





Ethos Urban has gone above and beyond with its community consultation processes. Council and its elected
members are highly supportive of the project and has demonstrated during the statutory consultation process,
the level of support is also considerable and reflects that the commmunity perception of these forms of
development have turned into a more positive response.

We look forward to receiving the Minister's approval and should you have any questions, please do not hesitate
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306 applicants requiring a 3 bedroom apartment and 140 applicants requiring a
4+bedroom apartment.

The proposal will provide 96 affordable housing units, and 89 cernmunity living units.
Residents of the community living units will be selected frori the public housing
waitlist, providing for only a small proportion of the demonstiated need.

It is concluded that there is demonstrated there is a significant need and demand for
this form of housing within this locality.

2) Traffic and Carparking
a) Number of The proposal provides car parking at a rate of 0.7 spaces per apartment. This | The proposed on-site car parking provision equates to'approximately 0.7 spaces per
Carparking is considered insufficient and non-complaint with the planning scheme rate | unit, which aligns with the Australian Bureau of Statistics (ABS) census data for
spaces which would require 321 car parking spaces. The surrounding streets are households living in affordabie housing in the Toowoomba Local Government Area
already busy with on street parking, and the reduced parking rate will (LGA). The census data determines that the-average car ownership rate per dwelling
increase the demand for on street parking. for community and affordable developrment in Toowoomba is much lower than fora
It is requested that the proposal apply the State Governments typigal multiple dwelling residential use develo.prr.]ent. Furthermore, the proposed
recommended rate for social housing developments, requiring 1space per parking rate (or lower) has beenapproved for similar developments throughout
unit. Australia, including Toowoomba.
Due to Toowoomba's regional location, it is anticipated that residential,
especially those within the affordable housing portion of the development, Cyeiing facilities will be provided as part of the development, with a total of 59 secure
would be more reliant on private vehicles. bicycle parking spaces supporting cycling as a viable alternative to private motor
The Tl visitor spaces appear to be included in the car parking calculation of vehizlé use. Moreover, a minibu‘s.and two (2) electric vehicle pool cars will be dongted
128 spaces. It is unclear whether the Tl visitor spaces will be enough to to-and m:fr\.aged by MAH to facilitate the movement of future occupants on the site
accommodate carers and allied health professionals. whiojreguire transport.
There is also no dedicated emergency vehicle space, or taxi pick Up /-drop off The vis‘tFor spaces will be available for carers and allied health professions, as visitors
area within the proposal area. 10 the site. The eleven (11) spaces provided is adequate for these purposes.
There is no requirement to provide a taxi pick up/drop off area, or emergency vehicle
bays, however the vehicular access lane through the site will allow for emergency
vehicles to set down off the street. The visitor parking bays located outside the
security entry gate will also allow for taxis to pick up and drop off customers.
It should also be noted that the site is adjacent to an existing shopping centre that
provides a wide range of services and facilities that can be access by a very short walk
from the site and, therefore, circumventing the need for cars.
b) Lossofcar The subject site is often used as overfiow parking for by shopping centre The site is currently used to accommodate parking overflow, primarily from staff of
parking staff, students of the Glennie School andiarger vehicles. The removal of the the Clifford Gardens shopping centre. The owners of Clifford Gardens Shopping

staff car parking area will increase parking demand for the area and push
staff parking cii to residential streets.

Centre recently obtained approval (MCUC/2022/2323/D) from Toowoomba Regional
Council (‘Council’) to remove reliance upon this site for the purposes of car parking by
the overarching plan of development for the shopping centre and several other
planning permits i.e, the site is now exercised and free from any relationship to land
comprising the shopping centre.

It has therefore been demonstrated via Councils approval of MCUC/2022/2323/D that
there is no longer the demand necessary to retain the site as an overflow parking
area.










Additionally, the submitted Heritage Impact Assessment report concluded that the
development is within acceptable outcomes in relation to building height within
planning scheme for this location.

b)

Building
Design

The current proposal conflicts with the Q-Design principles, specifically
Principle 2: Be inspired by local place, character, form and culture -
Memorable places, places with their own identity, reflect the distinctive
qualities of their physical setting, heritage and community values.

The proposal reflects the intended physical setting for itz centre loeation in terms of
building height and overall appearance. It also supports.a susiainable population
density in a well serviced location and encourages hiousing diversity in the locality
consistent with Q-Design Principle 6: Deliver Diverse Development Forms and
Density.

The overall design of the proposal is of ahigh quality and will use a material palette in
keeping with the surrounding area. The use of matearials such as face brickwork,
lightweight cladding and cedar imitation ciadding reflect the materials seen in
nearby properties, creatinga cohesive design palette. In essence, the building will
provide a positive contridution to the existing urban fabric in this locality.

Wide street setbacks ranging from <4m to 6m are provided at ground level allowing
for generous deep soil landscabing around the perimeter of the site. Up to 6m
setbacks are provided at upper ievels maximising the separation distance between
adjacent buildings.

The-design of the building will also provide generous sized units will high level of
internal 2imenity commensurate with a typical build to sell product. There will be no
difference in the quality that will be provided between the affordable and community
housing accorrimodation.

c)

Density of
development

The number of dwellings proposed is inappropriate for the size of the site.
The overall density proposed is too high for this location and does net reflect
gentle density, as described in the SEQ Regional Plan.

