom, the Building Code requires that the 

bathroom window be made of safety glass.  

Other  

• A full-length mirror in the bathroom (or bedroom – located on the wall or as one of the 

sliding wardrobe doors) enables the user to see their full body to enable adjustment of 

clothing. 
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KITCHEN 

• The benches are to be a minimum of 600mm deep and 850mm high AFFL to suit people 

who are sitting and standing. If people are standing or have equipment that can move 

them into different heights in the seated position, the benches may need to be 

positioned at 900mm AFFL.  

• Bench corners that are truncated and bench edges that are rounded are safety features 

to prevent people injuring themselves.  

• The circulation space between the benches is to be 1500mm to allow space to fit two 

people and any mobility equipment such as wheeled tea trolleys or perching stools.  

• There is to be a consistent level and uninterrupted workflow between sink, wall oven 

and fridge/freezer (600mm deep benches) to enable items to be moved between areas 

with ease.  

• The toe recesses are to be a minimum of 200mm high and 200mm deep to fit feet when 

people are standing up against the cupboard area. 

• The kitchen benches are to be L or U shaped.  

• Any sliding windows that are installed above the kitchen bench are to have their sills in 

line with the top of the bench to allow good line of sight to the outdoors area and to 

enable access to the height adjustable window latch.  

• Drawers to be installed below bench and doors with height adjustable shelving to be 

installed above bench. Drawers allow the user to pull items out of the cupboards 

towards themselves rather than having to bend to look and reach into a shelf behind a 

cupboard door. Drawers maximise the capacity of cupboards to store items. 

• Cupboard doors and drawers are to have d shaped handles that are at least 150mm long 

and have space between the underside of the handle and the face of the door and 

drawer for ease of grasp. 

• The drawers below bench are to be fitted with easy glide runners with stops to prevent 

them being pulled out of the bench.   

• A strip of colour that contrasts with the main door and drawer colour is to be installed 

around the edge of the cupboard doors and drawers to show clearly that there is an 

edge, for people who may have difficulty seeing edges.  

• Cupboard doors below bench or those that are quite large above bench level (such as in 

pantries) are to be fitted with 170-degree hinges so that the doors fold right back 

against cupboards. This type of hinge ensures doors are not damaged if someone hits 

them accidentally when moving in the kitchen.  

• Colour contrast between the floor, cupboards or drawers, benchtops, splashbacks, 

switches, and controls can assist people who have difficulty locating items in the built 

environment if they are experiencing vision loss. 

• Lighting within cupboards and drawers enable the user to see items with greater ease.  

• Task lighting in key areas for preparation, cooking and clean up helps to provide more 

lighting during tasks.  

• The pantry is to be at least 1000mm wide and is to have drawers below bench level (on 

the front of cupboards or behind a large door or set of doors) and doors above bench 
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level.  Full depth height adjustable shelving is to be located behind the doors above 

bench level to allow flexibility for positioning of different sizes of items.  

• Space is to be provided for a refrigerator. 

• The oven is to be a wall oven with side opening door that has the middle shelf set in line 

with the kitchen bench to suit people who are seated; or the base of the oven located in 

line with the kitchen bench to suit people who are standing or able to move into a 

higher position in their wheeled equipment.  

• The oven door is to be hinged on the opposite side to the adjacent bench space of at 

least 300mm width to enable the bench space to be used as a place on which to sit hot 

items. In addition, a pull-out shelf that has been fitted out with a steel plate on top of 

the shelf is to be installed directly under the oven. Hot items can be placed on this shelf 

after they have been moved straight out of the oven.  The wall oven is not to be installed 

on the end of a kitchen area as the hot door may burn a person who walks past the area 

if the door is open in the circulation space.  

• A pot drawer or several shallow drawers may be installed under the pull-out shelf under 

the oven. 

• The microwave is not to be installed above the oven or below the kitchen bench but 

rather, on a bench, to provide a space in front and to the side of the appliance for the 

placement of hot items.   

• A set of drawers and space for a single drawer dishwasher are to be installed close to 

the sink for ease of access. If the benches are at 850mm AFFL, only a single drawer 

dishwasher will fit, but if the benches are 900mm AFFL, a double drawer dishwasher or 

other style of dishwasher with a dropdown door, can be installed in this space.  

• The sink is to have 1 ½ sinks or double bowl sinks that are no deeper than 140mm with 

the pipework not intruding into knee space under the bench but exiting through the 

back wall. The pipework is not to run down the wall as this may be damaged by 

equipment.  

• The underside of the kitchen sink is to be insulated to prevent people burning their 

knees if they sit or perch at the sink area.  

• The middle shelf and bottom shelf are to be removable, and the flooring is to continue 

under the sink and part way up the wall to match with the finish of the rest of the 

kitchen. The space under this sink area is to be at least 800mm wide to fit someone 

perching or sitting at this area. 

• The sink is to have a long lever handle and moveable spout for ease of use. The single 

lever mixer tap is to have clear hot and cold markings for the user to see which direction 

to move the tap. For people with memory loss, it may be preferable to retain the 

separate hot and cold taps to prevent confusion as to how to operate the taps to 

regulate water temperature. 

• A plumber can adjust separate hot and cold taps to enable the user to turn them ¼, ½, or 

¾ of the way for full activation of water flow. Adjusting the taps for less turn assists 

people who have difficulty turning taps on and off. A plumber can adjust the taps to 

achieve the altered turning distance.  
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• The hotplates are to be level and to have controls that are easy to grasp and turn or 

push to operate. The isolating switch is to be located away from the hotplate and at 

least 600mm from the corners of benches. The hotplates are to have an exhaust fan 

above and these can be remote controlled to suit people who cannot reach the controls. 

• A double power point is to be installed along the side wall of the cupboard (if allowed by 

an electrician) and positioned no higher than 100mm to the middle of the power point 

above the level of the bench for easy of reach in sitting and standing. 

• A breakfast bar that is 800mm – 850m high suits people sitting at this area.  It can be 

raised to 900mm to suit people who wish to stand at this area. The breakfast bar area 

needs to have at least 800mm wide space underneath to suit people sitting or perching 

at the area. A power point located close or above the breakfast bar on a wall area, 

enables the user to plug in and use appliances such as a kettle, toaster, microwave.  

• Pull out baskets or shelving with edge protection, on runners that bring the baskets or 

shelving out towards the user may be effective as corner storage where there is space to 

fit this feature.  

LIVING ROOM AND DINING ROOM  

• Having a separate living room and dining room provide opportunity for different 

activities to be undertaken in these two areas simultaneously.  

• A 1000mm wide path of travel is to be provided past furniture.  

• Colour contrast between the floor, cupboards or drawers, benchtops, switches, and 

controls can assist people who have difficulty locating items in the built environment if 

they are experiencing vision loss. 

• Lighting within cupboards and drawers enable the user to see items with greater ease.  

• Power points in living room and dining room, are to be located at least 600mm from 

corners and at least 500mm above the level of the floor to prevent people bending low 

to reach them. This height also suits people who may be seated in mobility equipment.  

• Light switches are to be located between 900mm – 1100mm AFFL near door frames 

close to door handles for ease of access and to suit one handed use. 

• Two-way light switches may be installed in large rooms to prevent people physically 

backtracking to turn lights on and off.  

BEDROOMS 

• A minimum 1000mm wide path of travel is to be provided past furniture.  

• Two windows are to be provided where possible for cross ventilation. One window may 

be a higher window (with the sill higher than 900mm AFFL).  

• Colour contrast between the floor, cupboards or drawers, benchtops, switches, and 

controls can assist people who have difficulty locating items in the built environment if 

they are experiencing vision loss. 

• Storage space in the bedroom could include a walk-in robe that is allocated adjacent to 

an ensuite and/or a separate wardrobe that has space to hang items and height 

adjustable shelving to allow flexibility with respect to storage of items of different sizes.  
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• Wardrobes are to have sliding doors rather than swing doors to save space. They are to 

have height adjustable shelving away from corners to allow ease of access without 

getting stuck in a corner, and suits people who are standing or sitting. Drawers within 

cupboard areas provide added dust protection and the drawers can be pulled out 

towards the user rather than the person having to bend and stretch to get into a shelf. 

Drawers maximise the capacity of cupboards to store items. 

• A minimum 1500mm diameter circulation space is required in front of a wardrobe to 

provide front on access with or without equipment.  

• A wardrobe that is placed towards or at the end of a bed is easier to access than closer 

to the bed head where other furniture may be placed.  

• Lighting within cupboards and drawers enable the user to see items with greater ease.  

• Power points in bedroom are to be located at least 600mm from corners and at least 

500mm above the level of the floor to prevent people bending low to reach them. This 

height also suits people who may be seated in mobility equipment.   

• Double power points on each wall in a range of locations allows for flexibility with 

respect to plugging in the tv or other appliances.  

• Light switches are to be located between 900mm – 1100mm AFFL near door frames 

close to door handles for ease of access and to suit one handed use. 

• Two-way light switches may be installed in the bedroom to prevent people physically 

backtracking to turn lights on and off.  

• Task lighting above or beside the bed helps to provide more lighting during tasks.  

• Lighting in the room is not to be positioned directly above the bed to ensure lighting 

does not shine in the person’s eyes.  

LAUNDRY  

• Space to allow a washing machine to sit next to a drier, enables people to have flexibility 

to choose their appliances. For example, a front loading washing machine and drier that 

is mounted on a plinth to raise the height of the door opening to the appliances 

prevents the need for people to bend low and suits people who are seated at the area.  

• A slimline tub that is not deep but has an extendable spout on the side wall of the tub 

and a tap located at approximately 1000mm AFFL at least 300mm forward of the front 

of the tub, enable people to reach the various features without over extending.  

• A laundry bench area that is at least 600mm deep, 850mm AFFL, and with toe recesses 

that measure at least 200mm AFFL and 200mm deep, provides an area on which to fold 

clothing and place detergents and other items.  The bench area that provides clear space 

of 800mm width under the bench can provide an opening that people can sit at on a 

perching stool or on mobility equipment. Alternatively, the bench area could be fitted 

out with drawers that maximise the storage capacity of the area under bench and 

enable people to pull items out towards themselves rather than having to reach across a 

shelf behind a door to reach items.  

• A lockable cupboard or drawer may be needed for detergents and other chemicals. 
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•  If anyone wants to approach the appliances side on, circulation space of 1200mm will 

be required in front of appliances. If people wish to approach the appliances front on by 

standing or sitting directly in front of the equipment, a circulation space of 1500mm will 

be required.  

• Power points in the laundry are to be located at least 600mm from corners and at least 

500mm above the level of the floor to prevent people bending low to reach them. This 

height also suits people who may be seated in mobility equipment.  

• Light switches are to be located between 900mm – 1100mm AFFL near door frames 

close to door handles for ease of access and to suit one handed use. 

• A double power point is to be installed along the side wall of the cupboard (if allowed by 

an electrician) and positioned no higher than 100mm to the middle of the power point 

above the level of the bench for easy of reach in sitting and standing. 

• Task lighting in key areas for folding and using the tub helps to provide more lighting 

during tasks.  

WINDOWS  

• Windows located throughout the home are to have window sills that are no higher than 

900mm to allow ease of viewing out of the window in seated and standing positions.  

• Windows that are sliding in style, that have height adjustable handles, enable people to 

access the windows with ease. 

• Sliding glass windows are to have the height adjustable handle further away from corner 

areas (such as in kitchens or bathrooms) to enable ease of reach to the handle to open 

and close the window. 

• Double hung windows (not shub Windows where the top glass panel moves down when 

the bottom glass is lifted up due the presence of a pulley system) are to be avoided as 

they may require two hands to operate, and the location of the locking mechanism may 

be positioned high on the window. 

• Louvre windows are useful if they are fitted out with a long lever to assist with opening 

and closing the very high or very low sections.  

• Windows that push out are to have winders located between 900mm – 1100mm AFFL 

for ease of use.   

• Glass panels located next to front door entries may be glazed to prevent heat entering 

the property and to provide privacy by allowing a person to look out, but visitors cannot 

look into the home.  

