The Development Manager, Brisbane City Council, GPO Box 1434, Brisbane  QLD  4001.
Or via email on Brisbane City Council’s online facility at 
https://pdonline.brisbane.qld.gov.au/masterviewUI/modules/ApplicationMaster/default.aspx?page=wrapper&key=A003742803
Dear Sir/Madam

I am writing to lodge a submission regarding the proposed development application (A003742803) to build 249 units and townhouses at 167 Hyde Road, Yeronga.

The site is currently zoned for use as light industry, is surrounded by low density residential areas and does not support an intense high density residential use as proposed.  Despite strong Council and community concern the applicant has made only minor changes to the proposal, which do not ameliorate the adverse amenity, traffic and environmental impacts on the otherwise quiet, low impact low density area.
The applicant has failed to submit a Community Impact Assessment Report supporting the change in zoning requested by Council in December 2013 and several subsequent occasions.  As such, they have failed to address the impacts of the proposal on the local community as required under City Plan. 

As this proposal is significantly out of keeping with the existing and proposed future use for the site, I urge Council to reject the development.   

Scale, Height and Bulk of Design

The proposal for a high density residential development comprising of multiple towers of up to 8 storeys high (over 30ms) is significantly out of keeping with the surrounding low density residential and/or light industrial area as zoned in the City Plan 2000, City Plan 2014 or the Moorooka Stephens Neighbourhood Plan. 
Despite the applicant’s assertion, the development site is well outside the draft Dutton Park – Fairfield Neighbourhood Plan and is a significant distance from the nearest frequent public transport, Fairfield Rail Station, approximately 1.7kms away. Local bus services are infrequent and unreliable and as such do not support high density development.
The increased density is similarly not supported at a strategic level via the South-East Queensland Regional Plan nor any strategic city wide strategies of Brisbane City Council.  

The surrounding area is characterised predominately by single detached residential dwellings with backyards including pre-1946 character houses, compact post-war homes and contemporary houses. Yeronga West is simply not an area that has been identified for medium or high density infill development.  
The proposal does not meet the City Plan acceptable solution or the performance criteria for development of this kind, as the proposed development does not reflect the requirement that, “building size must be consistent with the intentions for the area”. 
With a total gross floor area of 22,898sqm across a block of 12,757sqm (excluding road reserve), the block has a footprint of almost two times the site, well above the allowable 0.5% usage for non-residential development in a light industrial area. 
Building separation is inadequate leading to overshadowing and noise issues within the development site. The western side setbacks of 4ms is inadequate and fails to increase to at least 13ms are required for a building of this height. The proposal also notes that Hyde Road will be widened but the 4m front setback would be measured from the existing street boundary. As such the proposed new townhouses will be located immediately on the road, failing to provide adequate footpath and buffering to the residential buildings.  
It fails to incorporate adequate communal or private open space. The small amount of open space provided is often overshadowed. As such the proposal does not reflect the requirement to have a “positive impact on the landscape, scenic quality and streetscape” of the area.  As such the proposal also fails to meet all the relevant City Plan Code requirements.     

Flooding, Fill and Drainage
The site is significantly flood prone and would be adversely flood affected should another flood the height of the January 2011 (approx 8ms on the site) flood occur.  Ground heights range from 6.7m at the lowest point to 12.3m at the highest point along Hyde Road. 

The 2011 flood was significantly lower than the 1974 flood. In addition, the site is subject to regular localised flooding and overland flows in heavy rain sometimes several times per year. The potential flood impacts for residents in this part of the site are very significant. In addition, all surrounding access roads are subject to flooding in major floods restricting emergency egress points for residents, visitors and emergency services.

Yeronga West and nearby Fairfield were identified more than a decade ago for major drainage upgrades to support existing uses.  Council has failed to act in a timely way to enhance local drainage and stormwater capacity and mitigate known flooding impacts.  
As the information response notes, a development of this size and scale will adversely impact on the stormwater drainage network, water supply, traffic and community purpose needs under the priority infrastructure plans for a development of this type. The developer’s own submission on page 31 notes that the “proposed development is generally inconsistent with the planned infrastructure demand rate for the site…”.  I agree. 

I do not support the proposal to excavate and fill the site.  Any change to the topography of the site will adversely impact on the flooding and hydrology of surrounding properties and homes.    

The history of this site has been rural/agricultural since the 1850s and light industrial since the 1950s for a reason.  It is not suitable for intense, high density residential development as it is significantly flood prone. 

Traffic and Parking Impacts 
I do not support the developer’s assertion that the existing road and public transport networks can support such a large development. The capacity of the road network, principally Hyde Road, is not adequate to cope with such a huge increase in traffic movements, approximately 1400 extra traffic movements per day generated by this proposal. In addition, the traffic study identifies adverse congestion and capacity impacts for the Hyde/Fairfield Road intersection. Council has already identified significant speed and volume concerns on Hyde Road and the Brisbane Corso that would also be exacerbated by this proposal.
There are inadequate public transport services to support a development of this type. Buses are infrequent during the week and non-existent at night and on the weekends. Fairfield and Yeronga rail stations are approximately 1 - 2kms from the proposed development site, too far for many people to walk. 
The proposal also fails to adequately consider the traffic generated by the significant sporting precinct nearby that generates high volumes of traffic on weekends.

The proposed basement level off-street parking ratio is inadequate to support the high number of units proposed and will flood. The developers own Traffic Report notes that the proposal does not comply with Council’s Traffic, Transport and Parking Policy regarding car park widths and the number of car parking spaces required for residents and visitors. Tandem car parking is impractical and not supported.  As the developer’s diagrammes show many of the proposed townhouses will actually meet the proposed new property boundary.
Conclusion

I urge Council to reject this grossly non-compliant development application due to the significant adverse impacts on the surrounding community and non-compliance with City Plan.
Signature:

Name:

Address:

Date:

