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Keepin’ it real
Rather than fit its business around a building, the National Australia Bank has designed  
its new building in Melbourne’s Docklands around the business. As Sean McGowan discovers, 
the result combines 6 star Green Star building design with a tenancy fit-out predicated on  
a specific working model.

Located on a triangular site between 
Southern Cross Station and Etihad 
Stadium in Melbourne’s Docklands 
precinct, 700 Bourke Street is a new 
workplace for the National Australia 
Bank (NAB) in Melbourne. Developed, 

managed and owned by Cbus Property, 
and built by Brookfield Multiplex, the 
16-storey A-grade commercial building 
has been tenanted exclusively to NAB 
to accommodate 6,000 employees. It 
sits neatly between the bank’s other two 

Melbourne offices at 500 and 800  
Bourke St, and brings to 14,000 the 
number of NAB employees working  
in the same street.

Designed by global architectural firm 
Woods Bagot, which has been working 
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with NAB since 2006, the layout  
of 700 Bourke Street is predicated  
on real-time flexible working.

“Real-time flexible working” is an 
extension of the thinking behind activity-
based working (ABW), which has been 
widely adopted around the country. The 
real-time flexible working environment 
created at 700 Bourke Street is the result 
of considerable observations, prototypes, 
space reviews and work-style studies 
carried out by NAB.

Working collaboratively with Woods 
Bagot and NAB, Norman Disney & Young 
(NDY) provided engineering services for 
both the base building and NAB tenancy 
fit-out. This created a fully integrated 
and collaborative design approach to 
architecture, engineering, interiors  
and the workplace.

According to Woods Bagot principal 
Simon Pole, the Docklands setting 
allowed for a blank-paper approach  
to the building’s design – far removed 
from the template and constraints  
of the traditional colonial city grid.

“The point of entry to 700 Bourke Street is 
characteristic of the radical approach that 
NAB sought for the building,” Pole says.

“The main entry is for pedestrians, 
designed at a human scale, leading 
workers walking from Southern Cross 
Station and the city, while entry from  
the road is on the level beneath.”

  Passive chilled beam air 

conditioning … offers 

excellent energy efficiency, 

creates minimal noise and 

draft issues, reduces air 

riser impact on net lettable 

area and delivers excellent 

occupant comfort’
The ground floor has been made fully 
accessible to the public, and features a 
range of spaces and amenities including 
cafés, seating areas, a childcare facility 
and a mixed-use auditorium and 
amphitheatre.

Responding to the triangular site, the 
building’s form embraces the shape as its 
primary visual motif – existing in both 
the façade panels on the exterior as well 
as the shape of the full-height atrium that 
rises through 700 Bourke Street’s centre.

CONCURRENT DESIGN
According to NDY project director 
Ben White, the base-building design 
progressed in advance of the fit-out 
design during the bid phase.

However, once the Cbus Property 
development team was appointed,  
the fit-out design-integration process 
occurred largely in parallel with the  
base-building design. By designing the 
two concurrently, a number of advantages 
and efficiencies were realised.

“It allowed for modification of base-
building elements to better suit NAB’s 
occupancy,” says White. “Progressive 
exchange of REVIT 3D information 
between base-building and fit-out design 
teams allowed the fit-out design and 

procurement to catch up to the base 
building in advance of construction.

“Construction works covered the fully 
integrated project scope only, providing 
obvious efficiencies in respect of 
cost, clear design information for the 
construction trades, and shorter overall 
delivery program compared to a non-
integrated delivery method.”

6 STAR GREEN STAR  
BASE BUILDING
6 star Green Star Design and As-Built 
ratings were an early requirement of the 
base-building design. This performance 
requirement was coupled with a 
minimum 5 star NABERS Energy target 
and 5 star Green Star Interiors rating for 
the NAB fit-out.

These ratings will ensure the building  
is recognised as one of Australia’s largest 
5 star Green Star-rated tenancies.

To integrate ESD solutions, the separate 
base-building and fit-out ratings were 
examined collaboratively between base-
building and fit-out teams during a series 
of joint workshops. These workshops 
also involved high-level input from NDY 
directors, including some based overseas.