• Security screen to be provided on all windows and doors to provide security.  

ELECTRICAL  

• Power points and light switches may vary in style. They may be standard size and require 

fine finger movement for operation, large rocker switches that can be turned on and off 

using the back of the hand rather than fine finger movement, sensor switches, timed 

switches, or operated through the installation of apps on phones and other electronic 

devices etc.  
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• Power points may be single, double, or provide space for the attachment of multiple 

plugs.  

• Power points above benches are to be located at least 600m from the corners and no 

higher than 100mm to the centre of the switches to prevent over reaching when 

needing to plug in appliances.   

• A double power point may to be installed along the side wall of the cupboard (if allowed 

by an electrician) and positioned no higher than 100mm to the middle of the power 

point above the level of the bench for easy of reach in sitting and standing in bathroom 

and laundry areas. 

• Power points in living room, dining room, bedroom and other areas are to be located at 

least 600mm from corners and at least 500mm above the level of the floor to prevent 

people bending low to reach them. This height also suits people who may be seated in 

mobility equipment.  

• Light switches are to be located between 900mm – 1100mm AFFL near door frames 

close to door handles for ease of access and to suit one handed use. 

• Two-way light switches may be installed in large rooms or along hallways to prevent 

people physically backtracking to turn lights on and off.  

• Sensor lighting may be installed outdoors but in specific rooms (such as bathrooms) to 

suit night time use.  

• Power points located above the doorways at main entries and above or to the side of 

carport roller doors or garage doors can be used for connecting automatic door opening 

devices.   

• Power box (meterbox) to be located within reach in sitting and standing positions at 

1000mm ±  100mm Above Finished Floor Level 

OTHER  

• All essential features of the home to be located on one level. Including at least one 

bedroom, toilet and bathroom. 

• A thermostatic control device regulates water temperature and can be put on line to the 

bathroom, kitchen, and/or laundry areas. They prevent people getting burnt by hot 

water and are more reliable than tempering valves.  

• Air conditioning that is installed in each room assists with regulation of body 

temperature. Split systems or a ducted system can provide heating or cooling. 

• Data points may be needed in specific locations to enable computers or other devices to 

be plugged in.  

• Linen cupboard to have large sliding doors that are mounted on a low-profile sill that is 

no steeper than 1:8. The linen cupboard is to have height adjustable open shelving 

behind the doors for flexibility with storing items of a range of sizes/ 

• Broom cupboard to be located close to the kitchen and to have a door with a 170-

degree hinge for ease of access.  

• Television points and data points for NBN to be provided  

• If required, a Emergency Medical Alert System which is compatible with service provider 

and in a suitable location for use, with adjacent power connection  
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Appendix 6: Sunshine Coast Council. Maleny Township & Surrounds Residential housing 
options 
 
  



Maleny Township & Surrounds 

Residential housing options 

This paper provides information for the Maleny Community Centre in respect to various residential 
housing products that may be suitable for ‘friendly housing projects’ in Maleny.  

The following definitions include various type of residential accommodation that may be 
appropriate to consider for the project: 

Dwelling house 

A residential use of premises for one household that contains a single dwelling. 

The use includes out-buildings and works normally associated with a dwelling house and may include 
a secondary dwelling. 

Note – secondary dwelling is defined as a dwelling used in conjunction with, and subordinate to, a 
dwelling house on the same lot. A secondary dwelling may be constructed under a dwelling house, 
be attached to a dwelling house or be freestanding. 

Dual occupancy 

Premises containing two dwellings each for a separate household, and consisting of: 

• a single lot, where neither dwelling is a secondary dwelling
• two lots sharing common property where one dwelling is located on each lot.

Multiple dwelling 

Premises that contain three or more dwellings for separate households 

Rooming accommodation 

Premises used for the accommodation of one or more households where each resident:- 

• has a right to occupy one or more rooms;
• does not have a right to occupy the whole of the premises in which the rooms are situated;
• may be provided with separate facilities for private use;
• may share communal facilities or communal space with one or more of the other residents.

The use may include:- 

• rooms not in the same building on-site; or
• provision of a food or other service; or
• on-site management or staff and associated accommodation.



Sunshine Coast Planning Scheme 2014 – Dwelling types/Consistent use in zone types 

Dwelling type 

Zone (consistent use) 
Low density 
residential 
zone 

Medium 
density 
residential 
zone 

District 
centre zone 

Rural 
residential 
zone 

Rural zone 

Dwelling house 
(including 
secondary 
dwelling) 

yes yes no yes yes 

Dual occupancy  yes (only 
where not in 
protected 
housing area) 

yes yes (if part of 
mixed 
development) 

no no 

Rooming 
accommodation 

no yes yes no no 

Multiple 
dwelling 

no yes yes no no 

Maleny – at a glance 

Most of the Low density residential (LDR) zone is included in the protected housing area, thereby 
excluding dual occupancies. North of Maple Street there is land in the Medium density residential 
zone (MDR) which may support dual occupancies.  Dual occupancies are self-assessable (i.e. do not 
require a planning application) in the MDR zone code where complying with code provisions.   

Key considerations 

A secondary dwelling must be no larger than 60m2 in LDR zone, or no larger than 90m2 in Rural 
and Rural residential zone. Refer to Dwelling house code for further guidance. 

Multiple dwellings and rooming accommodation are consistent in the Medium density residential 
zone and District centre zone but will require a code assessable planning application.  

Code assessment 

Development that requires a code assessable application will need to comply with relevant code 
provisions, including provision of parking, landscaping, setbacks etc.  Development in Maleny 
should be designed to take account of the distinctive heritage character of Maleny, and be 
cognisant of sloping land, native vegetation and other constraints that may be evident on site.   

Attachments 

• Maleny local plan area zone map
• Maleny local plan code
• Dwelling house code
• Dual occupancy code
• Multi-unit residential uses code
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Community Facilities Zone Annotations
1.     Air services
2.     Cemetery
3.     Child care centre
4.     Community use
5.     Crematorium
6.     Educational establishment
7.     Emergency services
8.     Extractive industry
9.     Hospital
10.   Multiple dwelling
11.   Outdoor sport and recreation
12.   Place of worship
13.   Relocatable home park
14.   Renewable energy facility
15.   Residential care facility/Retirement facility
16.   Rooming accommodation
17.   Short-term accommodation
18.   Substation
19.   Tourist park
20.   Utility installation (Local utility)
21.   Utility installation (Major utility – refuse)
22.  Utility installation (Major utility – sewerage treatment)
23.  Utility installation (Major utility – water supply)

Note ─ Where a zone map provides an annotation for land included in the Community
Facilities Zone, the annotation refers to the corresponding use set out in
Table SC2.1.1 (Community facilities zone annotations).
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7.2.17 Maleny local plan code 

7.2.17.1 Application 

(1) This code applies to assessable development:-  
 

(a) within the Maleny local plan area as shown on Map ZM39 contained within Schedule 2 
(Mapping); and 
  

(b) identified as requiring assessment against the Maleny local plan code by the tables of 
assessment in Part 5 (Tables of assessment). 

 
(2) The following provisions of the code are assessment benchmarks for applicable assessable 

development:- 
 

(a) section 7.2.17.3 (Purpose and overall outcomes); 
 

(b) Table 7.2.17.4.1 (Performance outcomes and acceptable outcomes for assessable 
development); and 

 
(c) Figure 7.2.17A (Maleny local plan elements). 

 

7.2.17.2 Context and setting 

This section is extrinsic material under section 15 of the Statutory Instruments Act 1992 and is intended to 
assist in the interpretation of the Maleny local plan code.  
 
The Maleny local plan area is located in the south western part of the Sunshine Coast on the Maleny 
Plateau, which forms part of the Blackall Range. The local plan area includes Maleny’s town centre and 
surrounding urban and rural residential areas. The local plan area has a land area of approximately 860 
hectares. 
 
The local plan area is characterised by variable topography with the northern parts having moderate to steep 
slopes. Obi Obi Creek, which flows to Lake Baroon, traverses the local plan area and is subject to periodic 
flooding. The local plan area has largely been cleared of native vegetation for urban and rural purposes. 
Isolated pockets of remnant vegetation remain, predominantly along Obi Obi Creek.  
 
Maleny is an attractive rural town providing important district level business, community, social, and 
recreational facilities to service the needs of its resident population as well as the needs of surrounding rural 
communities and visitors to the area. Maleny is characterised by its rural setting, traditional streetscape and 
wide range of dining, cultural and artistic experiences, which make the town a popular destination for visitors 
to the region.  
 
A small scale industrial area located off Lawyer Street complements the business centre and accommodates 
a limited range of low impact and local service industries. 
 
The local plan area includes a range of community facilities and sport and recreation areas including a State 
primary school, State high school, public hospital, showgrounds, public library, emergency services and 
community halls. The Maleny Community Precinct located to the east of the business centre and north of Obi 
Obi Creek, which is being progressively developed in accordance with a master plan, will further diversify the 
range of community, sport and recreation and open space facilities in the local plan area including a golf 
course, aquatic centre, sports fields, open space and ecological parkland. 
 
Existing urban residential development in the local plan area is characterised by predominantly low density 
housing surrounding the town centre, with some medium density housing immediately to the north of the 
centre. The local plan area also contains two large rural residential areas located to the south and north-east 
of the town centre. 
 
The principal road link extending through the local plan area is via Maple Street, Beech Street and 
Macadamia Drive which connect Landsborough-Maleny Road to Maleny-Kenilworth Road. Public transport in 
the local plan area is currently limited; however, improvements are being made to further service the area.  
 
Urban zoned land within the local plan area is connected, or has the ability to be connecte to reticulated 
water and sewerage. 
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7.2.17.3 Purpose and overall outcomes 

(1) The purpose of the Maleny local plan code is to provide locally relevant planning provisions for the 
assessment of development within the Maleny local plan area. 

 
(2) The purpose of the Maleny local plan code will be achieved through the following overall outcomes:- 
 

(a) Maleny remains a moderate-sized rural town with a distinct heritage character, primarily 
servicing the needs of surrounding urban, rural residential and rural communities in the 
southern Sunshine Coast hinterland west of the Blackall Range escarpment. 

 
(b) Urban and rural residential development within the Maleny local plan area is limited to land 

within the urban and rural residential growth management boundaries respectively so as to 
protect and reinforce the identity of Maleny, provide for the efficient provision of infrastructure 
and services, avoid constrained land and protect the landscape values and productivity of 
surrounding rural lands.  

 
(c) Development retains the key built form, streetscape, landscape character and natural 

environment elements that contribute to the setting, character and identity of Maleny as a rural 
town with a strong sense of place and associations with the past. 

 
(d) Development provides for the retail and commercial functions of Maleny Town Centre to 

expand and be enhanced. Development in the District centre zone supports the role and 
function of Maleny as a district activity centre meeting the needs of the local community and 
surrounding rural and rural residential areas along with the needs of tourists and travellers. 
The town centre remains compact, with any further development or expansion of business 
uses contained to land included within the District centre zone. Mixed uses and uses which 
enhance the rural town character and rural service centre role of the town are encouraged.  

 
(e) Retail and commercial uses which rely predominantly on pedestrian trade are located on land 

adjoining Maple Street. A mix of other business, community, residential and recreational uses 
are located within the District centre zone on land adjoining Coral Street and Bicentenary 
Lane. No new large floor plate retail uses are intended to be established in the Maleny Town 
Centre. 

 
(f) Development in the Low impact industry zone provides for minor expansion of the existing 

Lawyer Street industry area to accommodate the towns’s immediate industry needs, such as 
small scale low-impact and service industries. This area provides a low key but high quality 
industrial area with an attractive street front address. The interface to adjacent land included in 
the Low density residential zone is sensitively treated to ensure impacts on existing and future 
residential development are mitigated. 

 
(g) Development in the Low density residential zone protects and is sympathetic to the traditional 

rural town character and identity of Maleny typified by low rise detached housing on relatively 
large lots. Building form reflects the traditional Queensland style through the use of timber, 
pitched roofs, verandahs and subdued colour schemes. Development in the zone provides an 
interconnected network of roads, pedestrian and cycle paths and open space and buffering to 
surrounding rural lands. Reconfiguring a lot in Precinct MAL LPP-2 (Maleny West) provides a 
transition between the township and rural lands through larger lots than the minimum lot size 
specified for the Low density residential zone in other parts of the local plan area. 

