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From: Liz Wright

To: City of Gold-Coast-MAIL

Subject: DA at 239 & 241 Boundary St, Coolangatta (MCU/2023/15)
Date: Tuesday, 9 April 2024 4:07:54 PM

Attachments: 3814 001.pdf

This email originates outside of the City of Gold Coast's email system. If suspicious, report it using the 'Report Email’
button.

To whom it may concern,

I make the following submission in respect to the DA at 239 & 241 Boundary
St, Coolangatta (MCU/2023/15)

Yours faithfully,

Elizabeth Wright


mailto:wriliz@gmail.com
mailto:Mail@goldcoast.qld.gov.au

1 April 2024

Chief Executive Officer
City of Gold Coast
Via email: mail@goldcoast.qld.gov.au

Dear sir,

OBJECTION to MCU/2023/15
Material Change of Use Impact Assessment Multiple Dwelling
239-241 Boundary St Coolangatta

| write in respect to the development application which seeks a development permit for a Material Change of use
for a Multiple Dwelling development at 239-241 Boundary St Coolangatta.

The Impact Assessable application has arisen as the building height exceeds the acceptable outcome of (38m)on
the applicable Building Height Overlay Map(BHOM). This exceedance gives rise to non-compliance with City Plan
because the overlay map is embedded in Overall outcomes 6.2.3.2(2)(d)(i) and Performance outcome PO3 of the
High Density Residential Zone Code (HDRZC).

The building height uplift provision, namely s.3.3.2.1(9) of the Strategic framework (Specific outcome 9), provides
flexibility to depart from the quantitative building height standard when all of the eight cumulative ‘outcomes’ are
satisfied.

The applicant contends the proposed development is consistent with the scale and intensity of existing
development in proximity to the subject site and achieves the specific outcomes in s.3.3.2.1(9). Accordingly, the
proposal is considered to complement local character.

We contend the proposal is not consistent with the character and the applicant’s plans clearly demonstrate this.
We also identify other areas of noncompliance which when considered collectively demonstrate the proposal is an
overdevelopment of the site, cannot be considered compliant with the specific outcomes of s.3.3.2.1(9) and
warrants refusal.

Under the 2016 City Plan, the Strategic Framework, part 3.3.1 Strategic Outcomes, part (3) states housing is to be
provided in a form, height and scale consistent with the function, amenity and desired character of local areas and
centres. This is to promote a sense of community cohesion and wellbeing. Further, the housing is to be attractive
and well designed.

Under part 3.3.2.1 Specific outcomes, (9) may allow for a maximum 50% increase in building height allowed under
the Building height overlay map, subject to all outcomes in this part being satisfied.

While this might be allowed under some circumstances, this remains subject to impact assessment and is not as
of right.

In particular at (b) there is to be a well-managed interface with, relationship to, and impact on nearby development,
including the reasonable amenity expectations of nearby residents. Further, at (f) important elements of character
and scenic amenity are to be protected.

Within the locality a range of building heights occur but these generally observe a 6m front setback, with generous
opportunities for landscaping, noting corner allotments do present with reduced setbacks to secondary road
frontages. These setbacks and landscaping contribute to the character and residential amenity.
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reasonable expectations on amenity and appropriateness of the built form. This again would clearly illustrate the
development as proposed is not appropriate and should be refused.

The Proposal

The proposed building as presented in the amended plans contained in the Information Request Response
illustrate the building contextually;

Is located in the Rainbow Bay community at Coolangatta
Adjoins buildings upto 4 storeys in height when viewed form the street

Is located within an area of mixed building heights with typically taller buildings located to the north(Marine
Pde)

Is located in an area characterised by ‘low rise building height' and medium rise building heights, 2- 8
storeys as defined under the City Plan.

We note the submitted plans seek to characterise building heights to an alternate criteria.