The mechanical services solutions applied 
here mirror NDY’s own environmental 
policy and the experience gained at its 
Batman Street offices in West Melbourne 
(See Ecolibrium, May 2013).

This includes the selection of passive chilled 
beams, passive heating, and the decision to 
leave the majority of services exposed.

NDY’s offices therefore provided a  
fully operational template from which  
to benchmark and develop a solution to 
suit the requirements of Cbus Property 
and NAB onsite.

“Passive chilled beam air conditioning 
was selected for a number of reasons,” 
says NDY’s Australian regional director, 
Stuart Fowler, M.AIRAH. “It offers 
excellent energy efficiency, creates 
minimal noise and draft issues, reduces 
air riser impact on net lettable area and 
delivers excellent occupant comfort.”

The passive chilled beam system was also 
deemed the most appropriate solution for 
the flexible working fit-out. It offers the 
ability to cool the space locally through a 
combination of convection and radiation, 
and requires less energy to circulate 
conditioned air.



ECOLI BR I U M • MARCH 201438

C O V E R  F E A T U R E

“This system type suits interiors with 
large areas of open-plan workspace – 
particularly in the absence of ceilings,” 
Fowler says.

The chilled beam installation at 700 
Bourke Street is said to be the largest  
of its kind in Australia – having never 
been implemented in a building with a 
total floor area exceeding 60,000 sq m.

The HVAC system also features a number 
of energy-efficient design features, 
including water-heat recovery, air and 

water economy cycles, and high and low-
temperature chilled water systems.

Occupants benefit from increased outside 
air rates of 100 per cent above Australian 
Standard requirements.

Fresh air is introduced to the building 
via primary air handling in the roof 
plantroom, in response to air-quality 
sensors within the occupied spaces.  
The primary air temperature and  
chilled beams are controlled sequentially 
to maximise occupant comfort.

White says this design also alleviated 
the draft and air-temperature concerns 
that often arise in other air conditioning 
systems.

700 Bourke Street is serviced by a 5.6MW 
chilled-water plant co-located in the roof 
plantroom, adjacent to the boiler and a 
grid-connected cogeneration plant.

  The placement of  

6,000 indoor plants also 

contribute to air quality 

improvement’
It has been configured to supply higher 
temperature water to the passive chilled 
beams – some of which is supplied from 
reclaimed heat – and cold-temperature 
water to air-handling plant across the 
building.

“The variable-primary flow and stand-by 
valving arrangements minimise pumping 
energy and increases operational flexibility 
to provide cooling where it is needed 
under a failure condition,” says White.

A hydronic economy-cycle heat exchanger 
provides cooling via the cooling tower 
water to chilled beams when conditions 
suit.

The building’s sustainability credentials 
are further enhanced by the exposed 

REAL-TIME FLEXIBLE 
WORKING IN A NUTSHELL
A quick introduction to the style of  
workplace embraced at 700 Bourke St.

Woods	Bagot	architect	Simon	Pole	says	the		
design	for	700	Bourke	St	allows	individuals	to		
choose	a	work	environment	that	suits	the	task	they		
are	performing.

With	about	95	per	cent	of	NAB	staff	at	700	Bourke	St	
working	flexibly	across	a	range	of	spaces,	the	design	
also	permits	a	denser	working	ratio.

These	spaces	include	meeting	rooms,	video	
conferencing	rooms,	quiet	rooms,	work	booths,	
collaboration	tables,	team	huddle	spaces	and	informal	
meeting	areas	such	as	a	café	and	roof-top	garden.

This	has	resulted	in	the	business	being	able	to	operate	
out	of	a	relatively	small	footprint.

A	flexi-ratio	of	1:1.3	means	there	are	10	work	points	
available	for	every	13	people	–	translating	to	three	
fewer	floors	of	space	required,	with	all	the	efficiencies	
and	cost	savings	that	go	with	it.

According	to	Pole,	the	fit-out	design	follows	a	vision	to	
create	a	sustainable	workplace	that	realises	the	potential	of	
NAB’s	people,	customers	and	communities	by	encouraging	
collaboration,	knowledge-sharing	and	innovation.