 
(h) Development in the Medium density residential zone is of a scale, density and design which is 

complementary to a rural town setting and sensitively responds to site constraints. Further 
development on the Erowal aged care facility site provides for a range of retirement facilities 
with a building form and design compatible with the semi-rural setting and character of the 
area. 

 
(i) Reconfiguring a lot in the Rural residential zone maintains the rural living character of the zone 

with an interconnected network of roads, pedestrian and cycle paths and open space and 
buffering to surrounding rural lands. Minimum lot sizes are consistent with the prevailing 
subdivision pattern in the area, sensitively respond to site constraints and provide for the 
satisfactory on-site treatment and disposal of effluent. 

 
(j) The Maleny Community Precinct (Precinct MAL LPP-1) is progressively developed in 

accordance with the adopted Maleny Community Precinct Master Plan and allocated land use 
zones, as an integrated area of open space comprising parkland, sport and recreation 
facilities, community facilities and land for environmental protection and rehabilitation 
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purposes. Limited and sensitively designed residential development occurs in the Maleny 
Community Precinct to support and complement the provision of community facilities and open 
space assets on the site.  

 
(k) Development in the local plan area is supported by a network of interconnected open space to 

meet the needs of the local community and facilitates safe and convenient pedestrian and 
cycle connections between and around key destinations and facilities within the local plan 
area.  

 
(l) Development provides for retention and enhancement of riparian vegetation along Obi Obi 

Creek, Walkers Creek and other waterways that traverse the local plan area. 
  
(m) Development provides for required improvements to the local road network including new road 

links to improve local connectivity and intersection upgrades.  
 

7.2.17.4 Performance outcomes and acceptable outcomes 

Table 7.2.17.4.1 Performance outcomes and acceptable outcomes for assessable 
development 

Performance Outcomes Acceptable Outcomes 
Development in the Maleny Local Plan Area Generally (All Zones) 
PO1 Development is consistent with and 

reflects and enhances the traditional 
rural town character of Maleny in terms 
of scale, siting, form, composition and 
use of materials.  

AO1.1 
 
 
 
 
 
 
 
 
 
AO1.2 
 
 
 
 
AO1.3 
 
 
 
 
 
AO1.4 

Development provides for the retention 
and/or adaptive re-use, with limited 
modification, of buildings which have 
cultural heritage significance.  
 
Editor’s Note—Section 8.2.9 (Heritage and 
character areas overlay code) sets out 
requirements for development on heritage 
places and in character areas. 
 
Buildings and structures incorporate 
traditional external building materials, 
such as timber cladding and corrugated 
iron roofs.  
 
For residential, business and community 
activities, roof forms are simple, 
traditional Queensland-style roof designs 
including gable, hip, pitched or multiple 
gable roof forms.  
 
Development with frontage to Maple 
Street, Bunya Street, Miva Street, Tulip 
Street, Coral Street and Beech Street 
maintains the traditional character evident 
in both the District centre zone and 
surrounding residential areas.  

PO2 Development provides for the retention 
and enhancement of key landscape 
elements including historical landmarks, 
significant views and vistas, existing 
character trees and areas of significant 
vegetation contributing to the setting, 
character and sense of place of Maleny. 

AO2.1 
 
 
 
AO2.2 
 
 
 
 
 
AO2.3 

Development provides for the retention of 
old stone retaining walls, historical 
landmarks, memorials and monuments. 
 
Development protects and emphasises, 
and does not intrude upon, important 
views to surrounding rural and natural 
areas identified on Figure 7.2.17A 
(Maleny local plan elements). 
 
Development provides for the retention 
and enhancement of existing mature 
trees and character vegetation 
contributing to the setting and character 
of Maleny including:- 
(a) riparian vegetation along Obi Obi 

Creek and Walkers Creek; 
(b) Porter’s wood; and 
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Performance Outcomes Acceptable Outcomes 
(c) other character vegetation identified 

on Figure 7.2.17A (Maleny local 
plan elements). 

 
Note—in some circumstances, the eradication 
of weed species and planting of locally native 
species that make a comparable contribution to 
local character may also satisfy the Acceptable 
Outcome.  

PO3 Development contributes to the 
establishment of attractive and coherent 
streetscapes and gateways to enhance 
the rural town character of, and sense 
of entry and arrival to, Maleny.  

AO3.1 
 
 
 
 
 
 
 
 
 
 
AO3.2 

Development adjacent to the primary 
streetscape treatment area or an 
identified gateway/entry point identified on 
Figure 7.2.17A (Maleny local plan 
elements) incorporates architectural and 
landscape treatments and other design 
elements which enhance the sense of 
entry and arrival to, and rural town 
character of, Maleny, and emphasise 
corner locations. 
 
Development provides for streetscape 
improvements which complement existing 
or proposed streetscape works in the 
local area to ensure continuity of 
streetscapes and landscape design. 
 
Note—Section 9.4.2 (Landscape code) sets 
out requirements for streetscape landscapes 
including entry statement landscapes. 
 
Note—a landscape master plan may provide 
further guidance regarding particular 
streetscape treatments in a local plan area.  
 
Note—streetscape materials and palettes can 
be referenced from the Council’s Infrastructure 
and Guideline Standards for each centre as 
required. 

PO4 Development provides through block 
pedestrian linkages which:- 
(a) are located to reflect the desire 

lines of pedestrian movement 
between major points of attraction 
and public spaces; 

(b) provide a safe alternative to the 
street based pedestrian and cycle 
movement network; and 

(c) provide a comfortable pedestrian 
environment in terms of access, 
width, shelter, materials and 
function. 

AO4 Development provides safe, comfortable 
and attractive through block pedestrian 
linkages where identified on Figure 
7.2.17A (Maleny local plan elements). 

PO5 Development improves local 
connectivity by providing for required 
improvements to the local road network 
including new road links and 
intersection upgrades as identified on 
Figure 7.2.17A (Maleny local plan 
elements).  

AO5 No acceptable outcome provided.  

PO6 Development in the Maleny local plan 
area contributes to a network of linked 
open space. 

AO6 Development provides for an 
interconnected open space system that 
links with a series of linear parks along 
Obi Obi Creek and Walkers Creek.  

PO7 Development on land with frontage to 
Obi Obi Creek and Walkers Creek, or 
on land otherwise identified as a local 
ecological linkage on Figure 7.2.17A 
(Maleny local plan elements), 

AO7 No acceptable outcome provided. 
 
Editor’s Note—Section 8.2.3 (Biodiversity, 
waterways and wetlands overlay code) sets 
out requirements for the provision of ecological 
linkages. 
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Performance Outcomes Acceptable Outcomes 
facilitates the provision of the local 
ecological linkage. 

  

PO8 Development for a food and drink outlet 
does not:- 
(a) provide for the establishment of a 

high volume convenience 
restaurant; or 

(b) incorporate a drive-through 
facility. 

AO8 No acceptable outcome provided. 

Development in the District Centre Zone 
PO9 Development in the District centre 

zone:- 
(a) complements the traditional built 

form and streetscape character of 
Maleny’s town centre;  

(b) reinforces the rural town, main 
street character of Maple Street; 

(c) addresses the street; 
(d) creates vibrant and active streets 

and public spaces; 
(e) uses traditional building materials; 
(f) limits and rationalises direct 

vehicle access from Maple Street 
and Bunya Street and provides 
integrated and functional parking 
arrangements that do not 
dominate the street; and 

(g) enhances pedestrian comfort and 
connectivity within the town 
centre.  

AO9.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO9.2 

Development in the District centre zone:- 
(a) provides primary active street 

frontages, built to the front 
boundary, where identified on 
Figure 7.2.17A (Maleny local plan 
elements); 

(b) respects the layout, scale (including 
height and setback) and character of 
existing buildings; 

(c) provides for a mixture of original 
lowset timber framed buildings and 
compatible new buildings; 

(d) has simple, traditional Queensland 
style roof designs, such as hipped or 
gabled, and parapets facing the 
street; 

(e) has building openings overlooking 
the street, with the main entrance 
visually emphasised in the centre of 
the ground floor facade; 

(f) provides detailing and articulation 
for horizontal emphasis including 
awnings, parapet walls and first floor 
balconies; 

(g) uses understated colour schemes 
and low-reflective roofing and 
cladding materials; 

(h) ensures that signage is integrated 
with the building; 

(i) provides mature or semi-mature 
shade trees planted along the site 
frontage adjacent to the kerbside; 

(j) includes the provision of 
landscaping, shaded seating, public 
art and consistent and simple paving 
materials on footpaths; 

(k) provides for vehicle access to be via 
streets other than Maple or Bunya 
Streets; and 

(l) provides for on-site car parking to be 
located at the rear or to one side of 
the development. 

 
In addition to acceptable outcome AO9.1 
above, development in that part of the 
District centre zone fronting Maple 
Street:- 
(a) provides building facades which, on 

the northern side of Maple Street, 
occupy a minimum of 60% of the 
width of the site and, on the 
southern side of Maple Street, 
occupy a minimum of 80% of the 
width of the site; 

(b) provides continuous pedestrian 
weather protection over the street 
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Performance Outcomes Acceptable Outcomes 
which key into adjoining awnings;  

(c) incorporates other elements of 
traditional main street design 
including verandah posts that are 
decorative and non-load bearing, 
cut-out facades, exposed gables, 
dormer windows and timber joinery; 

(d) provides for pedestrian linkages 
between Maple Street and 
Bicentenary and Willow Lanes; and 

(e) is a mainly single storey facade. 
PO10 Development does not provide for the 

establishment of any additional large 
floor plate retail uses. 

AO10 No acceptable outcome provided. 

Development in the Low Impact Industry Zone 
PO11 Development in the Low impact industry 

zone provides:- 
(a) attractive buildings which are 

sympathetic to Maleny’s rural 
town character and identity;  

(b) safe and efficient access to the 
local road network; 

(c) acoustic attenuation and visual 
buffering to adjacent land zoned 
for residential purposes; and 

(d) stormwater drainage that protects 
the water quality of Obi Obi Creek 
and Baroon Pocket Dam. 

AO11 The layout and design of industrial 
development in the Low impact industry 
zone provides:- 
(a) buildings with an attractive 

streetfront address and muted 
colour schemes reflecting 
predominantly natural and earthy 
tones; 

(b) safe and efficient vehicle access 
from Lawyer Street and Cudgerie 
Street; 

(c) densely landscaped screening and 
acoustic attenuation measures to 
adjacent existing and future 
residential areas included in the Low 
density residential zone; and 

(d) a total site stormwater management 
solution which protects the water 
quality of Obi Obi Creek and Baroon 
Pocket Dam. 

Development in the Low Density Residential Zone 
PO12 Reconfiguring a lot in the Low density 

residential zone:- 
(a) provides for lot sizes and a 

configuration of lots that is 
sympathetic to the rural town 
character and identity of Maleny; 

(b) is designed to sensitively respond 
to site characteristics and avoids 
significant scarring of the 
landscape; 

(c) provides for an interconnected 
system of local roads, pedestrian, 
cycle and open space links with 
adjoining land; 

(d) provides a transition of 
development intensity between 
the town and adjacent rural areas; 
and 

(e) includes adequate provision for 
open space, future road 
requirements and effective 
stormwater drainage.  

AO12.1 
 
 
 
 
 
 
 
 
 
 
AO12.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Reconfiguring a lot in the Low density 
residential zone has a minimum lot size 
of:- 
(a) 700m2 where located in Precinct 

MAL LPP-1 (Maleny Community 
Precinct);  

(b) 1,200m2 where located in Precinct 
MAL LPP-2 (Maleny West); and 

(c) 800m2 elsewhere in the local plan 
area. 

