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REPORT TITLE Development Application – Preliminary Approval – Building Work (Planning Scheme 
Works) – Demolition of Neighbourhood Character Dwelling located at 68 Hume 
Street, NORTH TOOWOOMBA QLD 4350 

AUTHOR Senior Planner (Geoff Broadbent) 

Application No. PSW/2020/5933 

 
PURPOSE OF REPORT 
 
To consider a Development Application for a Preliminary Approval for Building Work (Planning Scheme 
Works) – Demolition of Neighbourhood Character Dwelling located at 68 Hume Street, NORTH 
TOOWOOMBA QLD 4350. 
 
EXECUTIVE SUMMARY 
 
Site Details 
 
The site is located in the Urban Residential Precinct of the Low-medium Density Resdiential Zone and is 
affected by the Neighbourhood Character Overlay of the Toowoomba Regional Planning Scheme 2012, 
Version 24 (Planning Scheme). The site comprises two (2) allotments which are formally described as Lots 
12 & 23 RP16720. 
 
Table SC6.7.1 of the Planning Scheme lists the site as a Neighbourhood Character Place. This listing 
relates to an existing dwelling house (located on Lot 12) and ancillary detached carport (located on Lot 23). 
 
The subject site has frontage to both Hume Street (Lot 12) and Sir Street (Lot 23). The subject site is 
serviced by vehicular access from Sir Street only. 
 
The subject site is adjoined by Neighbourhood Character Places to the north (66 Hume Street) and south 
(70 Hume Street), and there are additional Neighbourhood Character Places along Hume Street and in the 
surrounding neighbourhood near the subject site. 
 
Proposal Details 
 
The proposal involves full demolition of the existing Neighbourhood Character Place, being both the 
dwelling house and the ancillary detached carport. 
 
In accordance with Table 5.7.1 of the Planning Scheme the development application is Impact Assessable. 
There are no referral agencies for the development application.  
 
Prelodgement Advice 
 
On 17 November 2020 the applicant was emailed pre-lodgement advice from Council’s Regional Heritage 
and Policy Architect in relation to the proposal to demolish the Neighbourhood Character Place (see 
Attachment 5). This pre-lodgement advice outlined the relevant assessment benchmarks that the proposal 
would need to demonstrate compliance with, particularly Performance Outcome PO1 (Table 8.3.2:2) of the 
Neighbourhood Character Overlay Code, and identified that a development application for the proposal 
would need to include the following information: 
 

• A report from a licensed structural engineer with photos and drawings to show the extent of 
damage; and 

• A schedule of costs for repairs and a scope of work priced using either a builder or estimator; and/or 

• A Heritage Impact Statement prepared by a suitably qualified Architect or person experienced in 
heritage assessment to demonstrate that the Neighbourhood Character Place does not make a 
positive contribution to the character of the local streetscape. 

 
The pre-lodgement advice additionally clarified that the required schedule of costs for repairs should only 
include the costs for “those works which are required to make the building structurally sound and safe to 
occupy – as distinct from other cosmetic upgrades for example, new painting, fixtures, joinery, roof 
sheeting, external wall cladding etc”. Furthermore, Council’s Regional Heritage and Policy Architect advised 
the applicant that any application for the proposal should include structural framing plans which “would need 
to indicate which structural members are intact and which require replacement or partial replacement of a 
damaged member”. 
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In addition, the pre-lodgement advice stated that in the opinion of Council’s Regional Heritage and Policy 
Architect “this home, despite some unsympathetic alterations contributes to the character of Hume Street”. 
 
Assessment Summary 
 
A development application seeking preliminary approval for Building Work, being the demolition of a 
Neighbourhood Character Place at 68 Hume Street, North Toowoomba, was submitted to Council on 22 
December 2020. 
 
The development application did not include a character assessment, such as a Heritage Impact Statement, 
to demonstrate that the Neighbourhood Character Place does not make a positive contribution to the 
character of the local streetscape. It is the view of the assessing officer and Council’s Regional Heritage 
and Policy Architect that the existing Neighbourhood Character Place positively contributes to the local 
streetscape. 
 
The development application included a Structural Engineering Report prepared by Ipswich Consulting 
Engineers dated 17 December 2020 (see Attachment 6). This report stated a need for repairs including 
replacement of roof sheeting and stumps, upgrading of roof batten tie-downs to meet current standards and 
replacement of termite damaged VJ wall sheeting and floor boards in order for the dwelling to be considered 
“structurally adequate”. The report appears to indicate that the structural damage is contained mainly to 
non-strucutral elements, and the extent, nature and repair cost to any hardwoord structural elements of the 
building is not clear. The report advised that “a full assessment of the costs of repair will need to be carried 
out by a Builder”. Further, the report proposed that works necessary to bring the building up to “current 
standards” are justification for demolition, on the basis that the building is “not structurally adequate”. 
 
The development application also included a Timber Pest Inspection Report prepared by Kieran Mortimer 
Pest Contol dated 19 December 2020 (see Attachment 7). This report identified a termite nest beneath the 
existing dwelling and that parts of the existing building (internal VJ walls, roofing timbers, floor boards, floor 
framing and timber piers, external chamfer boards and timber posts) had suffered termite related damage. 
The report also nominated that “no treatment of the Timber Pest Attack is required” on the basis that “the 
home is past treatment”. However, similar to the Structural Egineering Report described above, the Pest 
Inspection Report indicated that termite damage may be mainly to non-strucutral elements and the extent, 
nature and repair cost to any hardwoord structural elements is not clear.  
 
Whilst the submitted information included reporting demonstrating that the existing Neighbourhood 
Character Place has a degree of structural damage, the information did not include plans of the existing 
framing and structural elements, plans detailing the structural elements that are intact and the extent of 
repairs required or a schedule of costs and scope of works to repair any existing structural damage to a 
structurally sound state. 
 
