The Development Manager

Brisbane City Council

GPO Box 1434

Brisbane  QLD  4001
http://pdonline.brisbane.qld.gov.au/MasterView/modules/applicationmaster/default.aspx?page=wrapper&key=A003948655
I am writing to object to the proposed application build a six storey 106 unit apartment/retail complex at 26-36 Shottery Street, Yeronga.
I object to the proposed development on the basis that it is a gross overdevelopment of the site and does not meet acceptable and/or performance requirements of the City Plan 2014.  

In particular I object to:

· The proposal fails to meet the purposes of the Centre and Mixed Use Code, namely:

· the bulk and scale of the proposal will adversely impact on the surrounding sensitive uses including a child care centre, townhouses/units and individual homes;  

· the proposal will adversely impact on the adjoining properties;
· the proposals density, bulk and scale is  not consistent with the surrounding centre type

· the proposal fails to provide adaptable ground floor space

· the development fails to provide any open space to positively contribute to the streetscape and local identity;

· the development fails to provide for the required range of public communal and private open space needs of the building occupants;

· onsite landscaping is extremely limited and fails to retain significant vegetation on the site;

· demarcation of public and private car parking is unclear;

· the development fails to provide for appropriate set-backs taking into account the Code requirements and adjoining low to medium density use;

· the size of the significance of the site      

· the proposal for a six storey building grossly exceeds the maximum allowable 4 storeys – the proposal should be substantially reduced to meet the acceptable solutions given the surrounding sensitive uses and capacity constraints such as narrow streets;

· the building height is also grossly inconsistent with the performance solutions as it fails to take into account the surrounding predominantly two and three storey buildings, extremely narrow and already congested streets;

· the proposal fails to comply with required building envelope significantly exceeding the maximum allowable building height, front, rear and side set-backs;
· the proposal provides no setback to the frontage on Devon Street, Cowper Street or Shottery Street – setbacks of between 4m and 6m are required for a building of this type and location to complement the surrounding built form;

· the proposal fails to achieve the required building separation between, which will result in adverse privacy, natural light, noise and overlooking issues for building occupants;   

· the building podium fails to achieve the required setbacks, and exceeds the maximum number of storeys; 
· the building length of more than 83ms is grossly excessive and well in excess of the high density maximum limit of 50ms;

· car parking is completely inadequate or a building of this size and multiple uses:

· 18 visitor carparks to service seven retail shops and eight offices is completely inadequate with residential visitors an occupants competing with retail and service visitors for inadequate places; 

· there is a lack of signage and demarcation for residential and retail carparks

· 8 tandem spaces are not supported and not practical for large number of units proposed;    

· 117 car parking spaces for 99 units including 45 1-bed, 45 2-bed and 9 3-bed units is grossly inadequate;
· carpark widths do not meet the TAPS standard of 2.9ms with some spaces as small as 2.4m wide; 
· the carparking is located on all three street frontages

· the proposed ground floor residential uses directly abutting the street do not activate the street frontages;

· the development grossly exceeds the maximum 50% residential use allowed in a  centre;

· retail hours of operation should be tightly restricted given the surrounding, predominately  residential uses to between 8am and 6pm, with no deliveries outside this time;

· all outdoor lighting should comply with the fully acceptable solutions in A04.1 to reduce the amenity impacts on nearby residential dwellings;

· the development fails to provide public spaces and links for the community and for building occupants including; 

· the proposal lack usable pleasant, communal open space and 30% and 1200sqm should be reserved for communal open space;  
· the developments balconies lack dimension but appear very small and less than the required 35sqm for each unit; 

· the proposal fails to include a 2m wide landscaped area with deep plantings as no set-backs are proposed;
· the building design and form lacks articulation presenting as an overly bulky and lengthy;

· the building design and form lack awning and other structures to assist and promote safe and enjoyable pedestrian movement around the site;

· the centre lacks any common facilities such as toilets to service the commercial and retail uses;

· the provision of onsite services and loading for the proposed retail tenancies is unclear and should be facilitated on site from within the structure;  

· the proposed gross floor area of 200% 8,246sqm on a 4,269sqm block is grossly excessive. 

The proposal is a gross overdevelopment of the site that does not meet the purpose or criteria of the Centre and Mixed Use Code. The proposal is also significantly out of keeping with the surrounding low to medium density residential use.  If approved this development would set an adverse precedent for the area and should be refused.
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