 
Reconfiguring a lot in the Low density 
residential zone:- 
(a) provides for a subdivision layout 

which minimises the extent of cut 
and fill required to accommodate 
new lots and roads;  

(b) incorporates an interconnected 
internal road system that limits and 
rationalises the number of access 
points to the existing road network; 

(c) for the area west of Bunya Street, 
does not provide vehicle access 
from Cudgerie Street; 

(d) where fronting Beech Street, gains 
access from Cedar Street rather 
than from Beech Street; 

(e) contributes to the upgrading of 
intersections identified on Figure 
7.2.17A (Maleny local plan 
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Performance Outcomes Acceptable Outcomes 
 
 
 
 
 
 
 
 
 
 
AO12.3 

elements); 
(f) provides an interconnected park 

system, including a linear park 
incorporating Obi Obi Creek and its 
floodplain; and 

(g) provides a total site stormwater 
network solution to appropriately 
treat runoff prior to its discharge to 
Obi Obi Creek and tributaries.  

 
For that part of the Low density residential 
zone within and adjacent to Precinct MAL 
LPP-1 (Maleny Community Precinct), 
reconfiguring a lot provides for east-west 
interconnection of road, pedestrian, cycle 
and open space networks. 

Development in the Medium Density Residential Zone Generally 
PO13 Development in the Medium density 

residential zone:- 
(a) provides for the establishment of a 

range of medium density housing 
compatible with a rural town 
setting; 

(b) is sympathetic to the rural town 
character and identity of Maleny; 

(c) is of a domestic scale and density 
that is compatible with 
surrounding development and 
complements the traditional built 
form and streetscape of Maleny’s 
older residential areas; 

(d) provides for building form that 
reflects the traditional Queensland 
style; 

(e) provides for generous open space 
to be maintained between 
buildings to preserve a 
predominantly open feel; 

(f) is designed to sensitively respond 
to site characteristics and avoids 
significant scarring of the 
landscape; and 

(g) provides for on-site parking to be 
located and designed such that it 
does not dominate the 
streetscape. 

AO13.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO13.2 

Development in the Medium density 
residential zone:- 
(a) provides accommodation in small, 

separate buildings, rather than in 
large, single, bulky buildings; 

(b) sensitively responds to topography 
and site characteristics, where 
buildings are pole and frame 
construction designed to step with 
the contours of the land, rather than 
slab on ground; 

(c) provides dense landscaping which 
reduces the visual impact of 
buildings and site works from other 
parts of the local plan area; 

(d) reflects the traditional Queensland 
designs evident in Maleny, by using 
elements such as pitched roof forms 
with eaves, verandahs, prominent 
entry treatments and window hoods; 
and 

(e) provides car parking areas at the 
rear of and/or between buildings. 
Car parking areas are broken up 
and do not dominate the 
streetscape. 

 
Development does not exceed a site 
density of 20 equivalent dwellings per 
hectare. 

PO14 Development in the Medium density 
residential zone:- 
(a) provides safe and efficient access 

to the existing road network;  
(b) provides interconnecting road, 

pedestrian, cycle and open space 
networks; and 

(c) contributes to the upgrading of the 
existing road network. 

AO14.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO14.2 

Development in the Medium density 
residential zone:- 
(a) limits and rationalises the number of 

access points to the existing road 
network; 

(b) provides for access from Miva or 
Tulip Streets, rather than direct 
access from Myrtle Street (Maleny–
Stanley River Road); and 

(c) contributes to the upgrading of 
intersections identified on Figure 
7.2.17A (Maleny local plan 
elements). 

 
For that part of the Medium density 
residential zone within and adjacent to the 
Precinct MAL LPP-1 (Maleny Community 
Precinct), reconfiguring a lot provides for 
east-west interconnection of road, 
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Performance Outcomes Acceptable Outcomes 
pedestrian, cycle and open space 
networks.  

Development in the Medium Density Residential Zone (Erowal Aged Care Facility) 
PO15 Development on the Erowal aged care 

facility site (Lot 2 on SP115563):- 
(a) provides for a range of retirement 

facilities and residential care 
facilities; 

(b) maintains the low-rise form of 
development currently present on 
the site; 

(c) is compatible with the semi-rural 
character of the area; and 

(d) is designed and landscaped to 
minimise the visual impact of 
development as viewed from 
Landsborough-Maleny Road. 

AO15 No acceptable outcome provided.  

Reconfiguring a Lot in the Rural Residential Zone 
PO16 Reconfiguring a lot in the Rural 

residential zone:- 
(a) is designed to sensitively respond 

to site characteristics and avoids 
significant scarring of the 
landscape; 

(b) provides for an interconnected 
system of local roads, pedestrian 
and cycle links and upgrading of 
the existing road network; 

(c) does not adversely impact on Obi 
Obi Creek, Walkers Creek and 
tributaries; and 

(d) includes provision for 
interconnected open space and 
effective stormwater drainage. 

AO16 Reconfiguring a lot in the Rural residential 
zone:- 
(a) provides for a subdivision layout 

which minimises the extent of cut 
and fill required to accommodate 
new lots and roads;  

(b) subject to (c) immediately below, 
incorporates an interconnected 
internal road system (rather than a 
series of cul-de-sacs) and 
intersection upgrades where 
identified on Figure 7.2.17A 
(Maleny local plan elements); 

(c) in Precinct MAL LPP-3 (Walkers 
Creek), road connections between 
Treehaven Way and Avocado Lane 
are limited to emergency vehicle 
access only, where identified on 
Figure 7.2.17A (Maleny local plan 
elements);  

(d) provides for appropriate pedestrian 
and cycleway links;  

(e) provides an interconnected open 
space system including a linear park 
incorporating Obi Obi Creek, 
Walkers Creek and associated 
floodplains;  

(f) in Precinct MAL LPP-3 (Walkers 
Creek), provides an open space 
buffer to Walkers Creek, with a 
minimum width of 100 metres or to 
the defined flood event (whichever 
provides the greater width); and 

(g) provides a total site stormwater 
drainage system, draining towards a 
treatment area prior to its discharge 
to a watercourse. 

PO17 Reconfiguring a lot within the Rural 
residential zone provides for lot sizes 
and a configuration of lots that:- 
(a) is sympathetic to the prevailing 

rural residential character of the 
area in which it is located;  

(b) sensitively responds to site 
constraints; and  

(c) provides for the safe and effective 
treatment and disposal of effluent 
on-site. 

AO17 Reconfiguring a lot in the Rural residential 
zone has a minimum lot size of:- 
(a) 1,500m2 where located in Precinct 

MAL LPP-1 (Maleny Community 
Precinct) and having frontage to 
North Maleny Road; 

(b) 5,000m2 where located in Precinct 
MAL LPP-3 (Walkers Creek); and 

(c) 5,000m2 where located in Precinct 
MAL LPP-4 (Maleny North). 
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Performance Outcomes Acceptable Outcomes 
Development in Precinct MAL LPP-1 (Maleny Community Precinct) 
PO18 Development in Precinct MAL LPP-1, 

(Maleny Community Precinct) identified 
on Maleny Local Plan Precinct Map 
LPM39 provides for the following:- 
(a) extensive areas of passive open 

space in the form of parks and 
gardens; 

(b) land for environmental open 
space for ecological protection 
and rehabilitation purposes, 
primarily focused along Obi Obi 
Creek and associated 
watercourses and wetland areas; 

(c) areas for active sport and 
recreation facilities, including a 
community golf course and 
sporting fields; 

(d) a range of community facilities, 
including an aquatic centre, 
environmental education centre, 
land care nursery and community 
hall; 

(e) a small cultural and heritage 
precinct centred around the 
heritage-listed Pattemore House; 

(f) limited residential development 
which is sensitively sited and 
designed to be compatible with its 
location and setting within the 
Maleny Community Precinct; and 

(g) enhanced public access to the site 
via an extensive multi-use trail 
network and provision of 
appropriate vehicle connections. 

AO18 No acceptable outcome provided.  
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9.3.6 Dwelling house code 
9.3.6.1 Application 

(1) This code applies to accepted development and assessable development identified as requiring 
assessment against the Dwelling house3 code by the tables of assessment in Part 5 (Tables of 
assessment). 

 
(2) The acceptable outcomes in Table 9.3.6.3.1 (Requirements for accepted development and 

performance outcomes and acceptable outcomes for assessable development) are 
requirements for applicable accepted development. 

 
(3) All provisions in this code are assessment benchmarks for applicable assessable development. 
 

9.3.6.2 Purpose and overall outcomes 

(1) The purpose of the Dwelling house code is to ensure dwelling houses achieve a high level of 
comfort and amenity for occupants, maintain the amenity and privacy of neighbouring residential 
premises and are compatible with the character and streetscape of the local area.  

 
(2) The purpose of the Dwelling house code will be achieved through the following overall 

outcomes:- 
 

(a) a dwelling house incorporates a high standard of design and makes a positive 
contribution to the streetscape character of the area in which it is located; 

 
(b) a dwelling house is sited and designed to protect the amenity and privacy of neighbouring 

residential premises; 
 

(c) a dwelling house provides a high level of amenity to the residents of the dwelling house; 
and 

 
(d) a dwelling house is provided with an acceptable level of infrastructure and services. 

 

9.3.6.3 Performance outcomes and acceptable outcomes4 

Table 9.3.6.3.1 Requirements for accepted development and performance outcomes 
and acceptable outcomes for assessable development  

Performance Outcomes Acceptable Outcomes  
Height of Buildings and Structures 
PO1 The height of the dwelling house is 

consistent with the preferred character 
of a local area and does not adversely 
impact on the amenity of neighbouring 
premises having regard to:- 
(a) overshadowing; 
(b) privacy and overlooking; 
(c) views and vistas; 
(d) building appearance; and 
(e) building massing and scale as 

seen from neighbouring premises. 

AO1 The height of the dwelling house does not 
exceed the height specified for the site on 
the an applicable Height of Buildings and 
Structures Overlay Map. 

Garages, Carports and Sheds 
PO2 Garages, carports and sheds:- 

(a) preserve the amenity of adjacent 
land and dwelling houses; 

(b) do not dominate the streetscape; 

AO2.1 

 
 
 

Where located on a lot in a residential 
zone, a garage, carport or shed:- 
(a) is setback at least 6 metres from any 

road frontage; 
                                                           
3 Editor’s note—in accordance with Schedule 1 (Definitions), a reference to a ‘dwelling house’  in the planning scheme includes a 

reference to any secondary dwelling or home office associated with the dwelling house, and all outbuildings, structures and works 
normally associated with a dwelling house. 

4  Editor’s note—a Structure Plan, as varied by an approved master plan or an approved plan of development for a variation approval 
or reconfiguring a lot, may vary or specify alternative requirements for accepted development or performance outcomes and 
acceptable outcomes for assessable development for a dwelling house.  In such cases, compliance with these alternative 
requirements for accepted development or performance outcomes and acceptable outcomes for assessable development will be 
deemed to represent compliance with the comparable provisions of the Dwelling house code. 
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Performance Outcomes Acceptable Outcomes  
(c) maintain an adequate area suitable 

for landscapes adjacent to the road 
frontage; and 

(d) maintain the visual continuity and 
pattern of buildings and landscape 
elements within the street. 

 
 
 
 
 
 
 
 
 
 
AO2.2 

(b) does not exceed a height of 3.6 
metres; and 

(c) has a total floor area that does not 
exceed 56m². 

 
Note—AO2.1(b) and (c) do not apply to a garage 
under the main roof of a dwelling house.  
 
Note—AO2.1(a) alternative provision to QDC. 
 
Where located on a lot in a residential 
zone, the total width of a garage door 
facing a street (and that is visible from the 
road frontage) does not exceed 6 metres 
within any one plane, with any additional 
garage door being set back a further 1 
metre from the street frontage to break up 
the apparent width of the garage facade. 

Setbacks in Residential Zones 
PO3 Where located in a residential zone, the 

dwelling house is set back from any 
road frontage so as to:- 
(a) achieve a close relationship with, 

and high level of passive 
surveillance of, the street; 

(b) create a coherent and consistent 
streetscape, with no or only minor 
variations in frontage depth; 

(c) make efficient use of the site, with 
opportunities for large back yards; 

(d) provide reasonable privacy to 
residents and neighbours on 
adjoining lots; and 

(e) maintain reasonable access to 
views and vistas, prevailing 
breezes and sunlight for each 
dwelling house. 