He	says	it	will	ultimately	drive	business	transformation,	
and	embed	positive	organisational	change.

“We	have	moved	beyond	the	analogue	desk	being		
at	the	centre	of	people’s	lives,”	he	says,	“to	a	digital,	
mobile,	flexible	and	fluid	menu	of	spaces	creating		
a	new	type	of	workplace.

“The	building	is	open	and	connected	visually	and	
physically	to	encourage	people	to	move	and	seek	
working	relationships.	In	a	flexible	environment,	
knowledge	management	becomes	critical,	as	people	
are	more	agile	and	need	the	right	types	of	spaces	to	
share	ideas	quickly.”

The lay-out of 700 Bourke Street gives rise to “real-time flexible working” conditions.
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The atrium acts as a large  
return-airshaft for the building’s  

air conditioning.
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services approach taken throughout. 
This has substantially reduced materials 
requirements, and provides thermal mass 
to improve internal environment stability 
and energy efficiency.

The placement of 6,000 indoor plants also 
contribute to air quality improvement, 
as does the provision of exhaust in all 
utility areas, preventing pollutants from 
entering the occupied spaces.

  A flexi-ratio of 1:1.3  

means there are 10 work 

points available for every  

13 people’
A focus on recycled materials used in 
acoustic treatment, floor finishes and 
furniture, as well as the use of low-VOC 
and formaldehyde materials, has also 
contributed to achieving a healthy indoor 
environment.

INNOVATIVE THINKING
Perhaps the building’s most striking 
element is the full-height atrium, which 
provides a visual connection between the 
public spaces on the lower levels and the 
secure NAB workplace above.

Culminating on the 14th floor and 
extending out to a landscaped roof 
garden to provide spectacular views back 
toward the CBD, it floods the floorplate 
with natural light. It also helps reduce the 
amount of artificial lighting required.

To provide easy internal access for 
employees, it features a series of staircases 
and connecting bridges that reduce 
reliance on elevators.

The atrium also acts as a large return-air 
shaft for the building’s air conditioning.

However, its connectivity to all levels 
created a challenge. Innovative thinking 
was required for the building entrances 
and façade design to ensure stability of the 
internal environment against the effects of 
wind and stack-induced infiltration, and 
its associated energy impact – as well as 
for fire and smoke control.

“This was the subject of significant 
consideration among the project team,” 
says White.

Striking a balance between the desire to 
make the building as open as possible 
and maintaining control of the building 
environment was another challenge. This 
was solved through the integration of fire 
and smoke, energy, daylight and wind-
modelling techniques.

Fowler says the 700 Bourke Street  
project highlights the benefits of complex 
computer modelling, and the opportunity 
it provides to refine design.

  Our extensive modelling 

work through the design 

phase, particularly regarding 

performance around the 

atrium, allowed us to fine-

tune the ultimate design to 

function well in an extremely 

complex space’
“Our extensive modelling work through 
the design phase, particularly regarding 
performance around the atrium, allowed 
us to fine-tune the ultimate design to 
function well in an extremely complex 
space,” he says.

FLEXIBLE WORKPLACE
The ESD elements of the base building 
design complement the flexible real-time 
working principles adopted by NAB at 
700 Bourke Street.

The triangular motifs on the façade echo the shape of the building site, and the full-height atrium inside.
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About 95 per cent of the NAB employees 
accommodated in the building will work 
flexibly across a range of spaces – from 
individual focus rooms to collaborative 
areas.

According to NDY sustainability manager 
Sarah Reid, a key driver from NAB in the 
tenancy fit-out was authenticity – that 
is, that the sustainable solutions and 
initiatives should reflect NAB’s values  
and bring benefit to their staff.

In essence, a “no gimmicks” policy.

To create this flexible working 
environment within the backdrop of 
Green Star, the building’s services were 
designed to accommodate the migration 
of occupants within the tenancy through 
the day in an efficient and sustainable way.

Although this is easier to achieve in a new 
build where systems can be appropriately 
sized and zoned, the high population 
densities and people movement numbers 
had to be modelled accurately.