In an Information Request on 13 January 2021 Council officers requested evidence to demonstrate 
compliance with the Purpose, Overall Outcome (a) and Performance Outcome PO1 (Table 8.3.2:2) of the 
Neighbourhood Character Overlay Code. Of particular relevance was the need for the applicant to 
demonstrate compliance with Performance Outcome PO1, which requires that “the Neighbourhood 
Character Place is retained unless: (a) it is structurally unsound and uneconomically repairable”.  
 
The Information Request advised the applicant that the requested information would be subject to peer 
review and that this would also involve a site inspection by the peer reviewer. It was further advised that the 
cost of the peer review and associated inspection would need to be reimbursed to Council prior to Council 
deciding the application, as is normal practice where a peer review is obtained. 
 
The applicant submitted a response to Council’s Information Request on 7 July 2021. This response 
included: 
 

• A cover letter; 

• A Building Report prepared by Baker Rossow Consulting Engineers (RPEQ), dated 15 February 
(see Attachment 8); 

• An additional letter from Ipswich Consulting Engineers (RPEQ), confirming it is their opinion the 
building at 68 Hume Street is structurally unsound (see Attachment 9); 

• A real estate market valuation report prepared by McGrath Real Estate dated 22 February 2021; 

• Quotations from Renovare, dated 4 February 2021, (see Attachment 10) for: 
o Renovation/Extension of the existing dwelling house at 68 Hume Street; and 
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o Construction of a new Carport; and 

• Sample plan designs for proposed new residences prepared by Log-IT Solutions and Gordon Burke 
Constructions. 

 
In the submitted cover letter the applicant advised that “we do not support the proposal for TRC to engage a 
third RPEQ Engineer to undertake a further assessment and will not be paying for the costs incurred for this 
assessment should TRC wish to proceed with this approach”. In this cover letter the applicant stated that 
“the evidence provided… clearly identifies that the existing termite infested house is not structurally safe 
and the cost of repairs and renovation is beyond economic viability for restoration to meet current market 
valuations”. 
 
Review of the response to Council’s Information Request determined that the information included a broad 
schedule of costs for the full renovation of the existing dwelling house and the construction of a new carport. 
The submitted schedule did not provide a breakdown of costs to enable Council officers to determine costs 
to repair any existing structural damage within the dwelling to a structurally sound state. 
 
The submitted Building Report prepared by Baker Rossow Consulting Engineers (RPEQ) included findings 
that were generally consistent with those included in the previously submitted Structural Engineering Report 
prepared by Ipswich Consulting Engineers. The Baker Rossow report indicated that the structural damage 
appears primarily to non-strucutral elements of the Neighbourhood Character Place and that much of the 
presumably hardwoord structural elements (e.g floor joists, bearers, ceiling joists of the building) may be 
structurally sound. The report did not provide comment on the structural timber stud framing of the house 
due to non accessibility. Further, the Baker Rossow report concludes that “the building is at risk structurally” 
as opposed to a firm recommendation that the building is “structurally unsound” which is required by 
Performance Outcome PO1 of Table 8.3.2:2 of the Neighbourhood Character Overlay Code. 
 
It was therefore considered that the applicant had not provided evidence to demonstrate that the 
Neighbourhood Character Place is “uneconomically repairable” or provided clear evidence that the building 
is “structurally unsound” and as such it was concluded that compliance with Performance Outcome PO1 of 
Table 8.3.2:2 of the Neighbourhood Character Overlay Code had not been demonstrated. 
 
Council officers issued a Further Advice – Outstanding Issues letter to the applicant on 16 July 2021. This 
letter advised that the submitted information had not demonstrated compliance with Performance Outcome 
PO1 of Table 8.3.2:2 of the Neighbourhood Character Overlay Code and requested that the applicant 
provide “a schedule of costs and scope of works to repair any existing structural damage to a structurally 
sound state, prepared by an appropriately qualified and/or experienced estimator”. The letter also included 
advice to the applicant that “the schedule of costs must consider those works which are required to make 
the building structurally sound and safe to occupy, as distinct from other cosmetic upgrades for example, 
new painting, fixtures, joinery, roof sheeting, internal wall sheeting and external wall cladding etc”. The 
Further Advice – Outstanding Issues letter also reiterated Council’s previous advice that assessment of the 
development application would be dependant on the applicant’s agreement to peer review of the submitted 
information and reimbursement of the costs of the peer review. 
 
In response to Council’s Further Advice – Outstanding Issues letter the applicant submitted a letter to 
Council on 23 July 2021. In this letter the applicant advised that “we are of the view that we have provided 
more than sufficient information and expert advice for Council and its Officers to make an informed decision 
on this application”.  
 
The application was publicly notified in accordance with the requirements of Part 4 of the Development 
Assessment Rules. No submissions were received in response to the public notification. 
 
On 31 August 2021 Council’s assessing officer emailed the applicant to reiterate that the submitted material 
was not considered sufficient to demonstrate compliance with Performance Outcome PO1 of Table 8.3.2:2 
of the Neighbourhood Character Overlay Code and requested that the applicant provide the information that 
had been requested in the Council’s Information Request (dated 7 July 2021) and subsequent Further 
Advice – Outstanding Issues letter (dated 23 July 2021).  
 
The applicant did not provide further information to Council for assessment. 
 
Recommendation regarding decision 
 
Council’s assessing officer has not been able to confirm that compliance with Performance Outcome PO1 of 
Table 8.3.2:2 of the Neighbourhood Character Overlay Code can be achieved. As such, it is recommend 
that the information submitted by the applicant in support of the proposal to demolish the Neighbourhood 
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Character Place at 68 Hume Street, North Toowoomba has not demonstrated complaince with the relevant 
assessment benchmarks of the Toowoomba Regional Planning Scheme 2012 (Version 24), particuarly 
section 3.5.3.1 of the Strategic Framework, the Purpose, Overally Outcome (a) and Performance Outcome 
PO1 (Table 8.3.2:2) of the Neighbourhood Character Overlay Code. It is therefore recommended that 
development application be refused in accordance with the reasons provided in this report. 
 