Has defined greenspaces and plantings

The building and site specifically:

Has a site area of 810m?2

Has a building height of 59.1m and 16 storeys - the scheme's Building Height Overlay Map identifies a
maximum building height of 38m

Has 3 levels of basement
Has 100% site coverage for the basement levels
No deep planting area

Ground floor contains a resident open space area, lobby, services cabinets(multiple) waste store, bike
store and stairwell to level 1

Ward St frontage contains a vehicle crossover, services cabinets and narrow planter

Boundary St contains the lobby entry, service cabinets, bin access, small landscape planter
boxes

Acoustic fencing and hardstand to the majority of adjoining lots
Services cabinets zero setback to adjoining lots

57% site cover — plans seek to avoid providing a total site cover
Setbacks

North 2.93

East 3.08

South (Boundary St)
2.73

West(Ward St) 3.12
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South Boundary St)
3.2

West(Ward St) 3.38

* level 15 contains the penthouse unit
48% site cover

Setbacks — we note differing drawings show differing setbacks(Setback analysis different from
Elevations)

North 3.5

East 3.5

South Boundary St)
3.2

West(Ward St) 3.38

o |evel 16 provides private open space for the penthouse

18% site cover

We would also like to correct the misrepresentation made in the planning report that The Bays Apartments has

both short term/holiday accommodation as well as permanent residents. The continual reference to the building
as a ‘Hotel' seeks to diminish and distinguish between permanent v short term residents. Inferring the later are

less concerned with or have less regard to amenity impacts from the proposal.

The setbacks for the development do not comply with the relevant acceptable outcomes in City Plan. The departure
from the acceptable outcomes means approval is sought for an alternative solution demonstrating compliance with
Performance outcome PO1 of the High Density Residential Zone Code

Elevations illustrate the solid nature of the built form and inability to provide effective landscape areas to side
boundaries and frontage. This removes the ability for landscaping to soften the built form and assist in minimising
its bulk and assist in providing privacy for adjoining dwellings.

The elevations illustrate the overbearing dominance of the building on both streetscape and adjoining residential
properties. This is particularly so for the residential development to the east as little to no effective screening or
landscaping is provided. The minor garden beds shown in the elevation; whilst incapable of sustaining any
meaningful landscaping have no practical access for maintenance.

We note a high degree of glazing across all levels of the building which increases overlooking and impacts on
amenity. This introduction of screens may alleviate this however this would further reduce the setbacks/perceived
setbacks and exaggerate the bulk and scape for the built form.

High Density Residential Zone(HDRZ)
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(b) a well managed interface with, relationship to and impact on nearby development,
including the reasonable amenity expectations of nearby residents;

(c) a varied, ordered and interesting local skyline,
(d) an excellent standard of appearance of the built form and street edge;
(e) housing choice and affordability;

(M protection for important elements of local character or scenic amenity, including views
from popular public outlooks to the city’s significant natural features;

(9) deliberate and distinct built form contrast in locations where building heights change
abruptly on the Building height overlay map; and

(h) the safe, secure and efficient functioning of the Gold Coast Airport or other aeronautical
facilities.”

Specific outcome 9 provides an opportunity for applicant to demonstrate that the height of the proposed
development finds support in City Plan. If support for the proposed height is established, the nature and extent of
non-compliance with City Plan is materially diminished in favour of approval.

Again, the provision exempting noncompliance is clear it ‘'may occur in limited circumstances in urban
neighbourhoods where all the following outcomes are satisfied (a- h).

A number of appeals have upheld this provision and approvals overturned where non-compliance with
one of the outcomes has not been achieved.

In response to the specific criteria the applicant provided in the application the following response which was
supplemented by additional comments and amended plans in the information request. We have provided
comments in respect to the comments and general provisions. This thus informs any assessment against Specific
outcome 9.

The relevant provisions are discussed below,
(9)(b)  areinforced local identity and sense of place
This requires the local identity to be ‘reinforced’ and would require more than any absence of impact.

The proposal fails to reinforce identity and sense of place through the increase in height above that outlined in the
Building Height Overlay Map. The proposed building does not through design reinforce a sense of place, the design
is presents as a large, overbearing and bulky built form. The scale of which is not compatible with the sense of
place.

The locality contains a variety of building heights and other taller high rise buildings are typically older and well
spaced being set in generous landscaped areas. The BHOM seeks to clearly establish a differing building height
and character from that of the adjoining ‘Coolangatta’ town centre which has a BHOM height of 84m.