AO3 Where located in a residential zone, the 
dwelling house (other than a garage, 
carport or shed) is setback to any road 
frontage at least:- 
(a) 4.5 metres for the ground storey; and 
(b) 6 metres for any levels above the 

ground storey. 
 
Note—AO3 alternative provision to QDC. 

Setbacks in Rural and Rural Residential Zones 
PO4 Where located in the Rural zone, the 

dwelling house is set well back from 
any road frontage so as to:- 
(a) maintain an open visual landscape 

dominated by natural elements 
(rather than built structures); 

(b) preserve the amenity and 
character of the rural or rural 
residential area, having regard to 
building massing and scale as 
seen from the road and 
neighbouring premises; 

(c) protect views and vistas; 
(d) avoid or minimise noise and dust 

nuisance from sealed roads, 
existing State controlled roads and 
extractive industry transport routes;  
and 

(e) protect the functional 
characteristics of existing State 
controlled roads and extractive 
industry transport routes. 

AO4.1 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO4.2 

Where located on a lot in the Rural zone, 
and the lot has an area of more than 2 
hectares, the dwelling house (including any 
associated garage, carport or shed) is set 
back at least:- 
(a) 40 metres from a State controlled road 

or an extractive industry transport 
route;  

(b) 20 metres from any other road; or 
(c) if an extension not exceeding 50m2 

gross floor area and within, under or 
structurally part of an existing dwelling 
house, the setback of the existing 
dwelling house on the site. 

 
Where located on a lot in the Rural zone, 
and the lot has an area of not more than 2 
hectares, or where  located on a lot in the 
Rural residential zone, the dwelling house 
(including any associated garage, carport 
or shed) is set back at least:- 
(a) 10 metres from any road frontage; or 
(b) if an extension not exceeding 50m2 

gross floor area and within, under or 
structurally part of an existing dwelling 
house, the setback of the existing 
dwelling house on the site. 
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Performance Outcomes Acceptable Outcomes  
Note—AO4.1 and AO4.2 alternative provisions to 
QDC. 

PO5 Where located in the Rural zone or 
Rural residential zone, the dwelling 
house is set back from side and rear 
boundaries so as to:- 
(a) maintain an open visual landscape 

dominated by natural elements 
(rather than built structures);  

(b) preserve the amenity and 
character of the rural or rural 
residential area, having regard to 
building massing and scale as 
seen from the road and 
neighbouring premises; and 

(c) minimise opportunities for 
residents to overlook the private 
open space areas of neighbouring 
premises. 

AO5.1 

 
 
 
 
 
 
 
 
 
AO5.2 

Where located on a lot in the Rural zone, 
the dwelling house (including any 
associated garage, carport or shed) is set 
back from any side or rear boundary at 
least:- 
(a) 3 metres where the lot has an area of 2 

hectares or less; or 
(b) 10 metres where the lot has an area of 

more than 2 hectares. 
 
Where located on a lot in the Rural 
residential zone the dwelling house 
(including any associated garage, carport 
or shed) is setback at least 3 metres from 
any side or rear boundary. 
 
Note—AO5.1 and AO5.2 alternative provisions to 
QDC. 

Setbacks to Canals and Artificial Waterways 
PO6 Buildings and structures are adequately 

setback from canals and other artificial 
waterways or waterbodies (e.g. lakes) 
to:- 
(a) protect the structural integrity of 

the canal/waterway/waterbody 
profile and revetment wall;  

(b) ensure no unreasonable loss of 
amenity to adjacent land and 
dwellings occur having regard to:- 
(i) privacy and overlooking; 
(ii) views and vistas; 
(iii) building character and 

appearance; and 
(c) building massing and scale as 

seen from neighbouring premises. 

AO6 Buildings and structures exceeding 1 metre 
in height above ground level (other than 
pool fencing which is at least 75% 
transparent) are setback a minimum of 4.5 
metres from the property boundary 
adjacent to the canal or artificial 
waterway/waterbody. 
 
Note—AO6 alternative provision to QDC. 

Services and Utilities 
PO7 The dwelling house is provided with a 

level of infrastructure and services that 
is appropriate to its setting and 
commensurate with its needs.  

AO7.1 
 
 
 
 
 
 
AO7.2 

 
 
 
 
 
 
 
 
 
AO7.3 

Where located on a lot in an urban zone the 
dwelling house is connected to the 
reticulated water supply, sewerage, 
stormwater drainage and 
telecommunications infrastructure networks 
(where available to the lot). 
 
Where located on a lot in a non-urban zone 
and/or reticulated sewerage is not available 
to the lot, the dwelling house is connected 
to an on-site effluent treatment and 
disposal system. 
 
Note—the Plumbing and Drainage Act 2003 sets 
out requirements for on-site effluent treatment 
and disposal.  
 
Where located on a lot in a non-urban zone 
and/or reticulated water supply is not 
available to the lot, the dwelling house is 
provided with a rainwater collection tank 
that:- 
(a) has a minimum capacity of 45,000 

litres; and 
(b) is plumbed so that water from the 

rainwater tank is available for 
household use. 
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Performance Outcomes Acceptable Outcomes  
Access and Car Parking 
PO8 Sufficient parking spaces are provided 

on the site to cater for residents and 
visitors. 

AO8 On-site car parking is provided in 
accordance with the following:- 
(a) for a lot exceeding 300m²—at least 2 

(two) car parking spaces with at least 
one space capable of being covered; 
or 

(b) for a lot not exceeding 300m²—at least 
1 (one) covered car parking space. 

 
Note—car parking spaces may be provided in a 
tandem configuration provided that all spaces are 
wholly contained within the site such that parked 
vehicles do not protrude into the road reserve. 

PO9 The design and management of 
access, parking and vehicle movement 
on the site facilitates the safe and 
convenient use of the dwelling house 
by residents and visitors.  

AO9 Access driveways, internal circulation and 
manoeuvring areas, and on-site car parking 
areas are designed and constructed in 
accordance with:- 
(a) IPWEA Standard Drawings SEQ R-

049, R-050 and R-056 as applicable; 
and 

(b) AS2890 Parking facilities – Off-street 
parking.   

Tennis Courts and Sports Courts 
PO10 Where a dwelling house includes a 

tennis court or other type of sports 
court, the court is designed, located 
and operated to avoid any adverse 
impacts on the amenity of neighbouring 
premises.  

AO10.1 

 
 
 
 
 
 
AO10.2 

 
 
 
 
AO10.3 

A 1.5 metre landscape strip incorporating 
screening tree and/or shrub species is 
provided between the tennis court or sports 
court and any side property boundary to 
create a visual screen between the tennis 
court and the side boundary. 
 
The tennis court or sports court is fenced 
with 3.6 metre high mesh fencing for a full 
size tennis court or 2.4 metre high mesh 
fencing if for a half size court.  
 
Where incorporating lighting:- 
(a) the tennis court or sports court is 

located at least 50 metres from the 
external wall of an existing or approved 
dwelling on an adjacent lot; and 

(b) the vertical illumination resulting from 
direct, reflected or other incidental 
lighting emanating from the site does 
not exceed 8 lux when measured at 
any point 1.5 metres outside the 
boundary and at any level from ground 
level upwards.  

Secondary Dwellings 
PO11 Any secondary dwelling established in 

association with the dwelling house is:- 
(a) located on a lot with sufficient area 

to accommodate the secondary 
dwelling and associated access, 
parking, landscape and setback 
requirements; 

(b) small in scale and clearly ancillary 
to the dwelling house; and 

(c) provided with sufficient on-site car 
parking to meet user needs. 

AO11.1 
 
 
AO11.2 
 
 
 
 
 
 
 
AO11.3 
 
 
 
AO11.4 

The secondary dwelling is located on a lot 
with a minimum area of 600m². 
 
The secondary dwelling has a maximum  
gross floor area of:- 
(a) 90m² where located on a lot in the 

Rural zone or Rural residential zone; 
and 

(b) 60m² where located on a lot in another 
zone. 

 
The dwelling house and the secondary 
dwelling have a combined maximum site 
cover of 50%. 
 
At least 1 (one) car parking space, in 
addition to the requirement for the dwelling 
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Performance Outcomes Acceptable Outcomes  
house, is provided for the secondary 
dwelling.  

Filling or excavation 
PO12 Any filling or excavation associated with 

a dwelling house:- 
(a) sensitively responds to the slope 

and landform characteristics of the 
site; 

(b) provides safe and efficient access 
for vehicles and pedestrians on 
sloping land; 

(c) minimises adverse impacts on the 
streetscape; and 

(d) does not adversely impact upon 
the privacy or amenity of 
surrounding premises.  

AO12 Except where located on a site having a 
slope of greater than 15% as identified on 
an applicable Landslide Hazard and Steep 
Land Overlay Map:- 
(a) the extent of excavation (cut) or fill 

does not involve a total change of 
more than 1.0 metre relative to ground 
level at any point; and 

(b) no part of any un-retained cut or fill 
batter is within 1.5 metres of any 
property boundary except cut and fill 
involving a change in ground level of 
less than 200mm. 

 
OR 
 
Filling and/or excavation is confined to 
within the plan area of the dwelling house 
with ground level being retained around 
external walls of the building.  
 
OR 
 
Where on a lot in an identified drainage 
deficient area, filling is undertaken in 
accordance with a current drainage 
deficient area flood information certificate 
issued by the Council for the site.  
 
Editor’s note—drainage deficient areas are 
identified on Figure 8.2.7 (Drainage deficient 
areas) of the Flood hazard overlay code. 

Additional Requirements for Dwelling Houses in Certain Areas and Precincts 
Blackall Range Local Plan Area 
PO13 The dwelling house:- 

(a) has a scale and bulk that is 
subservient to the natural and rural 
landscape with building forms that 
are visually broken up; 

(b) has exterior surfaces that allow the 
dwelling house to blend in with the 
natural and rural landscape; and 

(c) incorporates roof forms that are 
consistent with traditional rural or 
rural village setting. 

AO13.1 

 
 
AO13.2 
 
 

 
AO13.3 
 
 
 
 
 
 
 
 
 
 
 
AO13.4 

The height of the dwelling house does not 
exceed 2 storeys.   
 
The total footprint of the dwelling house, 
including any associated garage, carport or 
shed, does not exceed 280m². 
 
The exterior colour of the dwelling house is 
characterised by muted 
earth/environmental tones that blend with 
the hinterland rural and natural 
environment. 
 
Note—appropriate colours will depend on the 
existing native vegetation and backdrop, but may 
include muted tones such as green, olive green, 
blue green, grey green, yellow green, green blue, 
indigo, brown and blue grey. 
 
The dwelling house incorporates one of the 
following roof designs:- 
(a) gable roof; 
(b) hip roof; 
(c) Dutch gable; 
(d) pitched roof with skillion at rear; or 
(e) multiple gable roof. 

Buderim Local Plan Area (Precinct BUD LPP-1 (Gloucester Road South) on Local Plan Map LPM32  
PO14 The dwelling house is designed and 

sited such that it maintains the integrity 
AO14 The dwelling house (including any garage, 

carport or shed) is setback at least 10 
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Performance Outcomes Acceptable Outcomes  
of the large, established residential 
properties adjacent to the southern part 
of Gloucester Road that are 
characterised by buildings set back 
from street boundaries and surrounded 
by generous landscaped grounds.  

metres from Gloucester Road. 
 
Note—AO14 alternative provision to QDC. 

Caloundra Local Plan Area (Precinct CAL LPP-4 (Moffat Beach/Shelly Beach) on Local Plan Map 
LPM45 
PO15 The dwelling house preserves the 

amenity of adjacent land and dwelling 
houses and does not dominate the 
streetscape having regard to:- 
(a) building character and 

appearance; 
(b) views and vistas; and 
(c) building mass and scale as seen 

from neighbouring premises. 

AO15.1 
 
 
 
 
 
AO15.2 

The dwelling house (including any garage, 
carport or shed) is setback a minimum of 6 
metres from the primary street frontage. 
 
Note—AO15.1 alternative provision to QDC. 
 
Any secondary dwelling not physically 
attached to the dwelling house by a 
common wall and under the main roof does 
not exceed 4 metres in height.  
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9.3.5 Dual occupancy code 
9.3.5.1 Application 

(1) This code applies to accepted development and assessable development identified as requiring 
assessment against the Dual occupancy1 code by the tables of assessment in Part 5 (Tables of 
assessment). 

 
(2) The acceptable outcomes in Table 9.3.5.3.1 (Requirements for accepted development and 

performance outcomes and acceptable outcomes for assessable development) are 
requirements for applicable accepted development. 

 
(3) All provisions in this code are assessment benchmarks for applicable assessable development. 
 

9.3.5.2 Purpose and overall outcomes 

(1) The purpose of the Dual occupancy code is to ensure dual occupancies are appropriately 
located, achieve a high level of comfort and amenity for occupants, maintain the amenity of 
neighbouring premises and are compatible with the character and streetscape of the local area. 

 
(2) The purpose of the Dual occupancy code will be achieved through the following overall 

outcomes:- 
 

(a) a dual occupancy is located in an area intended to accommodate more diverse housing 
options and is integrated within its neighbourhood setting in a manner which appropriately 
disperses the distribution of density having regard to the intent of the zone; 
 

(b) a dual occupancy incorporates a high standard of design and makes a positive 
contribution to the streetscape character of the area in which it is located; 

 
(c) a dual occupancy is sited and designed to protect the amenity, privacy and access to 

sunlight of adjoining residential premises; 
 

(d) a dual occupancy provides a high level of amenity and convenience to residents of the 
dual occupancy; and 

 
(e) a dual occupancy is provided with an appropriate level of infrastructure and services. 

 

9.3.5.3 Performance outcomes and acceptable outcomes2 

Table 9.3.5.3.1 Requirements for acceptable development and performance 
outcomes and acceptable outcomes for assessable development  

Performance Outcomes Acceptable Outcomes  
Location and Site Suitability 
PO1 The dual occupancy is located on a site  

which:- 
(a) is convenient to local services and 

public transport; 
(b) is in an area intended to 

accommodate more diverse 
housing options; 

(c) is dispersed and not concentrated 
within low density residential 
neighbourhoods; 

(d) has sufficient area and dimensions 
to accommodate the use (including 
associated access, parking, 

AO1.1 
 
 
 
 
 
 
 
 
 
 
 
 

The site is included in a centre zone and 
the dual occupancy is part of a mixed use 
building. 
 
OR 
 
The site is included in the Medium 
density residential zone. 
 
OR 
 
The site is included in the Low density 
residential zone, other than in Precinct 

                                                           
1  Editor’s note—in accordance with Schedule 1 (Definitions), a reference to a ‘dual occupancy’ in the planning scheme includes a 

reference to any home office and all outbuildings, structures and works normally associated with a dual occupancy.  
2  Editor’s note—a Structure Plan, as varied by an approved master plan or an approved plan of development for a variation approval 

or reconfiguring a lot, may vary or specify alternative requirements for accepted development or performance outcomes and 
acceptable outcomes for assessable development for a dual occupancy.  In such cases, compliance with these alternative 
requirements for accepted development or performance outcomes and acceptable outcomes for assessable development will be 
deemed to represent compliance with the comparable provisions of the Dual occupancy code. 
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Performance Outcomes Acceptable Outcomes  
landscapes and setback 
requirements); and 

(e) is not steep and is otherwise 
suitable for the proposed 
development. 

 
 
AO1.2 

LDR-1 (Protected Housing Area). 
 
Where located on a site included in the 
Low density residential zone, other than 
in Precinct LDR-1 (Protected Housing 
Area), the site:- 
(a) has a minimum area of 800m², 

exclusive of any access strip; 
(b) does not adjoin another lot 

developed or approved for a dual 
occupancy; and 

(c) has a slope of not more than 15%. 
 
    
Site Cover and Density 
PO2 The dual occupancy:- 

(a) is of a scale that is compatible with 
surrounding development; 

(b) does not present an appearance of 
bulk to adjacent premises, road or 
other areas in the vicinity of the 
site; 

(c) maximises opportunities for the 
retention of existing vegetation and 
allows for soft landscapes between 
buildings and the street; 

(d) allows for adequate area at ground 
level for outdoor recreation, 
entertainment, clothes drying and 
other site facilities; and 

(e) facilitates on-site stormwater 
management and vehicular 
access. 

AO2.1 
 
 
 
 
 
 
 
 
 
 
AO2.2 

The site cover of the dual occupancy 
does not exceed:- 
(a) 50% where a single storey dual 

occupancy;  
(b) 40% where the dual occupancy is 2 

or more storeys in height; or 
(c) 50% for the ground floor and 30% for 

the upper floors where the dual 
occupancy is 2 or more storeys in 
height.  

 
The maximum number of bedrooms per 
dwelling in the dual occupancy does not 
exceed 3.  

Streetscape Character 
PO3 The dual occupancy is designed and 

constructed to:- 
(a) provide an attractive address to all 

street frontages; 
(b) make a positive contribution to the 

preferred streetscape character of 
the locality; 

(c) provide shading to walls and 
windows of the dual occupancy;  

(d) minimise opportunities for 
residents to overlook the private 
open space areas of neighbouring 
premises; and 

(e) maximise the retention of existing 
mature trees within the frontage 
setback, to retain streetscape 
character.  

AO3.1 
 
 
 
 
 
 
 
 
AO3.2 
 
 
 
 
 
AO3.3 

 
 
 
 
 
 
 
AO3.4 

Each dwelling has an individual design 
such that the floor plan is not a mirror 
image of the adjoining dwelling and 
includes distinct external design elements 
(e.g. variations in roof line, facade, 
treatment or position of main entrances 
and garages, window treatments and 
shading devices).  
 
The dual occupancy is setback at least 
4.5 metres from any street frontage, with 
any garage or carport associated with the 
dual occupancy setback at least 6 
metres. 
 
Any garage or carport is setback a 
minimum of 1.5 metres from the main 
face of the associated dwelling, or in line 
with the main face of the associated 
dwelling, where the dwelling incorporates 
a front verandah or portico projecting 
forward of the main face or faces. 
 
The dual occupancy is setback from any 
side or rear property boundary in 
accordance with the boundary clearance 
provisions of the QDC MP1.3. 

Private Open Space 
PO4 Sufficient private open space is 

provided to allow for the amenity and 
reasonable recreation needs of the 

AO4 Each dwelling is provided with private 
open space at ground level free of 
buildings which:- 
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occupants of the dual occupancy. (a) is at least 50m² in area; 

(b) comprises not more than two 
separate parts; 

(c) has one part directly accessible from 
the main living area which:- 
(i) is at least 25m² in area; 
(ii) has a minimum dimension of 4 

metres; and 
(iii) has a maximum gradient of 1 in 

20 (5%). 
Setbacks to Canals and Artificial Waterways 
PO5 Buildings and structures are adequately 

setback from canals and other artificial 
waterways or waterbodies (e.g. lakes) 
to:- 
(a) protect the structural integrity of the 

canal/waterway/waterbody profile 
and revetment wall; and 

(b) ensure no unreasonable loss of 
amenity occurs to adjacent land 
and dwellings, having regard to:- 
(i) privacy and overlooking; 
(ii) views and vistas; 
(iii) building character and 

appearance; and 
(iv) building massing and scale as 

seen from neighbouring 
premises. 

AO5 Buildings and structures exceeding 1 
metre in height above ground level (other 
than pool fencing which is at least 75% 
transparent) are setback a minimum of 
4.5 metres from the property boundary 
adjacent to the canal or artificial 
waterway/waterbody. 

Site Landscapes 
PO6 The dual occupancy incorporates site 

landscapes that:- 
(a) provide an attractive landscape 

setting for the enjoyment and 
appreciation of residents; 

(b) integrate the development into the 
surrounding urban landscape; 

(c) effectively define and screen 
private open space and service 
areas;  

(d) utilise locally native vegetation 
species as the major planting 
theme; and 

(e) maximise the retention of existing 
mature trees in order to retain the 
landscape character of the area. 

AO6.1 
 
 
AO6.2 
 
 
 
AO6.3 

 
 
 
 
AO6.4 
 
 
 
 
 
 
AO6.5 

The site is fully landscaped with turf and 
tree and shrub species. 
 
At least 20% of the site is retained for soft 
landscapes (i.e. not used as hardstand 
area).  
 
A minimum 1 metre wide landscape strip 
is provided along the full length of the 
street frontage (excluding driveways and 
pathways). 
 
A 1.8 metre high solid screen fence is 
provided along:- 
(a) the full length of all rear site 

boundaries; and 
(b) the full length of all side site 

boundaries to the front building line. 
 
Fences or walls are not provided along 
street frontages. 
 
OR 
 
Fences or walls to street frontages are 
not more than:- 
(a) 1.8 metres high where the site is on 

a major road; or 
(b) 1.2 metres high where the site is not 

on a major road.  
Safety and Security 
PO7 The dual occupancy, including buildings 

and outdoor spaces, is designed to 
protect the personal security and safety 
of residents by allowing for casual 
surveillance.  

AO7.1 
 
 
 
AO7.2 

Each dwelling has an entrance which is 
clearly identifiable and visible from the 
street and driveway. 
 
The internal pathway network has clear 
sightlines to the dwelling entrance and 
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street access points. 

Access and Car Parking 
PO8 Sufficient parking spaces are provided 

on the site to cater for residents and 
visitors. 

AO8 A minimum of 2 (two) car parking spaces 
are provided per dwelling, with at least 1 
(one) car parking space capable of being 
covered.  
 
Note—car parking spaces may be provided in 
a tandem configuration provided that all 
spaces are wholly contained within the site 
such that parked vehicles do not protrude into 
the road reserve.  

PO9 The design and management of 
access, parking and vehicle movement 
on the site facilitates the safe and 
convenient use of the dual occupancy 
by residents and visitors.  

AO9 Access driveways, internal circulation and 
manoeuvring areas, and on-site car 
parking areas are designed and 
constructed in accordance with:-  
(a) IPWEA Standard Drawings SEQ R-

049, R-050 and R-056 as applicable; 
and 

(b) AS2890 Parking facilities – Off-street 
parking.   

Services and Utilities 
PO10 The dual occupancy is provided with, 

and connected to, infrastructure and 
services. 

AO10 The dual occupancy is connected to the 
reticulated water supply, sewerage and 
telecommunications infrastructure 
networks and has an electricity supply. 

PO11 The dual occupancy is provided with a 
stormwater management system 
which:- 
(a) makes adequate provision for 

drainage of the premises to a 
lawful point of discharge; and 

(b) conveys external catchment 
stormwater through the 
development. 

AO11 Where the dual occupancy is on a lot with 
a finished level that falls to the road, 
stormwater is:- 
(a) piped to kerb and channel; or 
(b) connected directly into the Council’s 

piped stormwater infrastructure 
network.  

 
OR 
 
Where the dual occupancy is on a lot with 
a finished level that falls away from the 
road, stormwater is:- 
(a) connected into an inter-allotment 

drainage easement; or 
(b) connected directly into the Council’s 

piped stormwater infrastructure 
network. 

PO12 Development works and connections to 
infrastructure and services are 
undertaken in accordance with 
accepted engineering standards and 
are complete prior to the 
commencement of the use. 

AO12.1 
 
 
 
AO12.2 

All development works are certified by a 
Registered Professional Engineer 
Queensland (RPEQ). 
 
All connections to infrastructure and 
services are in accordance with the 
requirements of the relevant 
infrastructure entity. 

PO13 The dual occupancy is provided with 
adequate areas for the storage of waste 
and recyclable items, in appropriate 
containers, which are convenient to use 
and service. 

AO13.1 

 
 
 
 
 
 
 
 
 
 
 
 
 

A separate waste storage area is 
provided for each dwelling to 
accommodate the permanent storage of 
waste and recyclable items in standard 
waste containers.  
 