RECOMMENDATION 
 
REFUSED - Application No. PSW/2020/5933 for a Preliminary Approval for Building Work (Planning 
Scheme Works) – Demolition of Neighbourhood Character Dwelling, pursuant to the provisions of Section 
60 of the Planning Act 2016.  

 
The application is refused on the basis that it does not comply with the following assessment benchmarks: 
 

 Assessment Benchmark Non Compliance 

 Strategic Framework - 
Community Identity and 

Diversity 
 

1. Element – Toowoomba City 
identity – 3.5.3.1 Specific 
outcomes  
1) Toowoomba is a compact city 

which is characterised by its 
rural context and heritage; it  
has a vibrant cosmopolitan 
heart as well as diverse 
neighbourhoods with their own 
distinct character and identity. 

2) Places of cultural heritage and 
neighbourhood character 
significance are conserved 
and enhanced. 

The proposal is the demolition of a Neighbourhood Character 
Place that is considered to contribute positively to the existing 
and historical character of the surrounding section of Hume 
Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate that the 
Neighbourhood Character Place does not contribute positively 
to the established character and identity of the neighbourhood. 
 
Sufficient evidence has not been provided to demonstrate that 
the Neighbourhood Character Place is beyond being 
conserved and enhanced rather than being demolished. 
 
It is therefore considered that the applicant has not 
demonstrated that demolishing the existing Neighbourhood 
Character Place at 68 Hume Street, North Toowoomba 
complies with the relevant provisions of the Strategic 
Framework of the Planning Scheme. 

 Neighbourhood Character 
Overlay Code 

 

2. Purpose 
The purpose of the 
Neighbourhood Character Overlay 
Code is to conserve and enhance 
buildings and streetscapes which 
contribute to the character of the 
local area and to ensure new 
development is sympathetic to the 
nature and character of those 
areas. 

The proposal is the demolition of a Neighbourhood Character 
Place that is considered to contribute positively to the existing 
and historical character of the surrounding section of Hume 
Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate that the 
Neighbourhood Character Place does not contribute positively 
to the established character and identity of the neighbourhood. 
 
Sufficient evidence has not been provided to demonstrate that 
the Neighbourhood Character Place is beyond being 
conserved and enhanced rather than being demolished. 
 
It is therefore considered that the applicant has not 
demonstrated that demolishing the existing Neighbourhood 
Character Place at 68 Hume Street, North Toowoomba 
complies with the Purpose of the Neighbourhood Character 
Overlay Code. 

3. Overall Outcome (a) 
The purpose of the code will be 
achieved through the following 
overall outcomes: 
(a) buildings and features which 

contribute to the established 
local streetscape character 

The proposal is the demolition of a Neighbourhood Character 
Place that is considered to contribute positively to the existing 
character of the surrounding section of Hume Street and the 
neighbourhood. Therefore, the proposal does not comply with 
Overall Outcome (a). 
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are retained 

4. Performance Outcome PO1 (Table 
8.3.2:2) 
The Neighbourhood Character 
Place is retained unless: 
(a) it is structurally unsound and 

uneconomically repairable; or 
(b) does not make a positive 

contribution to the character 
of the local streetscape. 

The development application proposes demolition of a 
Neighbourhood Character Place, being an existing dwelling 
house and ancillary carport, located at 68 Hume Street, North 
Toowoomba. The existing dwelling house was constructed in 
the early 20th century and has been modified from its original 
form through enclosure of the front verandah. The property 
comprises two separate lots, being Lots 12 and 23 RP16720, 
with Lot 12 fronting Hume Street (west) and Lot 23 fronting Sir 
Street (east). The dwelling house (located entirely within Lot 
12) is provided with vehicular access via a crossover to Sir 
Street. 
 
In support of the proposal the applicant has submitted the 
following documentation: 
 

• A Structural Engineering Report prepared by Ipswich 
Consulting Engineers dated 17 December 2020; 

• A Timber Pest Inspection Report prepared by Kieran 
Mortimer Pest Control dated 19 December 2020;  

• A Building Report prepared by Baker Rossow 
Consulting Engineers (RPEQ), dated 15 February 
2021; 

• An additional letter from Ipswich Consulting Engineers 
dated 3 March 2021, confirming that it is their opinion 
that the building at 68 Hume Street is structurally 
unsound; 

• A real estate market valuation report prepared by 
McGrath Real Estate dated 22 February 2021; 

• Quotations from Renovare (dated 4 February 2021) 
for: 
o Renovation/Extension of the existing dwelling 

house at 68 Hume Street; and 
o Construction of a new Carport. 

• Sample plan designs for proposed new residences 
prepared by Log-IT Solutions and Gordon Burke 
Constructions. 

 
The submitted information includes reporting that 
demonstrates that the existing Neighbourhood Character 
Place requires a degree of structural repair. However, the 
applicant was advised in an Information Request, a Further 
Advice letter and subsequent email correspondence that in 
order for Council to accurately ascertain the scope of 
necessary repairs, this reporting would need to be peer 
reviewed by a suitably qualified consultant Structural Engineer. 
The cost of the peer review and associated inspection would 
be reimbursed to Council by the applicant prior to Council 
deciding the application. In response the applicant advised 
Council officers that “we do not support the proposal for TRC 
to engage a third RPEQ Engineer to undertake a further 
assessment and will not be paying for the costs incurred for 
this assessment should TRC wish to proceed with this 
approach”. As a consequence Council officers have not been 
able to conclusively determine that the Neighbourhood 
Character Place is “strucutally unsound”. 
 
Additionally, the applicant was also advised that any submitted 
structural engineering reporting would need to demonstrate 
the extent of structural repairs in the Neighbourhood Character 
Place through inclusion of plans of the existing framing and 
structural elements and plans detailing the structural elements 
that are intact and the extent of repairs required. This 
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information, and associated plans, was not provided.  
 