We note the maximum building heights of the core of the Coolangatta Town Centre step down, with an intervening
BHOM area of 54m separating the HDRZ land of Rainbow Bay. The increase in height sought through he proposal
do not reinforce this deliberate change in buildings heights outlined in the BHOM which is designed to convey
and reflect the lower intensity lower height ‘high density and high rise’ community of Rainbow Bay.

The extra height of the building(over the height shown in the BHOM), whilst enabling a high rise and higher density
does result in character impacts which do not reinforce local identity.

The proposal does not contribute to the immediate character and sense of place. The proposed separation /
setbacks proposed by the development to adjoining buildings and streetscape is also inconsistent with the
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The interface of the proposal as indicated already is poor. At ground to the north carparks and acoustic fencing is
provided with limited landscaping. The eastern boundary interface consists of acoustic fencing, services bike
parking areas and effectively no landscaping. No deep planting is provided and no sufficiently wide or deep
landscape planters are provided to accommodate ‘deep ‘planting or enable more substantive and taller landscaped
elements. :

The streetscape is dominated by vehicle crossovers and views of carparking areas on Ward St. Services cabinets
and pedestrian entry dominate the Boundary St interface. No deep planting is provided to either frontage and no
substantive wide or deep landscaped areas are provided.

A series of narrow and shallow planters are provided that seek to soften the built form edge and interface. These
due to the shape size and depth do not ‘soften ‘the lower levels of the built form and do not assist in softening
higher floors nor that above the height outlined in the BHOM.

This interface is overwhelmed, through reduced setbacks to all frontages, by the physical form and scale of the
built form including that additional height above that permitted under the BHOM. The reduced setbacks and lack
of landscaped elements do not soften the building edge or its overbearing form.

The interface to the adjoining neighbouring buildings is not ‘well managed’ as it does not address the differing
scale between the adjoining buildings and would result in a sense of overbearing. The absence of landscaping and
significant setbacks particularly for those levels of the building exceeding the height nominated in the BHOM result
in the proposal having amenity impact and thus does not have a ‘well managed interface nor relationship to the
neighbouring properties.’

(9)(d) avaried, ordered and interesting local skyline

The proposal does introduce a new ‘high rise’ into the existing high density zoned area of Rainbow Bay. The
proposed building is modern building that may also add interest. As noted a lower building height is sought in the
Rainbow Bay locality from that in Coolangatta.

The proposed building does seek height above that identified in the BHOM. The increase in height does not
contribute to this ordered local skyline. The proposed building height and bulky form of the building is more
reflective of that desired in the centre zone/Coolangatta.

Council has sought a deliberate decrease in building height from the centre zone. The proposed increased height
of the building combined with the bulky form would diminish the desired decrease in scale and intensity sought
through overall reduced heights in Rainbow Bay from that in Coolangatta.

(9)(e) an excellent standard of appearance of the built form and street edge

This proposal requires an excellent’ standard as per the criteria.

This requires the design to be qualitative and quantitatively above that normally required. The proposal fails on
these grounds and as illustrated is overbearing with interface impacts. The built form lacks clear differentiation
between the ground floor and tower above. Contributing to the bulk and scale of the proposal.

This lack of tower differentiation and particularly for that part of the tower above that permitted under the BHOM is
reflected in through the reduced setbacks across all floors and minimal variation between floors. This also results
in the non-compliance with the High Rise Accommodation Design Code(HRADC) specifically;

9.3.9.2 Purpose requirements

(a) Development is designed to create attractive, high-quality visually appealing buildings and protect the

privacy and amenity of neighbouring residential premises ‘
(b) Slender towers relate to existing high-rises and enhance views of the city skyline
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The proposal results in a large and bulky design outcome which is above that outlined in the BHOM. This design
outcome and taller building has significant impacts to the adjoining residential properties amenity. These impacts
to privacy and amenity are not able to be achieved through an alternate design or conditions.

The relationship of the built form with its immediate neighbours is one of disproportion; it is overbearing.

The proposal will not reinforce local identity and sense of place as required by Specific outcome 9(b). Rather, an
approval would give rise to an adverse character and amenity impact. This would diminish the deliberate building
height changes sought through the BHOM and taper in height.

