DEVELOPMENT APPLICATION: No. A006748034
30 Bedivere St, Yeerongpilly 
25 Storey plus rooftop Residential Tower 

The Assessment Manager
Brisbane City Council

Dear Sir/Madam

[bookmark: _Hlk196733779]I am writing to object to the current proposal for a 26-storey high rise residential tower (including rooftop terrace) at 30 Bedivere St, Yeerongpilly. I note that this site forms part of the Yeerongpilly Green SPRP Masterplan and Yeerongpilly TOD Neighbourhood Plan, and that some residential development on the site is expected. However, the current proposal does not attempt to comply with the approved SPRP Masterplan, The Yeerongpilly TOD Neighbourhood Plan or City Plan 2014 codes for the site.  

The building height proposed by the applicant is akin to an inner-city area or principal activity centre in an area where Council has planned for major development not a smaller suburban growth node 9km from Brisbane CBD. The proposal also fails to recognise that the surrounding neighbourhood, especially the adjoining suburbs of Yeerongpilly and Yeronga, have a distinctive “low-rise identity” that would be irrevocably changed and dominated by the current and future proposals for 25-storey high rise towers and the associated traffic impacts from a gross overdevelopment of an already busy precinct. 

Under the Yeerongpilly Transit Oriented Development Neighbourhood Plan which provides detailed planning guidance for the site, I object to the proposal as it does not meet with the overall outcomes as noted below:

· the proposal for a 26-storey residential tower grossly exceeds the maximum 9-storey height limit (4d) In addition the proposal directly contradicts the requirements of PO2 which require the tallest building to be located at the southern end of the site, is not consistent with the scale and character for this site will result in overbearing development including overshadowing of the public spaces, future buildings and parkland;
· the proposal for a 26-storey residential tower fails to appropriately transition (step down) to the adjoining low-density buildings to the north (3i);
· the proposal fails to include any community uses of high-quality public spaces as part of a vibrant mixed-use neighbourhood (3a & o) – the addition of a small privately-owned green space/plaza is inadequate public/community benefit or demonstrate variety to justify the proposal – where is the public lighting, artwork, community garden, bike infrastructure, play or recreation spaces or dog park in public parklands to demonstrate community benefit;
· the battered raised garden mounds at ground level reduce the amount of usable open green space, publicly accessible footpath space and substantially raises the natural ground level across the site creating a berm that will potentially impact on flood levels;
· the actual size of the “forest” and “walking trails” is unclear in the proposal and appears as a small plaza like area with minimal functional usage other than walking through the site or sitting – most of the land at ground level in this area is a sloped 3m high battered edge to hide the above ground level parking rather than legitimately open space that positively contributes to environmental values and the public realm;  
· the proposal does not include any environmental sustainability measures such as solar/battery power, water sensitive design such as collection/reuse/cooling, EV support, or other high quality residential green star measures (3c & q);
· the proposal fails to activate or create high quality public realm links or active frontages along Queen’s Way as the focal point of the Yeerongpilly TOD or adjoining streets(4b) – location of services including large transformer and boosters on Queens Way and Bedivere Street frontages is not supported and should be integrated into the building footprint or site so as not to dominate the streetscape;    
· no public art or lighting is proposed (3n);
· the heritage listed former morgue will be dominated by the 26-storey tower and the large adjoining pad mount transformer and is not sensitively integrated into the development. Rather a commercial restoration with unsuitable and unsympathetic materials and modern design elements is proposed that fails to recognise the significant scientific history of the site as Queensland’s main animal research station (3 d, 3m & 4h);   
· the building fails to provide exemplary design or a high level of visual interest in design, treatment and articulation, instead presenting a huge monolithic structure, with limited breaks or architectural design features (3b)
· the proposal fails to comply with Council’s rubbish codes with the main driveway to be used for rubbish collection blocking the driveway and putting pedestrians at risk (3g); 
· the proposal fails to adequately address the adverse traffic impacts of major residential high-rise development on existing residents and nearby streets and reduces the amount of available on-road public parking: 
· the proposal will result in a significant shortfall of 82 spaces against the parking requirements specified TAPS for multi-unit dwellings, which coupled with a reduction of on-street parking will put pressure on the nearby private residential and commercial parking.  More visitor parking is desperately needed to meet the demand in the precinct;
· the proposal fails to address the increased traffic impacts of the proposed and future high-rise buildings noting that the surrounding roads are already under significant pressure and cannot cope in peak periods;
· the proposed vehicle design will dominate Bedivere St and fails to provide a safe separated pedestrian walkway to the building entry (3f);
· the proposal fails to acknowledge that the development significantly exceeds approved planning intention for the site and does not propose to upgrade infrastructure to support the increased level of density proposed (in this and future DAs). This is likely to lead to an infrastructure shortfall caused by over-development and Council’s lack of LGIP planning for the site;
· the failure to recognise that both residents and visitors from all backgrounds, ages and abilities will live and visit the site, and need access to response emergency plans and designs especially on a flood affected site that is likely to be islanded or have no power in a major natural disaster is unsafe and negligent (3j);
· the proposal fails to provide sheltered walkways as required (3h); 
· the proposal will create overbearing structures and overshadowing over the future adjoining residential development and existing public parkland. 

This current proposal focuses solely on building luxury residential units for profit, estimated by the developer to sell for upwards of $2 - $4m, rather than meeting the overall purposes and requirements of the SPRP Yeerongpilly TOD Masterplan, Neighbourhood Plan and City Plan 2014 and should be revised or refused in its current form.  
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