The applicant was advised prior to lodgement of the 
development application in Prelodgement Advice and during 
assessment of the development application in an Information 
Request, a Further Advice letter and subsequent email 
correspondence that in order to demonstrate that the 
Neighbourhood Character Place is “uneconomically 
repairable” it would be necessary to provide a schedule of 
costs (and scope of works) to repair any existing structural 
damage to a structurally sound state. This advice was 
reiterated in both the Structural Engineering Report prepared 
by Ipswich Consulting Engineers and the Building Report 
prepared by Baker Rossow Consulting Engineers submitted by 
the applicant. The applicant was also explicitly advised that 
“the schedule of costs must consider those works which are 
required to make the building structurally sound and safe to 
occupy, as distinct from other cosmetic upgrades for example, 
new painting, fixtures, joinery, roof sheeting, internal wall 
sheeting and external wall cladding etc”. 
 
As noted above the applicant submitted two quotations from 
building company Renovare, one for a complete renovation 
and extension of the existing dwelling house and one for a 
new carport. The applicant proposed that these quotations 
demonstrate that the Neighbourhood Character Place is 
“uneconomically repairable”. However, the submitted 
quotations provide a broad schedule of costs for the full 
renovation of the existing dwelling house and the construction 
of a new carport. The submitted schedule does not provide a 
breakdown of costs which enable Council officers to determine 
what the cost would be to repair existing structural damage 
within the dwelling to a structurally sound state. Therefore, it is 
considered that the applicant has not provided evidence to 
demonstrate that the Neighbourhood Character Place is 
“uneconomically repairable”. As such it is concluded that the 
applicant has not demonstrated that the proposal achieves 
compliance with item (a) of Performance Outcome PO1 of 
Table 8.3.2:2 of the Neighbourhood Character Overlay Code. 
 
The applicant also has not provided evidence to demonstrate 
that the Neighbourhood Character Place “does not make a 
positive contribution to the character of the local streetscape”. 
As such it is concluded that the applicant has not 
demonstrated that the proposal achieves compliance with item 
(b) of Performance Outcome PO1 of Table 8.3.2:2 of the 
Neighbourhood Character Overlay Code. 
 
The applicant has not provided the information necessary to 
demonstrate that the existing Neighbourhood Character Place 
located at 68 Hume Street, North Toowoomba “is structurally 
unsound and uneconomically repairable” or that it “does not 
make a positive contribution to the character of the local 
streetscape”. Therefore, it is considered that the proposal to 
demolish the Neighbourhood Character Place does not comply 
with Performance Outcome PO1 of Table 8.3.2:2 of the 
Neighbourhood Character Overlay Code. 

 

 
REASONS FOR RECOMMENDATION 
 
The proposed development has been assessed with regard to the applicable assessment benchmarks as 
identified within this report and the attached Statement of Reasons (refer to Schedule 1). The assessment 
of the application has determined that it does not comply with all the relevant assessment benchmarks and 
it cannot be conditioned to comply.  
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DELEGATE’S DECISION 
 
I have reviewed the report for this application in accordance with the Relevant Instruments, Statutory and 
Non-Statutory Provisions and in accordance with Council’s process and procedures. I agree with the 
responsible officer’s recommendation that the application be Refused subject to the reasons contained in the 
recommendation. I exercise delegation in accordance with the delegations adopted by the Toowoomba 
Regional Council. 
 
 
 
Krys den Hertog      Decision Date:  1 November 2021 
Acting Principal Planner, Development Services  
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CORPORATE PLAN REFERENCE 
 

Strategic Action 2.3.3 
Ensure development aligns with community sentiment, through effective and 
efficient assessment, with the planning scheme, planning instruments, codes 
and legislation.  

 
BACKGROUND 
 

SITE DETAILS 

Site Address 68 Hume Street, NORTH TOOWOOMBA QLD 4350 

Real Property 
Description 

Lots 12 and 23 RP16720 

Site Area 672m2 

Owner Alina Meyer 

SITE CHARACTERISTICS  

Current Land Use Dwelling House 

Site Frontage/s 
Hume Street – 11m 
Sir Street – 11m  

Road/s Order of Road 
Width of Road 
Reserve 

Width of 
Pavement 

Road Material 

Hume Street Distributor 20.5m 14m Bitumen 

Sir Street Local 14m 8m Bitumen 

Easements Nil. 

Existing Structures Dwelling House and detached carport 

Infrastructure  
The subject site is connected to all necessary urban infrastructure services – 
water, sewer, stormwater, telecommunications and electricity 

Topography 
The subject site falls approximately 3m for east (615m AHD) to west (612m 
AHD).  

Street Trees One (1) mature Camphor Laurel – Hume Street frontage 

Other Features 

The subject site is a Neighbourhood Character Place in accordance with 
Schedule 7 (SC6.7.1) of the Toowoomba Regional Planning Scheme.  
 
The existing kerb in Hume Street is constructed of blue stone. 

PLANNING SCHEME SITE DATA 

Current Planning 
Scheme 

Toowoomba Regional Planning Scheme 2012 
(Version 24) 

Adopted: 
21/08/20 

Zone 
Low-medium Density Residential Zone (Lot 12) 
Low Density Residential Zone (Lot 23) 

Precinct 
Urban Residential Precinct (Lot 12) 
General Precinct (Lot 23) 

Overlays 
Airport Environs Overlay – 8km Wildlife Hazard Buffer Zone and Lighting 
Area Buffer (6km) 
Neighbourhood Character Overlay – Neighbourhood Character Place 

Infrastructure Charges 
Resolution 

Charges Resolution No. 4 
Adopted: 
25/08/20 

SURROUNDS: 

Direction Land Use Zone/Precinct 

North 
Dwelling House (Neighbourhood 
Character Place – 66 Hume Street) 

Low-medium Density Residential / Urban 
Residential Precinct 

East 
Dwelling House (Neighbourhood 
Character Place – 4 Sir Street) 

Low Density Residential Zone / General 
Precinct  

South 
Dwelling House (Neighbourhood 
Character Place – 70 Hume Street) 

Low-medium Density Residential / Urban 
Residential Precinct 

West 
Dwelling House (Neighbourhood 
Character Place – 67 Hume Street) 

Low-medium Density Residential / Urban 
Residential Precinct 
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Other Features 
The surrounding area is characterised by a high proportion of Neighbourhood 
Character Places which have been maintained or restored. 