We note the applicant seeks to utilise other approvals or ‘emerging trends' as a reason when considering
assessment of s.3.3.2.1(9) and approvals. We note again the 5.3.3.2.1(9) is to be used only in’ limited
circumstances and no overriding merit or public benefit has been put forward for use in this circumstance.

The design and levels of the building above that outlined in the BHOM does not reinforce a sense of place or
local identity. The built form is bulky and visually overbearing for the neighbouring and nearby. The built form will
also adversely impact on the streetscape character of the immediate locality.

The proposal through its reduced setbacks, lack of landscaping and lack of variation in the tower form does not
result in a well-managed interface or relationship with nearby and adjacent development. Significant amenity
impacts would be occasioned by the proposal and from those levels of the building above that outlined in the
BHOM. These impacts are not reasonable nor expected.

The proposed increase in height above that stated on the BHOM does make a material difference to the
perceived scale and bulk of the building. The scale and butk of the building have a significant impact on
neighbouring properties and resident's amenity and privacy.

The application as also outlined has not addressed the geotechnical risks associated with development of the
site, through the proposed 3 levels of 100% site coverage basement. As noted ‘sink holes' developed on the
nearby Espirit development immediately to the west on Boundary St. This ‘risk’ is required to be assessed as a
hazard to development and has not. The large variation in basement depths between that proposed and
adjoining developments and services in the street necessitates further investigation.

The submission clearly illustrates the proposal is non-compliant in various areas of the scheme. These areas of
noncompliance result in a built form and building height inconsistent with outcomes sought by the City Plan
impacting on amenity, privacy and character.

The proposed development should be refused.

Yours sincerely

~ Name ELIMBETH raGHT

Address ) M3 BQONOF)Q\/ ST/
CoolPGATTA 22T
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1 April 2024

Chief Executive Officer
City of Gold Coast
Via email: mail@goldcoast.qld.gov.au

Dear sir,

OBJECTION to MCU/2023/15
Material Change of Use Impact Assessment Multiple Dwelling
239-241 Boundary St Coolangatta

| write in respect to the development application which seeks a development permit for a Material Change of use
for a Multiple Dwelling development at 239-241 Boundary St Coolangatta.

The Impact Assessable application has arisen as the building height exceeds the acceptable outcome of (38m)on
the applicable Building Height Overlay Map(BHOM). This exceedance gives rise to non-compliance with City Plan
because the overlay map is embedded in Overall outcomes 6.2.3.2(2)(d)(i) and Performance outcome PO3 of the
High Density Residential Zone Code (HDRZC).

The building height uplift provision, namely s.3.3.2.1(9) of the Strategic framework (Specific outcome 9), provides
flexibility to depart from the quantitative building height standard when all of the eight cumulative ‘outcomes’ are
satisfied.

The applicant contends the proposed development is consistent with the scale and intensity of existing
development in proximity to the subject site and achieves the specific outcomes in s.3.3.2.1(9). Accordingly, the
proposal is considered to complement local character.

We contend the proposal is not consistent with the character and the applicant’s plans clearly demonstrate this.
We also identify other areas of noncompliance which when considered collectively demonstrate the proposal is an
overdevelopment of the site, cannot be considered compliant with the specific outcomes of s.3.3.2.1(9) and
warrants refusal.

Under the 2016 City Plan, the Strategic Framework, part 3.3.1 Strategic Outcomes, part (3) states housing is to be
provided in a form, height and scale consistent with the function, amenity and desired character of local areas and
centres. This is to promote a sense of community cohesion and wellbeing. Further, the housing is to be attractive
and well designed.

Under part 3.3.2.1 Specific outcomes, (9) may allow for a maximum 50% increase in building height allowed under
the Building height overlay map, subject to all outcomes in this part being satisfied.

While this might be allowed under some circumstances, this remains subject to impact assessment and is not as
of right.

In particular at (b) there is to be a well-managed interface with, relationship to, and impact on nearby development,
including the reasonable amenity expectations of nearby residents. Further, at (f) important elements of character
and scenic amenity are to be protected.