OR 
 
A shared waste storage area over which 
each dwelling has control via access 
rights or ownership is provided to 
accommodate the permanent storage of 
waste and recyclable items in standard 
waste containers. 
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AO13.2 

 
The separate or shared waste storage 
area is:- 
(a) a level, constructed hardstand area, 

and where shared, provided with a 
screened enclosure; 

(b) of sufficient size to accommodate the 
required number of standard waste 
containers (i.e. a minimum of 2 
wheelie bins per dwelling, and a 
minimum of 600mm x 600mm per 
wheelie bin); 

(c) not visible from passing vehicle or 
pedestrian traffic; 

(d) easy to access and use; and 
(e) not located adjacent to the living 

areas of existing neighbouring 
properties.  

Filling or excavation 
PO14 Any filling or excavation associated with 

a dual occupancy:- 
(a) sensitively responds to the slope 

and landform characteristics of the 
site; 

(b) provides safe and efficient access 
for vehicles and pedestrians on 
sloping land; 

(c) minimises adverse impacts on the 
streetscape; and 

(d) does not adversely impact upon 
the privacy or amenity of 
surrounding premises.  

AO14.1 
 
 
 
 
AO14.2 

The extent of excavation (cut) and fill 
does not involve a total change of more 
than 1.0 metre relative to the ground at 
any point. 
 
No part of any cut or fill is within 1.5 
metres of any property boundary, except 
cut and fill involving a change in ground 
level of less than 200mm that does not 
necessitate the removal of any 
vegetation. 
 
OR 
 
Filling and/or excavation is confined to 
within the plan area of the dual 
occupancy, with ground level being 
retained around external walls of the 
building.  



 

Sunshine Coast Planning Scheme 2014  Amended14 May 2018 Page 9-52 

9.3.11 Multi-unit residential uses code 
9.3.11.1 Application 

(1) This code applies to assessable development identified as requiring assessment against the 
Multi-unit residential uses code by the tables of assessment in Part 5 (Tables of assessment). 

 
(2) All provisions in this code are assessment benchmarks for applicable assessable development. 
 

9.3.11.2 Purpose and overall outcomes 

(1) The purpose of the Multi-unit residential uses code is to ensure multi-unit residential uses are of 
a high quality design which appropriately responds to local character, environment and amenity 
considerations.  

 
(2) The purpose of the Multi-unit residential uses code will be achieved through the following overall 

outcomes:- 
 

(a) a multi-unit residential use is visually attractive, with a built form which addresses the 
street and integrates with surrounding development; 

 
(b) a multi-unit residential use incorporates building design that responds to the region’s sub-

tropical climate as well as the character of the particular local area; 
 

(c) a multi-unit residential use incorporates high quality landscapes and well designed and 
useable communal and private open space areas that provide visual relief to the built 
form; and 

 
(d) a multi-unit residential use provides a high standard of privacy and amenity for residents. 

 

9.3.11.3 Performance outcomes and acceptable outcomes 

Table 9.3.11.3.1 Performance outcomes and acceptable outcomes for assessable 
development 

Performance Outcomes Acceptable Outcomes 
Site Layout and Relationship of Buildings to Site Features 
PO1 The multi-unit residential use is sited 

and designed so as to:- 
(a) take account of its setting and site 

context;  
(b) create an attractive living 

environment for residents; and 
(c) make a positive contribution to the 

character of the street and local 
area. 

AO1 No acceptable outcome provided.  
 

PO2 The multi-unit residential use is located 
on a site which has an area and 
dimensions capable of accommodating 
a well-designed and integrated multi-
unit residential development 
incorporating:- 
(a) vehicle access, parking and 

manoeuvring areas;  
(b) communal and private open space 

areas and landscapes; and 
(c) any necessary buffering to 

incompatible uses or sensitive 
environments.  

AO2.1 
 
 
 
AO2.2 

The multi-unit residential use is located 
on a lot having a minimum area of 
800m². 
 
The multi-unit residential use is not 
located on a hatchet/battle axe lot or a lot 
otherwise relying upon access via an 
easement.  

Relationship of Buildings to Streets, Public Spaces and Private Open Space 
PO3 The multi-unit residential use is sited 

and designed to:- 
(a) provide a visibly clear pedestrian 

entrance to and from the building; 

AO3 The building is sited and designed such 
that:- 
(a) the main pedestrian entrance to the 

building (or group of buildings) is 
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and 

(b) minimise the potential for 
pedestrian and vehicular conflict. 

 

located on the primary street 
frontage;  

(b) access from the street to the 
entrance of the building(s) or 
individual dwellings is easily 
discerned; and 

(c) vehicular access to the site is 
separate from the pedestrian 
access. 

PO4 The multi-unit residential use is sited 
and designed to:- 
(a) address and provide a semi-active 

frontage to the street, adjacent 
parkland and other public areas; 

(b) promote casual surveillance of 
public and semi-public spaces; 

(c) contribute to a residential 
character; and 

(d) achieve a high level of amenity for 
dwellings within the site.  

AO4 The building is sited and designed such 
that:- 
(a) street and parkland frontages 

comprise “semi-active uses/spaces” 
such as habitable rooms of dwellings 
or rooming units, common recreation 
areas (indoor and outdoor) and 
landscaped areas, to facilitate casual 
surveillance; and 

(b) the number of dwellings, rooming 
units, windows and balconies of 
habitable rooms that address 
adjoining streets, communal 
recreation areas and open spaces is 
maximised.  

PO5 The multi-unit residential use is 
designed to screen car parking areas, 
services and mechanical plant. 

AO5.1 
 
 
 
 
 
 
 
 
 
 
 
 
AO5.2 

Any car parking area or other associated 
structures are integrated into the design 
of the development such that:- 
(a) they are screened from view from 

frontages to streets, parks and 
adjoining land; 

(b) they are not located between the 
building and the street address; and 

(c) a basement or undercroft car parking 
area does not protrude above the 
adjacent ground level by more than 
1 metre. 

 
Services and mechanical plant, including 
individual air conditioning equipment for 
dwellings or rooming units, is visually 
integrated into the design and finish of 
the building or effectively screened from 
view.  

Residential Density  
PO6 A multi-unit residential use has a 

residential density that is compatible 
with the intent of the zone and the 
preferred character for the local area in 
which it is located. 

AO6 Except where otherwise specified in a 
structure plan or local plan code, the site 
density for a multi-unit residential use:- 
(a) is between 30 and 50 equivalent 

dwellings per hectare where in the 
Medium density residential zone, 
District centre zone or Local centre 
zone; and 

(b) is not less than 50 equivalent 
dwellings per hectare where in the 
High density residential zone, Tourist 
accommodation zone or Major 
centre zone. 

Building Massing and Composition  
PO7 The multi-unit residential use is sited 

and designed in a manner which:- 
(a) maximises the retention of existing 

vegetation and allows for spaces 
and landscapes between 
buildings;  

(b) allows sufficient area at ground 
level for communal open space, 

AO7.1 
 
 
 
 
 
 
 

Except where otherwise specified in a 
structure plan or local plan code, the site 
cover of all buildings on a site does not 
exceed:- 
(a) 50% if 1 storey; and 
(b) 40% if 2 or more storeys. 
 
Note—where a multi unit residential use is 



 

Sunshine Coast Planning Scheme 2014  Amended14 May 2018 Page 9-54 

Performance Outcomes Acceptable Outcomes 
site facilities, resident and visitor 
parking, landscapes and 
maintenance of a residential 
streetscape; and 

(c) demonstrates 3 dimensional 
modelling that reduces:- 
(i) the scale and bulk of the 

building; and 
(ii) the appearance of continuous 

blank walls. 
 

 
 
 
 
 
 
AO7.2 
 
 
AO7.3 
 
 
 
 
AO7.4 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO7.5 

provided above the podium level of a mixed 
use building in a centre zone or the Tourist 
accommodation zone, the site cover 
requirements of Section 9.3.1 (Business 
uses and centre design code) apply. 
 
Buildings above 4 storeys in height are 
not wider than they are high.   
 
The building incorporates vertical and 
horizontal articulation such that no 
unbroken elevation is longer than 15 
metres.  
 
The building incorporates most or all of 
the following design features:- 
(a) variations in plan shape, such as 

curves, steps, recesses, projections 
or splays; 

(b) variations in vertical profile, with 
steps or slopes at different levels; 

(c) variations in the treatment  and 
patterning of windows, sun 
protection and shading devices, or 
other elements of a facade treatment 
at a finer scale than the overall 
building structure; 

(d) balconies, verandahs or terraces; 
and 

(e) planting, particularly on podiums, 
terraces and low level roof decks.  

 
Existing mature trees are retained and 
incorporated into the design of the 
development wherever practicable. 

PO8 The multi-unit residential use is sited 
and designed so as to:- 
(a) provide amenity for users of the 

premises whilst preserving the 
visual and acoustic privacy of 
adjoining and nearby properties; 

(b) provide adequate distance from 
adjoining uses; 

(c) preserve any existing vegetation 
that will buffer the proposed 
building; 

(d) allow for landscapes to be 
provided between buildings and 
street frontages and between 
neighbouring buildings; 

(e) maintain the visual continuity and 
pattern of buildings and landscape 
elements within the street; and 

(f) protect the structural integrity of 
the canal/waterway/waterbody 
profile and revetment wall where 
located on a lot fronting a canal or 
artificial waterway. 

AO8 Except where otherwise specified in a 
structure plan or local plan code, 
buildings and structures comply with the 
minimum boundary setbacks in Table 
9.3.11.3.2 (Minimum boundary 
setbacks for multi-unit residential 
uses).  
 
Note—where a multi-unit residential use is 
provided above the podium level of a mixed 
use building in a centre zone or the Tourist 
accommodation zone, the boundary setback 
requirements of Section 9.3.1 (Business 
uses and centre design code) apply. 
  

PO9 The multi-unit residential use is in a 
building which has a top level and roof 
form that is shaped to:- 
(a) provide an articulated and visually 

attractive skyline silhouette; and 
(b) screen mechanical plants from 

view. 

AO9 No acceptable outcome provided. 

Privacy  
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PO10 The multi-unit residential use ensures 

that dwellings, rooming units, private 
open spaces and adjoining residential 
uses are provided with a reasonable 
level of privacy. 

AO10.1 
 
 
 
 
 
 
AO10.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AO10.3 

Non-habitable room windows of one 
dwelling or rooming unit are not located 
opposite windows of another dwelling or 
rooming unit unless views are controlled 
by screening devices, distance, 
landscapes or design of the opening. 
 
Where habitable room windows look 
directly at habitable room windows in an 
adjacent dwelling or rooming unit within 2 
metres at the ground storey, or 9 metres 
at levels above the ground storey, 
privacy is protected by:- 
(a) window sill heights being a minimum 

of 1.5 metres above floor level; or 
(b) fixed translucent glazing being 

applied to any part of a window 
below 1.5 metres above floor level; 
or 

(c) fixed external screens; or 
(d) if at ground level, screen fencing to a 

minimum height of 1.8 metres. 
 
The outlook from windows, balconies, 
stairs, landings, terraces and decks or 
other private, communal or public areas 
is screened where direct view is available 
into private open space of an existing 
dwelling.  

Open Space and Landscapes 
PO11 The multi-unit residential use provides 

communal and private open space and 
landscapes such that residents have 
sufficient area to engage in communal 
activities, enjoy private and semi-
private spaces, and accommodate 
visitors. 
 

AO11.1 
 
 
 
 
AO11.2 
 
 
 
 
 
AO11.3 
 
 
 
 
 
 
AO11.4 
 
 
 
 
 
 
AO11.5 

A 2 metre wide landscape strip is 
provided along the full length of the street 
frontage (excluding driveways and 
pathways). 
 
For development involving 10 or more 
dwellings, at least 10% of the area of the 
site is provided as communal open 
space, exclusive of required landscape 
strips and clothes drying areas.  
 
Each ground floor dwelling or rooming 
unit has a courtyard or similar private 
open space area directly accessible from 
the main living area which is not less 
than 20m² in area with a minimum 
dimension of 3.5m. 
 