 

APPLICATION HISTORY 

There are no development applications or approvals over the subject site that relate to the proposed 
development. 

Other 

Council’s Regional Heritage and Policy Architect provided the applicant with 
detailed advice (via email) prior to the lodgement of the development application 
(on 17 November 2020). This advice (see Attachment 5) provided information 
about: 

• the history and architectural significance of the Neighbourhood Character 
Place; 

• the need for a development application for an application to demolish the 
Neighbourhood Character Place; 

• the information that would be required to support such a development 
application; 

• details of the application process; and 

• a checklist to assist with the design of a new dwelling within the 
Neighbourhood Character Overlay area. 

 

PROPOSED DEVELOPMENT 

Name of Applicant David Pemberton 

Type of Application Preliminary Approval for Building Work (Planning Scheme Works) 

Proposed Development Demolition of a Neighbourhood Character Place 

Variations Sought Not Applicable 

Level of Assessment Impact Assessable 

Submissions Received 
Objection: Nil 

Support: Nil 

Decision Making Period 
Ends 

28 September 2021 

 
CONSULTATION UNDERTAKEN 
 
Referral Agency 
 
Not Applicable. 
 
Internal Referrals 
 

Internal Referral 
Partner 

Referral / Response 

Development 
Engineering and 
Plumbing 

No conditions provided. 
 
Comment: 
The proposal involves demolition of a Neighbourhood Character Place. 
Development Engineering and Plumbing assesses Civil Engineering matters 
relevant to a development application. The proposal does not involve any Civil 
Engineering matters. 
 
Development Engineering and Plumbing does not have any suitably qualified 
Structural Engineers on staff and as such does not provide a Structural 
Engineering assessment service. Therefore, assessment of the submitted 
Structural Engineering and Building Reports cannot be undertaken by 
Development Engineering and Plumbing and it will be necessary for these 
reports to be subject to an independent peer review by a suitably qualified 
consultant.  

Regional Architecture 
and Heritage Services 
– Heritage 

Recommended refusal. 
 
Comment: 



Delegated Report - November 2021 PSW/2020/5933 

 

 

10 
 

The applicant has not demonstrated compliance with the relevant assessment 
benchmarks therefore it is recommended that the proposal for demolition of the 
Neighbourhood Character Place at 68 Hume Street, North Toowoomba is not 
supported and the development application should be refused. 

 
Public Notification 
 
The Notice of Compliance was received by Council on 24 August 2021. The information attached to the 
notice confirms that the public notification of the application was undertaken in accordance with the 
requirements of Part 4 of the Planning Act 2016. The Notice of Compliance states the public notification 
included: 
 

• Publishing a notice in the Chronicle on 23 July 2021; 

• Placing a notice on the land from 23 July 2021 until 20 August 2021; and 

• Notifying owners of all land adjoining the site on 22 July 2021. 
 
No submissions were received supporting or opposing the development. 
 
ISSUES, RISKS AND RESPONSES – ASSESSMENT  
 
Categorising Instrument – Planning Regulation 2017: 
 

PLANNING REGULATION 2017 

Prohibited Development The proposed development is not prohibited development in accordance 
with the Planning Regulation 2017.  

Infrastructure Charges The Planning Regulation 2017 provides for the levying of infrastructure 
charges on development approvals. 

Schedules 9 and 10 

Schedules 9 and 10 of the Planning Regulation 2017 categorise particular 
development and detail the relevant assessment benchmarks for 
development as relevant. Schedules 9 and 10 are not relevant to this 
development application. 

 

REGIONAL PLANS 

Shaping SEQ – South East 
Queensland Regional Plan 
2017 

The subject site is mapped within the bounds of the Shaping SEQ –South 
East Queensland Regional Plan 2017 (SEQRP). The SEQRP identifies that 
the subject site is within the Urban Footprint, which is intended to identify 
the land required for the region’s urban development needs up to 2041.  
 
The development application is consistent with the land use intent for the 
Urban Footprint as it proposes an urban development within the bounds of 
the urban footprint. 

Darling Downs Regional 
Plan October 2013 

Not Applicable.  

 

STATE PLANNING POLICY (SPP) 
July 2017 

Interests Assessment Comments 

Housing Supply and 
Diversity 

Not applicable. 

Livable Communities  Not applicable. 

Agriculture  Not applicable. 

Development and 
Construction 

Not applicable. 

Mining and Extractive 
Resources  

Not applicable. 

Tourism Not applicable. 

Biodiversity  Not applicable. 

Cultural Heritage Not applicable. 

Water Quality  Not applicable. 
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Emissions and Hazardous 
Activities 

Not applicable. 

Natural Hazards, Risk and 
Resilience 

Not applicable. 

Energy and Water Supply Not applicable. 

Infrastructure Integration Not applicable. 

Transport Infrastructure Not applicable. 

Strategic Airports and 
Aviation Facilities 

Not applicable. 

 
Local Categorising Instrument – Toowoomba Regional Planning Scheme 2012: 
 
The proposed development was assessed against the following assessment benchmarks: 
 

• Strategic Framework 

• Airport Environs Overlay Code 

• Neighbourhood Character Overlay Code 

• Low-medium Density Residential Zone Code 

• Low Density Residential Zone Code 
 
The development was assessed against all of the assessment benchmarks listed above and is not 
considered to comply as follows: 
 
STRATEGIC FRAMEWORK: 
 

Theme Assessment Comments 

Settlement Pattern  
No relevant assessment benchmarks 
 

Natural Environment  No relevant assessment benchmarks  

Community Identity and 
Diversity 

The following Specific outcomes (Section 3.5.3.1) for Element – 
Toowoomba City identity are relevant to the proposed development: 
 
1) Toowoomba is a compact city which is characterised by its rural 

context and heritage; it has a vibrant cosmopolitan heart as well as 
diverse neighbourhoods with their own distinct character and identity.  