Within the locality a range of building heights occur but these generally observe a 6m front setback, with generous
opportunities for landscaping, noting corner allotments do present with reduced setbacks to secondary road
frontages. These setbacks and landscaping contribute to the character and residential amenity.
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reasonable expectations on amenity and appropriateness of the built form. This again would clearly illustrate the
development as proposed is not appropriate and should be refused.

The Proposal

The proposed building as presented in the amended plans contained in the Information Request Response
illustrate the building contextually;

Is located in the Rainbow Bay community at Coolangatta
Adjoins buildings upto 4 storeys in height when viewed form the street

Is located within an area of mixed building heights with typically taller buildings located to the north(Marine
Pde)

Is located in an area characterised by ‘low rise building height' and medium rise building heights, 2- 8
storeys as defined under the City Plan.

We note the submitted plans seek to characterise building heights to an alternate criteria.

Has defined greenspaces and plantings

The building and site specifically:

Has a site area of 810m?2

Has a building height of 59.1m and 16 storeys - the scheme's Building Height Overlay Map identifies a
maximum building height of 38m

Has 3 levels of basement
Has 100% site coverage for the basement levels
No deep planting area

Ground floor contains a resident open space area, lobby, services cabinets(multiple) waste store, bike
store and stairwell to level 1

Ward St frontage contains a vehicle crossover, services cabinets and narrow planter

Boundary St contains the lobby entry, service cabinets, bin access, small landscape planter
boxes

Acoustic fencing and hardstand to the majority of adjoining lots
Services cabinets zero setback to adjoining lots

57% site cover — plans seek to avoid providing a total site cover
Setbacks

North 2.93

East 3.08

South (Boundary St)
2.73

West(Ward St) 3.12
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South Boundary St)
3.2

West(Ward St) 3.38

* level 15 contains the penthouse unit
48% site cover

Setbacks — we note differing drawings show differing setbacks(Setback analysis different from
Elevations)

North 3.5

East 3.5

South Boundary St)
3.2

West(Ward St) 3.38

o |evel 16 provides private open space for the penthouse

18% site cover

We would also like to correct the misrepresentation made in the planning report that The Bays Apartments has

both short term/holiday accommodation as well as permanent residents. The continual reference to the building
as a ‘Hotel' seeks to diminish and distinguish between permanent v short term residents. Inferring the later are

less concerned with or have less regard to amenity impacts from the proposal.

The setbacks for the development do not comply with the relevant acceptable outcomes in City Plan. The departure
from the acceptable outcomes means approval is sought for an alternative solution demonstrating compliance with
Performance outcome PO1 of the High Density Residential Zone Code

Elevations illustrate the solid nature of the built form and inability to provide effective landscape areas to side
boundaries and frontage. This removes the ability for landscaping to soften the built form and assist in minimising
its bulk and assist in providing privacy for adjoining dwellings.

The elevations illustrate the overbearing dominance of the building on both streetscape and adjoining residential
properties. This is particularly so for the residential development to the east as little to no effective screening or
landscaping is provided. The minor garden beds shown in the elevation; whilst incapable of sustaining any
meaningful landscaping have no practical access for maintenance.

We note a high degree of glazing across all levels of the building which increases overlooking and impacts on
amenity. This introduction of screens may alleviate this however this would further reduce the setbacks/perceived
setbacks and exaggerate the bulk and scape for the built form.

High Density Residential Zone(HDRZ)
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(b) a well managed interface with, relationship to and impact on nearby development,
including the reasonable amenity expectations of nearby residents;

(c) a varied, ordered and interesting local skyline,

(d) an excellent standard of appearance of the built form and street edge;

(e) housing choice and affordability;

(M protection for important elements of local character or scenic amenity, including views
from popular public outlooks to the city’s significant natural features;

(9) deliberate and distinct built form contrast in locations where building heights change
abruptly on the Building height overlay map; and

(h) the safe, secure and efficient functioning of the Gold Coast Airport or other aeronautical
facilities.”

Specific outcome 9 provides an opportunity for applicant to demonstrate that the height of the proposed
development finds support in City Plan. If support for the proposed height is established, the nature and extent of
non-compliance with City Plan is materially diminished in favour of approval.

Again, the provision exempting noncompliance is clear it ‘'may occur in limited circumstances in urban
neighbourhoods where all the following outcomes are satisfied (a- h).