The proposal equates to 280 dwellings per hectare, whichexceeas the
anticipated density of the Major entre Zone. Furthermore, the plot ratios is 3.1,
where a plot ratio of 2.0 is anticipated.

The Major Centre zone code in the TPS requires residential developments to achieve a
minimum density of 40 dwellings per hectare or greater. It is acknowledged that the
cioposal exceeds the minimum density requirement as it seeks to respond to the
need and demand for increased supply of affordable and community housing in the
locality. The development is at an appropriate intensity and density that supports the
strategic role and function of the Clifford Gardens shopping centre.

The development is broken up into four {4} buildings that aids in reducing the
proposed building scale and mass. Each building has a footprint of approx. 850m? —
935m? which is significantly smaller than the adjacent gym and many of the buildings
within The Glennie School.

d)

Impacts on
heritage
assets

The proposal will impact orthe historical character of the suburbs and
surrounding heritage aridcharacter residential areas. The bulk and scale of
the development, togethar withhe sites proximity to The Glennie School has
the potential to adversely irnpactthe heritage value of the existing asset. The
proposal will detract from views to and from the Local Heritage Place. The
Heritage /mpact Statement submitted with the MID application has not
consiaerad the impact of the development on the neighbourhood character
values of the surrounding streetscape. Itis also proposed that the Heritage
Staterment Is not valid as it refers to seeking support from Council, not the
State.

A heritage impact assessment has been undertaken for the proposal, which assesses
the potential impact on the cultural heritage significance of the nearby local heritage
place, The Glennie School. The proposal has been assessed against the relevany local
planning scheme policies and states that it can be supported with no design changes
necessary.

This assessment concludes aiso that the proposal adheres to the relevant
performance outcomes of the TPS and demonstrates a commitment to preserving
the cultural heritage significance of the Glennie School. The materials pallete
proposed for the building fagade contributes to the design cohesion of the proposal
and the existing hertiage place.

The proposal also has had regard for the site context, ensuring that amenities such as
parking facilities and communal areas are appropraitely placed and screened.




It is noted that the school is orientated to the north and as such, development on the
opposite side of Vacy Street, will not be visible from Harries Street. This ensures that
the proposal does not adversely impact the historical entrance to-the school.

Overall, the heritage impact assessment of the proposal is found to not compromise
the cultural heritage significance of The Glennie School

e) Provision of o o o Centralised landscaped communal open space arcas at podium level are proposed ,
communal The proposed open space within the site is not sufficient for the number of | which are suitably sized and located to enharce the ameriity of residents and
open space residents. There is an insufficient provision of recreational space for children, | encourage social interaction and wellbeing.'A'ground ievel communal landscaped

with no proposal for play areas. garden is also proposed which extends from an'internal communal open space area.
The podium level space is proposed-to include a nvix of recreational opportunities,
such as a vegie garden, seating, table tennisand 2 x BBQ areas. The total communal
space area equates to 15% of the site aiea. which is appropriate for the scale of the
development.

f)  Location of . : . . . . . Location of the pad mounted tiansformer has been informed by the existing services,
Transformer | There isa main transformer station proposed opposite residential dwellings. . | which restricts it being able to be relocated. Furthermore, these are standard pieces
substation This should be relocated to the opposite side where the adjoining property is | of infrastructure that do not emit any nuisance noise.

currently an industrial development.
g} Overshadowin o . ) The salar aczess diagrams provided demonstrate the shadows at the most impactful
g The submission material only demonstrates the shadowing of the proposal at| time of the year being the Winter Solstice at 3pm  As previously noted, the front
two times of the day. A wider range should be shown. yards of some existing dwellings on Mirle Street would be impacted in the Winter
Soistice, however their primary internal and external living areas remaining
unaffected at this time or at any other times during the day.

h) Balcony . . Whilst some of the balconies on Vacy Street are larger in total area, this is in part due

design The balconies on the northern side of the northernitowers that face Vacy to the wrap around feature. The additional space along the window is not large
street are too large, and should be reduced in size. This-should in turn reduce | enough to be considered usable space.
potential noise impacts. Additionally, balconies should have fixed screening - | Al the balconies proposed along all street fagades include solid balustrading, with
to reduce overlooking. some featuring additional batten balustrade above the blockwork.
i) Landscaping ) ) 7 . . . The Vacy Street frontage will include on average 4m wide setback for deep soil
Itis proposed that podium leval landscaping, including deep planting, be planting at the ground floor, along with additional planting on the upper levels of the
provided along Vacy street to further screen tive proposal from the facade, as per the Landscape Plan.
surrounding area.

4) Conflicts with the Planning Scheme

a) Non- The propasal conflicts with the zone requirements of the site. The zone code | We understand that with respect to MID proposals, whilst regard for the relevant
compliances requires street activation and a mix of uses, which is not being delivered as planning scheme is necessary it is not mandatory to strictly comply with its
with zone part of the proposal. Acceptable Outcomes. The proposal is focussed on the delievery of critically

requirements

The conflicts with the planning scheme, (including building scale, response
to the zone requirements and residential density etc.) amount to the
deveioprnent not meeting reasonable community expectations of the scale
of development in this area.

important infrastructure and strict compliacne woul make it unfeasible to deliver and
meet the dermand for affordable and community housing.













