Lighting level studies were undertaken 
by NDY to minimise the use of artificial 
lighting. The energy-efficient light fittings 
are controlled by a programmable system 
that results in significant energy savings 
and a reduced carbon footprint.

  The building is open and 

connected visually and 

physically to encourage 

people to move and seek 

working relationships’
Technology is also a vital component 
to the success of the real-time flexible 
working strategy.

“Enhancing the occupant comfort with a 
high level of acoustic treatment of spaces 
will provide for quiet zones to allow staff 
to focus on detailed issues,” says NDY’s 
Ben Mason. “Increasing ventilation rates 
and providing flexible lighting solutions 

LESSONS FROM THE CONSULTANTS

Stuart Fowler, M.AIRAH, NDY Australian regional director

1.	 The	significant	impact	of	activity-based	working	on	services	
system	design	and	workplace	planning.	The	high	population	
densities	and	people	movement	numbers	have	a	big	impact	on	
services	technology	system	choices,	operating	and	maintenance	
parameters.

2.	 The	significant	benefit	of	prototyping	–	having	used	passive	chilled	
beams	in	our	NDY	offices	enabled	us	to	implement	the	design	
solution	at	700	Bourke	Street	with	a	detailed	understanding	of	the	
technology.

3.	 The	benefits	of	complex	computer	modelling	–	our	extensive	
modelling	work	through	the	design	phase,	particularly	regarding	
performance	around	the	atrium,	allowed	us	to	fine-tune	the	
ultimate	design	to	function	well	in	an	extremely	complex	space.

Ben White, NDY director and project director 

1.  The	increasing	importance	of	detailed	interaction	with	architects	
over	façade	performance	design	–	critical	for	balancing	low	
emissions,	daylight,	glare,	views	and	mechanical	infrastructure.

Sarah Reid, NDY sustainability manager 

1.	 Constant	collaboration	and	coordination	between	base-build	and	
fit-out	teams	was	essential	to	ensure	that	all	the	sustainability	
targets	could	be	achieved	using	solutions	with	mutual	benefit		
to	the	tenant	and	asset	owner.
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add to the systems that support  
this flexible working environment.”

The tenancy fit-out at 700 Bourke 
Street features a custom-built smart 
system to support the flexible working 
environment. It provides enhanced 
resource reservation, way-finding,  
visitor registration and director look-up 
for NAB employees.

Touch-screens located on each floor not 
only provide location information but 
also allow employees to self-service and 
search for rooms or amenities to suit  
their needs.

A new “Energy Wise” server technology 
that allows server units to be able  
to reduce power proportionally to  
IT network demands was proposed.  
It is set to be implemented throughout 
NAB’s infrastructure Australia-wide.

CHALLENGING  
THE NORM
It is clear that 700 Bourke Street is a 
building designed both to challenge 
accepted norms, and create a greater 
sense of community – both within the 
NAB workforce that use it daily and  
the public at large.

“NAB didn’t want this building to be seen 
as a closed glass box,” Fowler says. “They 
engage with the community on a range 
of levels so they wanted that spirit, that 
theme of access, to continue with their 
building.”

Practical completion of 700 Bourke Street 
was achieved in a little over two years in 
May 2013. A staged relocation program 
resulted in the building achieving full 
occupancy in September 2013. ❚

PROJECT  
AT A GLANCE
The equipment

AHUs:  Sharpen	Engineering

Boilers:  Arizona

BMCS:  Johnson	Controls

Chilled beams:  Frenger

Chillers:  York

Cooling towers:  Evapco

The professionals

Architecture + interiors: 
Woods	Bagot

Builder:  Brookfield	Multiplex

Building services consultant:   
Norman	Disney	&	Young

Developer (base building):   
Cbus	Property

ESD + sustainability consultant:   
Norman	Disney	&	Young

Mechanical services contractor:  
D&E	Air	Conditioning

Project managers:   
APP	and	Montlaur,	acting	for	NAB	
PPM,	acting	for	Cbus	Property

Structural engineer:   
Winward	Structures

About 95 per cent of NAB workers will employ flexible workspaces   
– such as focus rooms and collaborative areas.

Innovative thinking was required to ensure stability of the internal environment.