A number of appeals have upheld this provision and approvals overturned where non-compliance with
one of the outcomes has not been achieved.

In response to the specific criteria the applicant provided in the application the following response which was
supplemented by additional comments and amended plans in the information request. We have provided
comments in respect to the comments and general provisions. This thus informs any assessment against Specific
outcome 9.

The relevant provisions are discussed below,
(9)(b)  areinforced local identity and sense of place
This requires the local identity to be ‘reinforced’ and would require more than any absence of impact.

The proposal fails to reinforce identity and sense of place through the increase in height above that outlined in the
Building Height Overlay Map. The proposed building does not through design reinforce a sense of place, the design
is presents as a large, overbearing and bulky built form. The scale of which is not compatible with the sense of
place.

The locality contains a variety of building heights and other taller high rise buildings are typically older and well
spaced being set in generous landscaped areas. The BHOM seeks to clearly establish a differing building height
and character from that of the adjoining ‘Coolangatta’ town centre which has a BHOM height of 84m.

We note the maximum building heights of the core of the Coolangatta Town Centre step down, with an intervening
BHOM area of 54m separating the HDRZ land of Rainbow Bay. The increase in height sought through he proposal
do not reinforce this deliberate change in buildings heights outlined in the BHOM which is designed to convey
and reflect the lower intensity lower height ‘high density and high rise’ community of Rainbow Bay.

The extra height of the building(over the height shown in the BHOM), whilst enabling a high rise and higher density
does result in character impacts which do not reinforce local identity.

The proposal does not contribute to the immediate character and sense of place. The proposed separation /
setbacks proposed by the development to adjoining buildings and streetscape is also inconsistent with the



Page 9 of 13

Sjoedii] SoBHaU]

‘WOH4
U} UO Ul UMoYS Jey} aroge Buip|ing 8y} Jo jusixe Jey) asoy) Auenaued pue sjaas) Jaybiy 0) SY0eqias aAlueIsqns
210W Y)IM SUS210S pue papinoid Jou S| yaiym s[ens) Jamo Je Buideaspue| Aq passaippe aq pinom sjoedwi Aoeald

‘Rauedalasip 1yBiay aAURISANS B S| AJAL) AlaLM 1sea aly) 0) Buiping auy) o} Auenaded
Buuesquano Buieq Buiping sy) ul synsal (NOHY 8y Ul umoys Jybley sy} Jsno)bulping auy Jo ybiay enxe syl

"pajeJ)SUoOWSp J0 PaAaIyde Uaaq Jou sey suoiejoadxa Adeaud pue ubisap au) ussmiag soueleq

"SabUBYD SAIJUBISANS INO YHIM SUISoU0D
Koeaud asay) sselppe 0} W0} JuaLnd s} Ul 8jqeun si jesodoud ay) sjoedwi Aoeaud Buiaey Buipjing ay} ul synsal
suaa19s |eaisAyd Jo Buideaspue] Aq Jayye Buiuaaids Jo yoe| pue syoeqes paonpal [esodoud ay) Jo uoneulquiod ay |

Syoedu] AJeAlld

“y6iay |euonippe pue wioy jueldwod
-uou ay} Jou uoisiaoid awayds ayy Jsujebe si Juswssasse ay} ‘Jybiay juejdwos-uou pue [esodosd ayy
JsuieBe pajenjeas aq 0 s Jybiay apod pue Juridjoo} Buip|ing apo3 ay} JO JUBWISSISSE MOpPEYS 3)BINDIIE. LY

‘mopeys Aq syoedwi Ajueoiubis ale jsea ay)
0} Buiping Buiuiolpe sy} Jo Jeuy pue sBulpyng Buipunouns Jo seale adeds uado ajeaud do} Joos pue sease soeds
uado ayeald 1eyy smopeys Buike|dsip Jo poyjew JoaLiooul sy} Buisn sajesisn|l Al4es|o [esodoid 8y “sbuimesp sy ul
pajedlpul uey) Jajealb sny) ale sjoedwi mopeys oy “sjoeduwi mopeys pasodoud sy Jo JUBWSSaSSE SaysIUIWIp SIY L