Each dwelling or rooming unit above 
ground level has a balcony or similar 
private open space area directly 
accessible from the main living area 
which is not less than 12m² in area with a 
minimum dimension of 3.0m. 
 
A minimum 1.8 metre high solid screen 
fence is provided and maintained along 
the full length of any side or rear 
boundary. 

PO12 Landscapes provided in conjunction 
with the multi-unit residential use:- 
(a) enhance privacy between 

dwellings, rooming units and 
private open space on the site and 
adjoining premises; 

(b) assist in providing microclimatic 

AO12 No acceptable outcome provided.   
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control to buildings, communal and 
private open space; 

(c) make a positive contribution to the 
streetscape; and 

(d) maintain opportunities for casual 
surveillance of public and semi-
public spaces.  

PO13 Fences and walls used in landscapes 
for the multi-unit residential use:- 
(a) assist the development to address 

the street; 
(b) enable the use of private open 

space abutting the street; 
(c) provide an acoustic barrier for 

traffic noise; 
(d) highlight site and building 

entrances; 
(e) maintain safety and opportunities 

for casual surveillance; and 
(f) do not unduly impact upon the 

amenity of the site or surrounding 
areas. 

AO13.1 
 
 
 
 
AO13.2 
 
 
 
 
AO13.3 

Unless required to ameliorate traffic 
noise or headlight glare, high solid 
fences or walls are avoided along street 
frontages. 
 
Front fences and walls have a maximum 
height of not more than:- 
(a) 1.8 metres if 50% transparent; or 
(b) 1.2 metres if solid. 
 
Front fences and walls are setback 
behind the 2 metre wide landscape strip.  

Clothes Drying Facilities  
PO14 Communal clothes drying facilities are 

provided where dwellings or rooming 
units are not provided with individual 
drying facilities. 

AO14 Where individual clothes drying facilities 
are not provided for each dwelling or 
rooming unit, one or more outdoor 
clothes drying areas fitted with robust 
clothes lines are provided in accessible 
locations to meet the clothes drying 
needs of residents. 

PO15 Where individual clothes drying areas 
are provided on balconies, they do not 
adversely impact on the amenity of 
public places or neighbouring 
residential premises. 

AO15 Individual clothes drying areas are 
concealed or screened from public view.  

Additional Requirements for Rooming or Short Term Accommodation 
PO16 Except where in the form of a serviced 

apartment or self-contained 
accommodation, the rooming 
accommodation or short-term 
accommodation use is provided with 
sufficient kitchen, dining, laundry and 
common room facilities to 
accommodate the needs of residents 
and staff.  

AO16 No acceptable outcome provided. 

Additional Requirements for Mixed Use Development 
PO17 Where the multi-unit residential use 

forms part of a mixed use building or 
development, the development 
provides residents with reasonable 
privacy and security. 

AO17.1 
 
 
 
 
 
 
AO17.2 
 
 
 
 
AO17.3 

Entry areas for the residents of, and 
visitors to, dwellings or rooming units are 
provided separately from entrances for 
other building users and provide for safe 
entry from streets, car parking areas and 
servicing areas.  
 
Clearly marked, safe and secure parking 
areas are provided for residents and 
visitors which is separate from parking 
areas provided for other building users. 
 
Security measures are installed such that 
building users do not have access to 
areas that are intended for the exclusive 
use of residents of, and visitors to, 
residential accommodation. 
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Table 9.3.11.3.2 Minimum boundary setbacks for multi-unit residential uses 

Column 1 
Building height (above ground level) for 
that part of a building up to:- 

Column 2 
Boundary type 

Column 3 
Minimum setback in 
metres (m) 

8.5 metres Front (primary) 6m 
Front (secondary) 4m 
Side 2m 
Rear 2m (or 4.5m to a 

canal or artificial 
waterway) 

12 metres Front (primary) 6m 
Front (secondary) 4m 
Side 3m 
Rear 6m 

16 metres Front (primary) 6m 
Front (secondary) 4m 
Side 4m 
Rear 6m 

22 metres Front (primary) 6m 
Front (secondary) 6m 
Side 7m 
Rear 6m 

37.5 metres Front (primary) 6m 
Front (secondary) 6m 
Side 8m 
Rear 8m 
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Appendix 7: Powerpoint. Final project presentation for older residents focus group feedback 
 

 
 

 

 

 



Innovative Housing Solutions 
for Aging in Place in Maleny

Project presentation
12 Sept 2018

Facilitator: Kelli Dendle

Sponsored by Maleny Neighbourhood Centre via  the  
Advancing Queensland: an age-friendly community 

grants program

Schedule

1.00 – 1.15 Introduction

1.15 – 1.30 Community consultation outcomes

1.30 – 1.45 What we aimed for 

1.45  – 2.45 Project outcomes

2.45 – 3.00 Recap;
Experiences and insights

Australia’s ageing population

http://www.abs.gov.au/AUSSTATS/abs@.nsf/mf/3105.0.65.001

2011 Mid 21st century 1900

Approaches

1. www.deutschland.de/en/topic/life/society-integration/multi-generation-houses-bring-young-and-old-together 2013  2. 
www.55places.com/blog/the-10-largest-active-adult-communities-in-america 2013 3. www.bbc.com/news/blogs-news-from-elsewhere-34933509 

2015    4.  www.abc.net.au/news/2015-06-10/homesharing-program-matches-young-people-with-elderly/6531430 2015

Germany
Multi-generation houses 

bring young and old 
together (1)

Finland
Young renters 

offered cheap flats 
at care home (3)

USA
The Villages is the largest 
age-restricted 
development in the world 
…56,000

Victoria, Australia
Home share (4)

 People want to age-in-place 
 Not enough appropriate housing 
 Decreasing housing affordability 

 Increasing housing stress
 More people living alone

Older people, women
 Risk of increased loneliness, isolation
 Disability increases with age

1. http://www.retirementliving.org.au/news/2016-retirement-census-numbers-revealed/ 30/11/2016
2. Productivity Commission, 2015, Housing Decisions of Older Australians

Australia 

• 53,000 retirement and 
independent living units 

• Only 1 in 10 over 65s live in 
retirement or residential 
care 2

Challenges Australia’s ageing population

http://www.abs.gov.au/AUSSTATS/abs@.nsf/mf/3105.0.65.001

2011 Mid 21st century 1900



http://www.abs.gov.au/AUSSTATS/abs@.nsf/mf/3105.0.65.001

2011 Mid 21st century 1900

Maleny now
2016 census

Australia’s ageing population This grant - research project

 Dual and/or multiple occupancy (house or 
property)

 Housing options to meet real needs in Maleny
Options for existing and new homes
 Enablers and barriers to getting it right
 Recommendations for residents, businesses, and 

governments 

Community Consultation

Older Residents Workshop 
29 Nov 2017

Support Workers Consult
Feb – March 2018
Built environment Consult
May 2018
Finance/ regulation Consult
May – July 2018
Design
May – Sept 2018

Places
Location 
Features
Sharing space

People
Who would people like (or not like) to 

share with
Finance and Resources
What financial and resource issues 

help or hinder 

What we considered

What did we learn? 
Place

 Dual or multiple occupancy living - Attractive and benefits in terms of 
social interaction, affordability, and safety/security. 

 Diversity of options - Diverse residents with changing needs/ preferences 
as people age

 Tenure – Secure home for long term, to meet (possibly changing) needs
 Location - Varied preferences urban/ rural. Ability to access/ provide  

services important; 10  minute travel
 Type of housing – Need safe private (e.g. ensuite) and shared spaces 

(e.g. laundry, BBQ, garden, patio, shed, parking) – quiet areas are 
needed.

 Maintenance – Low cost and effort required; consideration of climate
 Sustainability – Passive environmental design 
 Intentional village – Each one unique

What did we learn?
People

 Sense of control - Who, where, whether it met needs. Share in 
decision-making

 Mixed views about multi-generational – ‘home share’ concept had 
some appeal

 Pets, visitors, and carers
 Services needed: 

 Facilitation-Bringing compatible household members together 
Guidelines, training, support – Managing interpersonal 

relationships/ conflict resolution



What did we learn?
Finance/ resources

Must compromise ‘economic necessity is the mother of compromise’
 Third party assistance – Contracts, body corporate, legal structure 
 Policy & regulation – To support stable, long term, appropriate housing 

 Federal - Centrelink, fiscal policy
 State - Planning regulations, legal structures and options for 

ownership, certainty around legacy issues
 Local - Planning regulation interpretation

 Maleny environment – Affects building/ maintenance - cost borne by 
owner/ community/ government

 Existing housing – Mostly unsuitable for ageing/ sharing

What did we learn?
Overall

 No one-size-fits-all solution – Varied options needed

 Tenure – People want homes where they can live as long as 
they wish

 Affordability, Useability, Safety, Aesthetics

 Sharing not for everyone, but appeals to many – Companionship, 
finance, social support

 Shared space  – A wide variety of preferences about areas of the 
dwelling to be shared and degree of interaction

 Like-minded communities – People preferred to live among like-
minded others, either in households or intentional communities

 Getting to know others – People preferred to establish values and 
trust before committing to co-residency

 Living with others – Can support physical and mental health
 Age of co-residents – Some people wished to live with age-peers but 

many preferred multi-age options

What did we learn?
People

 Maleny residential land – Severe constraints around supply, 
terrain, infrastructure

 Maleny housing market – Unaffordable for many long-term 
residents, high residential demand/ low supply, subject to tourism 
pressures

 No ‘Future friendly’ housing stock in Maleny, little social housing 
stock

 Good access  – Helps residents, visitors, family members, support 
workers

 Maintenance – A primary driver for relocation (in addition to Critical 
Life Events)

 Gardens and greenspace  – Very important to Maleny residents
 Transport options are essential

What did we learn?
Place

 Finance and regulatory environment – Complex, daunting, time 
consuming, specialised – disincentive to share dwellings or invest 

 Legislative recognition of co-housing or similar co-residential models 
to create legal certainty (e.g. financing, inheritance etc) would facilitate 
uptake of these options

 People don’t know what they don’t know – 3rd party assistance would 
be valuable for establishing and maintaining co-resident relationships

 Information channels – Need to be better optimised for older adults
 Existing ‘homeslots’ are being withheld from use, or lost form the 

housing pool due to pension/ regulation issues
 All these issues affect lower income people more

What did we learn?
Finance and regulation

Maleny design considerations

 ‘Future friendly’ – Universal design features
 Variety of co-residency options
Mix of private and shared space
 Climate – Sub-tropical climate. Can be cold, windy, or 

raining heavily for extended periods
 Proximity to town centre is desirable
 Building materials – Robust, easy maintenance
 Provide for transport options outside private vehicles
Wildlife – First rats, then snakes
 Dwelling cost – Per resident



Universal design features

 Open, light

 Level entries

 Easy access throughout

’Future friendly’

Image: Architecture & Access (Aust) Pty Ltd

 Reinforced bathroom walls

 Space for mobility equipment

 Extra charge points

Image: Architecture & Access (Aust) Pty Ltd

 Different approaches

 Feel like home

Site 1
1980s Brick 
Slab-on-ground
 3 People/ couples
 3x Standard bed
 1x Bath
 1x Ensuite

Site 1
Before
 3 People/ couples
 3x Standard bed
 1x Bath
 1x Ensuite

Site 1
Before
 3 People/ couples
 3x Standard bed
 2x Bath

After
 3 People/ couples
 1x Standard bed
 1x Bath
 2x Accessible bed/bath



Site 2 Around 30 years old
Split level home on 3 levels

Before
 4 People/ couples
 4x Standard bed
 2x Bath

Site 2
Before
 4 People/ couples
 4x Standard bed
 2x Bath

Site 2
Before
 4 People/ couples
 4x Standard bed
 2x Bath

After
 5 People/ couples
 3x Standard bed
 2x Bath
 1x Accessible unit

Site 4
 5 Person/ couples
 3 x Fully accessible units
 1 x  Large upstairs unit
 1 x Standard 

Site 3    Pod house

 5 Person/ couples
 4 x Fully accessible
 1 x Standard 

Site 3



Site 3

pixabay.com/en/question-mark-consider-think-2318041/
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