2) Places of cultural heritage and neighbourhood character significance 
are conserved and enhanced.  

 
The proposal is the demolition of a Neighbourhood Character Place that is 
considered to contribute positively to the existing and historical character of 
the surrounding section of Hume Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate that the Neighbourhood 
Character Place does not contribute positively to the established character 
and identity of the neighbourhood. 
 
Sufficient evidence has not been provided to demonstrate that the 
Neighbourhood Character Place is beyond being conserved and enhanced 
rather than being demolished. 
 
It is therefore considered that the applicant has not demonstrated that 
demolishing the existing Neighbourhood Character Place at 68 Hume 
Street, North Toowoomba complies with the relevant provisions of the 
Strategic Framework of the Planning Scheme. 

Natural Resources and 
Landscaping 

No relevant assessment benchmarks  

Access and Mobility  No relevant assessment benchmarks  

Infrastructure and Services No relevant assessment benchmarks  

Economic Development No relevant assessment benchmarks  
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OVERLAY CODE/S: 
 

NEIGHBOURHOOD CHARACTER OVERLAY CODE 

Purpose  Assessment Comments 

The purpose of the Neighbourhood Character 
Overlay Code is to conserve and enhance 
buildings and streetscapes which contribute 
to the character of the local area and to 
ensure new development is sympathetic to 
the nature and character of those areas. 

The proposal is the demolition of a Neighbourhood 
Character Place that is considered to contribute positively 
to the existing and historical character of the surrounding 
section of Hume Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate that the 
Neighbourhood Character Place does not contribute 
positively to the established character and identity of the 
neighbourhood. 
 
Sufficient evidence has not been provided to demonstrate 
that the Neighbourhood Character Place is beyond being 
conserved and enhanced rather than being demolished. 
 
It is therefore considered that the applicant has not 
demonstrated that demolishing the existing 
Neighbourhood Character Place at 68 Hume Street, North 
Toowoomba complies with the Purpose of the 
Neighbourhood Character Overlay Code. 

Overall Outcomes  

The purpose of the code will be achieved 
through the following overall outcomes: 
(a) buildings and features which contribute 

to the established local streetscape 
character are retained; 

(b) other characteristics which contribute to 
the local character are protected; 

(c) the character, appearance, location, 
form, height and bulk of new 
development is compatible with those 
aspects of existing premises on the site 
or in the local streetscape; and 

(d) extensions or modifications to existing 
buildings do not detract from the 
particular character values of the 
premises or the local streetscape. 

The proposal is the demolition of a Neighbourhood 
Character Place that is considered to contribute positively 
to the existing character of the surrounding section of 
Hume Street and the neighbourhood. Therefore, the 
proposal does not comply with Overall Outcome (a). 

Performance Outcome Acceptable Outcome 

PO1 (Table 8.3.2:2) 
The Neighbourhood Character Place is 
retained unless: 
(a) it is structurally unsound and 

uneconomically repairable; or 
(b) does not make a positive contribution to 

the character of the local streetscape. 

AO1  
The Neighbourhood Character Place is retained. 

Alternate Outcome 

The applicant did not submit a direct formal response to this assessment benchmark. However, the 
following information was provided as justification for compliance with item (a) of Performance Outcome 
PO1: 

 

• A Structural Engineering Report prepared by Ipswich Consulting Engineers dated 17 December 
2020; 

• A Timber Pest Inspection Report prepared by Kieran Mortimer Pest Control dated 19 December 
2020;  

• A Building Report prepared by Baker Rossow Consulting Engineers (RPEQ), dated 15 February 
2021; 

• An additional letter from Ipswich Consulting Engineers dated 3 March 2021, confirming that it their 
opinion that the building at 68 Hume Street is structurally unsound; 
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• A real estate market valuation report prepared by McGrath Real Estate dated 22 February 2021; 

• Quotations from Renovare (dated 4 February 2021) for: 
o Renovation/Extension of the existing dwelling house at 68 Hume Street; and 
o Construction of a new Carport. 

Officer Comment 

The development application proposes demolition of a Neighbourhood Character Place, being an existing 
dwelling house and ancillary carport, located at 68 Hume Street, North Toowoomba. The existing dwelling 
house was constructed in the early 20th century and has been modified from its original form through 
enclosure of the front verandah. The property comprises two separate lots, being Lots 12 and 23 
RP16720, with Lot 12 fronting Hume Street (west) and Lot 23 fronting Sir Street (east). The dwelling 
house (located entirely within Lot 12) is provided with vehicular access via a crossover to Sir Street. 
 
In support of the proposal the applicant has submitted the following documentation: 
 

• A Structural Engineering Report prepared by Ipswich Consulting Engineers dated 17 December 
2020; 

• A Timber Pest Inspection Report prepared by Kieran Mortimer Pest Control dated 19 December 
2020;  

• A Building Report prepared by Baker Rossow Consulting Engineers (RPEQ), dated 15 February 
2021; 

• An additional letter from Ipswich Consulting Engineers dated 3 March 2021, confirming that it is 
their opinion that the building at 68 Hume Street is structurally unsound; 

• A real estate market valuation report prepared by McGrath Real Estate dated 22 February 2021; 

• Quotations from Renovare (dated 4 February 2021) for: 
o Renovation/Extension of the existing dwelling house at 68 Hume Street; and 
o Construction of a new Carport. 

• Sample plan designs for proposed new residences prepared by Log-IT Solutions and Gordon 
Burke Constructions. 