‘sjoedw
MOPBRYS 8|(eSSassy 9p07) 8y} JO JUSIXe 8y} SYSBW, PUB S|[OS |[e 0} SYoeq)es juelidwoo-uou Ssey paquossp se
siyJ "Jamo} JuaLino ay) uo Jybiay Buipjing sjqessassy apoY au) uo sbuimelp ay) paseq sey |esodoid sy 8jou 8L

‘BuimopeysIano ajqeidasoeun ui synsal osfe (INOHE 8y} Ul umoys Jyblay ay) Jano)buipiing ay} Jo Jybley esxe ay L

JUBUISSGSSE PomE]] pUE S]OEdU| BUIMOPBYSIBAD

SUETEET]
padeospue J0 yoe| sy} Aq payiiduie si yinq s) pue (NOHE 8y} ur umoys jybiay ayy Jeno)buipling ayp jo Jybiay
eJxa Y ‘seiadoid Buunoqybiau pue 19a.s au) 0} SOUBUILIOP S} PUB WO }ING SY) JO ¥ING pUB 8[BIS 8} YSIUIWIP
Jou op (ypdaq 'a'1)sisjueld pazis Aiqeyns pue seale padedspue| [ejuOzLOY JO ¥oe| sy} pue Buidedaspuel Jo ¥oej 8y |

"sqniys ab.e| 10 swijed/saal) ainjes) uiejuod O} JUSIIYNS Jou pue ‘ybiy wwos
uey) sse| aJe sease bunueld Jo Auofew sy “ydap pue yipim ‘eale ul pajiwi| osje aJe sbunueld adeosjeals 8y

‘Buiusaios Aue apinoid Jou op pue Joj }jing 8y} USY0S Ou Op 9S8y |
'sqnuys abie| usAs 1o pue swied/seal) sainjes) Woddns 0} ojqeun ale asay] saxoq Jajueld deap wwQs uey)
ss9| [lews pue sBunueld deap ou sI asay asaym Auadoid [enuapisal uId)ses ay) 0) ased auy) Alejnoiued si siyl

‘sjuapIsal Aqieau Jo suoijejoadxe Ajuswe ajqeuoseal pue Jajoeleyd (90| 8y} YJIm Jus)sisuod
Jou sI siy) adeos)aals ay) pue saiuedoid jenuapisal Buiuiolpe o} Bunueld desp ou suiejuod [esodoid ayy pajou sy

sjuapisal Aqieau jo suonejsadxs Ajuswe ajqeuosesl
ay Bupnjour quawdoranap Aqieau uo joedull pue o} diysuonefos ‘yym aoesju; pabeuew-jem e (9)(6)

-0e|d J0 8595 pue
Ajuap! [290| 89J0jul8] JoU S0P SNy} pue sjoedwi Ajuswie pue Jajoeleyo uj ynsal seop Aysuap Jaybiy pue asi ybiy
e Buiigeus Jsiym ‘(NOHE 8y ul umoys Jybiay ays seno)buipiing au) jo ybiay enxa ayL "Ajjedol sy} jo Jejoeleyd



Page 10 of 13

The interface of the proposal as indicated already is poor. At ground to the north carparks and acoustic fencing is
provided with limited landscaping. The eastern boundary interface consists of acoustic fencing, services bike
parking areas and effectively no landscaping. No deep planting is provided and no sufficiently wide or deep
landscape planters are provided to accommodate ‘deep ‘planting or enable more substantive and taller landscaped
elements. :

The streetscape is dominated by vehicle crossovers and views of carparking areas on Ward St. Services cabinets
and pedestrian entry dominate the Boundary St interface. No deep planting is provided to either frontage and no
substantive wide or deep landscaped areas are provided.

A series of narrow and shallow planters are provided that seek to soften the built form edge and interface. These
due to the shape size and depth do not ‘soften ‘the lower levels of the built form and do not assist in softening
higher floors nor that above the height outlined in the BHOM.

This interface is overwhelmed, through reduced setbacks to all frontages, by the physical form and scale of the
built form including that additional height above that permitted under the BHOM. The reduced setbacks and lack
of landscaped elements do not soften the building edge or its overbearing form.

The interface to the adjoining neighbouring buildings is not ‘well managed’ as it does not address the differing
scale between the adjoining buildings and would result in a sense of overbearing. The absence of landscaping and
significant setbacks particularly for those levels of the building exceeding the height nominated in the BHOM result
in the proposal having amenity impact and thus does not have a ‘well managed interface nor relationship to the
neighbouring properties.’

(9)(d) avaried, ordered and interesting local skyline

The proposal does introduce a new ‘high rise’ into the existing high density zoned area of Rainbow Bay. The
proposed building is modern building that may also add interest. As noted a lower building height is sought in the
Rainbow Bay locality from that in Coolangatta.

The proposed building does seek height above that identified in the BHOM. The increase in height does not
contribute to this ordered local skyline. The proposed building height and bulky form of the building is more
reflective of that desired in the centre zone/Coolangatta.

Council has sought a deliberate decrease in building height from the centre zone. The proposed increased height
of the building combined with the bulky form would diminish the desired decrease in scale and intensity sought
through overall reduced heights in Rainbow Bay from that in Coolangatta.

(9)(e) an excellent standard of appearance of the built form and street edge

This proposal requires an excellent’ standard as per the criteria.

This requires the design to be qualitative and quantitatively above that normally required. The proposal fails on
these grounds and as illustrated is overbearing with interface impacts. The built form lacks clear differentiation
between the ground floor and tower above. Contributing to the bulk and scale of the proposal.

This lack of tower differentiation and particularly for that part of the tower above that permitted under the BHOM is
reflected in through the reduced setbacks across all floors and minimal variation between floors. This also results
in the non-compliance with the High Rise Accommodation Design Code(HRADC) specifically;

9.3.9.2 Purpose requirements

(a) Development is designed to create attractive, high-quality visually appealing buildings and protect the

privacy and amenity of neighbouring residential premises ‘
(b) Slender towers relate to existing high-rises and enhance views of the city skyline
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The proposal results in a large and bulky design outcome which is above that outlined in the BHOM. This design
outcome and taller building has significant impacts to the adjoining residential properties amenity. These impacts
to privacy and amenity are not able to be achieved through an alternate design or conditions.

The relationship of the built form with its immediate neighbours is one of disproportion; it is overbearing.

The proposal will not reinforce local identity and sense of place as required by Specific outcome 9(b). Rather, an
approval would give rise to an adverse character and amenity impact. This would diminish the deliberate building
height changes sought through the BHOM and taper in height.

We note the applicant seeks to utilise other approvals or ‘emerging trends' as a reason when considering
assessment of s.3.3.2.1(9) and approvals. We note again the 5.3.3.2.1(9) is to be used only in’ limited
circumstances and no overriding merit or public benefit has been put forward for use in this circumstance.

The design and levels of the building above that outlined in the BHOM does not reinforce a sense of place or
local identity. The built form is bulky and visually overbearing for the neighbouring and nearby. The built form will
also adversely impact on the streetscape character of the immediate locality.

The proposal through its reduced setbacks, lack of landscaping and lack of variation in the tower form does not
result in a well-managed interface or relationship with nearby and adjacent development. Significant amenity
impacts would be occasioned by the proposal and from those levels of the building above that outlined in the
BHOM. These impacts are not reasonable nor expected.

The proposed increase in height above that stated on the BHOM does make a material difference to the
perceived scale and bulk of the building. The scale and butk of the building have a significant impact on
neighbouring properties and resident's amenity and privacy.

The application as also outlined has not addressed the geotechnical risks associated with development of the
site, through the proposed 3 levels of 100% site coverage basement. As noted ‘sink holes' developed on the
nearby Espirit development immediately to the west on Boundary St. This ‘risk’ is required to be assessed as a
hazard to development and has not. The large variation in basement depths between that proposed and
adjoining developments and services in the street necessitates further investigation.

The submission clearly illustrates the proposal is non-compliant in various areas of the scheme. These areas of
noncompliance result in a built form and building height inconsistent with outcomes sought by the City Plan
impacting on amenity, privacy and character.

The proposed development should be refused.

Yours sincerely

~ Name ELIMBETH raGHT

Address ) M3 BQONOF)Q\/ ST/
CoolPGATTA 22T
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