 
The submitted information includes reporting that demonstrates that the existing Neighbourhood Character 
Place requires a degree of structural repair. However, the applicant was advised in an Information 
Request, a Further Advice letter and subsequent email correspondence that in order for Council to 
accurately ascertain the scope of necessary repairs, this reporting would need to be peer reviewed by a 
suitably qualified consultant Structural Engineer. The cost of the peer review and associated inspection 
would be reimbursed to Council by the applicant prior to Council deciding the application. In response the 
applicant advised Council officers that “we do not support the proposal for TRC to engage a third RPEQ 
Engineer to undertake a further assessment and will not be paying for the costs incurred for this 
assessment should TRC wish to proceed with this approach”. As a consequence Council officers have not 
been able to conclusively determine that the Neighbourhood Character Place is “strucutally unsound”. 
 
Additionally, the applicant was also advised that any submitted structural engineering reporting would 
need to demonstrate the extent of structural repairs in the Neighbourhood Character Place through 
inclusion of plans of the existing framing and structural elements and plans detailing the structural 
elements that are intact and the extent of repairs required. This information, and associated plans, was not 
provided.  
 
The applicant was advised prior to lodgement of the development application in Prelodgement Advice and 
during assessment of the development application in an Information Request, a Further Advice letter and 
subsequent email correspondence that in order to demonstrate that the Neighbourhood Character Place is 
“uneconomically repairable” it would be necessary to provide a schedule of costs (and scope of works) to 
repair any existing structural damage to a structurally sound state. This advice was reiterated in both the 
Structural Engineering Report prepared by Ipswich Consulting Engineers and the Building Report 
prepared by Baker Rossow Consulting Engineers submitted by the applicant. The applicant was also 
explicitly advised that “the schedule of costs must consider those works which are required to make the 
building structurally sound and safe to occupy, as distinct from other cosmetic upgrades for example, new 
painting, fixtures, joinery, roof sheeting, internal wall sheeting and external wall cladding etc”. 
 
As noted above the applicant submitted two quotations from building company Renovare, one for a 
complete renovation and extension of the existing dwelling house and one for a new carport. The applicant 
proposed that these quotations demonstrate that the Neighbourhood Character Place is “uneconomically 
repairable”. However, the submitted quotations provide a broad schedule of costs for the full renovation of 
the existing dwelling house and the construction of a new carport. The submitted schedule does not 
provide a breakdown of costs which enable Council officers to determine what the cost would be to repair 
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existing structural damage within the dwelling to a structurally sound state. Therefore, it is considered that 
the applicant has not provided evidence to demonstrate that the Neighbourhood Character Place is 
“uneconomically repairable”. As such it is concluded that the applicant has not demonstrated that the 
proposal achieves compliance with item (a) of Performance Outcome PO1 of Table 8.3.2:2 of the 
Neighbourhood Character Overlay Code. 
 
The applicant also has not provided evidence to demonstrate that the Neighbourhood Character Place 
“does not make a positive contribution to the character of the local streetscape”. As such it is concluded 
that the applicant has not demonstrated that the proposal achieves compliance with item (b) of 
Performance Outcome PO1 of Table 8.3.2:2 of the Neighbourhood Character Overlay Code. 
 
The applicant has not provided the information necessary to demonstrate that the existing Neighbourhood 
Character Place located at 68 Hume Street, North Toowoomba “is structurally unsound and 
uneconomically repairable” or that it “does not make a positive contribution to the character of the local 
streetscape”. Therefore, it is considered that the proposal to demolish the Neighbourhood Character Place 
does not comply with Performance Outcome PO1 of Table 8.3.2:2 of the Neighbourhood Character 
Overlay Code. 

 
Local Categorising Instrument – Variation Approval: 
 
Not Applicable 
 
Local Categorising Instrument – Temporary Local Planning Instrument: 
 
Not Applicable 
 
Local Categorising Instrument – Preliminary Approval: 
 
Not Applicable 
 
Local Categorising Instrument – Local Government Infrastructure Plan: 
 
Not Applicable. 
 
Other Relevant Matters 
 
Not Applicable. 
 
FINANCIAL / RESOURCE IMPLICATIONS 
 
Infrastructure charges do not apply in accordance with Council’s Charges Resolution No. 4. 
 
CONCLUSION 
 
The development has been assessed with regard to the applicable assessment benchmarks as identified 
within this report and the attached Statement of Reasons (refer to Schedule 1). The assessment of the 
application has determined that it does not comply with all the relevant assessment benchmarks and it 
cannot be conditioned to comply. It is therefore recommended that the development application be refused 
as per the reasons identified above. 
 

ATTACHMENT/S 
 
Attachment 1 of 10 Aerial Image   
Attachment 2 of 10 Zoning Map   
Attachment 3 of 10 Neighbourhood Character Overlay Map   
Attachment 4 of 10 Site Photograph  
Attachment 5 of 10 Pre-lodgement Advice 
Attachment 6 of 10 Structural Engineering Report prepared by Ipswich Consulting Engineers 

dated 17 December 2020 
Attachment 7 of 10 Timber Pest Inspection Report prepared by Kieran Mortimer Pest Control 

dated 19 December 2020 
Attachment 8 of 10 Building Report prepared by Baker Rossow Consulting Engineers (RPEQ), 

dated 15 February 2021 



Delegated Report - November 2021 PSW/2020/5933 

 

 

15 
 

Attachment 9 of 10 Additional letter from Ipswich Consulting Engineers dated 3 March 2021 
Attachment 10 of 10 Quotations from Renovare (dated 4 February 2021) 

 
SCHEDULES  
 
Schedule  1 Statement of Reasons  
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ATTACHMENTS 

 
Attachment 1 – Aerial Image 

Source – TRC Intramaps, 2021



Delegated Report - November 2021 PSW/2020/5933 

 

 

17 
 

 
Attachment 2 – Zoning Map 

Source – TRC Intramaps, 2021 
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Attachment 3 – Neighbourhood Character Overlay Map 

Source – TRC Intramaps, 2021 
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Attachment 4 – Site Photograph 
Source – Assessment Manager 
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Attachment 5 – Prelodgement Advice 

Source – Council’s Regional Heritage and Policy Architect, 2020 
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Geoff Broadbent

From: Peter Freeman

Sent: Tuesday, 17 November 2020 3:13 PM

To: David Pemberton

Subject:  Heritage advice for 68 Hume Street North Toowoomba, 17 November 2020

Attachments: DOCS-#4025171-v1-Toowoomba_1996_Heritage_Inventory_68_Hume_Street_.pdf

Hello Dave, 
 
The property at 68 Hume Street is listed as a Character Place in the Toowoomba Regional Planning Scheme. 
This is a modest sized home from the early 20th century that had later changes with the front veranda built 
in. This home, despite some unsympathetic alterations contributes to the character of Hume Street.  
 

 
 
In confirmation of our meeting on site today, the process for removing a character place is quite a detailed 
undertaking. 
 
 

DEVELOPMENT APPLICATION 
 

Type of Development: 
The proposed development is removal of the building from the site. The building is a Character Listed 
Place (Planning Scheme Policy No.6) and demolition or removal, to confirm is Impact Assessable 
Development. The application would be for a “Preliminary Approval for Building Works Assessable Against 
the Planning Scheme – demolition/removal of a Character Place”. This is more informally known as a 
Planning Scheme Works Application (PSW). 
 

The Application and Supporting Material 
The application would need to be in the form of a report which addresses, at minimum, performance 
outcome PO1 of the Character Overlay Code in Section 8.3.2.3 of the Toowoomba Regional Planning 
Scheme: 
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The intent of this code is to protect character listed houses from demolition - as such in principle we don't 
support applications to remove/demolish Character Places. This may be reviewed if you could provide 
evidence from a suitably qualified person that: 
 
(a) it is structurally unsound and uneconomically repairable (Note – structurally unsound equates with 
“unsafe to occupy”); or 
(b) does not make a positive contribution to the character of the local streetscape.  
 

The criteria that the house may have a chance of satisfying is (a) It’s worth pointing out that this has been 
difficult to demonstrate historically – what is deemed to be ‘uneconomical’ is generally significantly more 
than routine maintenance works typical of a home of its age. 
In addition to a building inspection / pest report, we would require a structural engineer to undertake an 
assessment of the house. To demonstrate the place is structurally unsound and unfit to live in the applicant 
to provide a report from the licensed structural engineer with photos and drawings to show the extent of 
damage, together with a schedule of costs for repairs and a scope of work priced using either a builder or 
estimator. It is important to only have priced those works which are required to make the building 
structurally sound and safe to occupy – as distinct from other cosmetic upgrades for example, new 
painting, fixtures, joinery, roof sheeting, external wall cladding etc. For example structural framing plans 
would need to indicate which structural members are intact and which require replacement or partial 
replacement of a damaged member. We suggest this information is passed on to your Structural Engineer 
and other consultants involved. 
 
To demonstrate the compliance with (b), we suggest the application be accompanied by a Heritage Impact 
Statement prepared by a suitably qualified Architect or person experienced in heritage assessment. 68 
Hume Street is a modest sized home from the early 20th century that had later addition done most likely 
during the Interwar Era. This home, despite some unsympathetic alterations contributes to the character of 
Hume Street.  
 

 

Lodgement 
The development application would need to be lodged with the correct forms and details, landowners 
consent, the mandatory supporting information (including a statement addressing the Planning Scheme) 
and the applicable fee. 
 
Public Notification 
If there is no information request (which should not be required if you follow these instructions), then 
Council will advise you that you can commence public notification. You will need to follow the guideline that 
comes with the Confirmation Notice and strictly adhere to the tasks and timeframes but it basically 
involves: 

1. Asking Council for the adjoining landowners details; 
2. Writing to the adjoining landowners notifying them of the proposed development;  
3. Placing an advertisement in a newspaper that circulates in the local area; 
4. Placing a public notification ‘property sign’ on each road frontage of the development; and 
5. Advising Council you have undertaken (tasks 2 – 4 above) – i.e. giving Council a Notice of 

Commencement of Public Notification; 
6. Removing the property signs; and 
7. Notifying Council that you have complied with the above requirements – i.e. giving Council a Notice 

of Compliance. 
If the public notification (2-7) is undertaken correctly, then the decision making period would commence.  
 

 
 

 

 
 
NEW DWELLING IN A CHARACTER AREA 
 

 
Below is a useful checklist we suggest is passed on to your building design consultant: 
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Height – close to the traditional neighbour(s) beside the subject site, taking into account the roof lines of 
the adjacent properties and the front wall heights – so as viewed from the front, the house is sympathetic to 
its neighbours . 2.7 Meter high ceilings is a good rule of thumb. I need at least a streetscape elevation 
showing the subject house and the immediate neighbours at the same scale so I can compare heights. If 
you’ re trying for something that relies on what a person in the street would see you should use 3D 
modelling from this vantage point to convince me it fits-in with the neighbouring houses in terms of height.  
 
Materials – painted walls - lightweight compatible with traditional weatherboards - such as FC linea-board , 
with metal corrugated roofing is good.  
 
Wall openings - vertically proportioned windows / doors would relate well to the neighbours. 
 
Siting and Setbacks – the average between your neighbours for the front setback, min 1.5m to the side 
walls with eaves projecting into this setback – side setbacks less than this look like over-developed lots. I 
will need a site plan showing the neighbouring houses at least in outline. 
 
Roof pitch – 25 degrees min. to look traditional is my rule-of-thumb. 22.5 degrees or less looks like a 
standard suburban modern home. 
 
Eaves – ideally 450mm min to achieve window protection and a good wall shadow. 
 
Car accommodation – the code calls for understated so does not dominate the frontage. Ideally a garage 
or carport to one side of the building front elevation, preferably set back at least a meter from the main front 
wall of the house. The garage component ideally have a separate lower roof and habitable rooms 
orientated to the front. 
 
Front fence – 1.2m high, semi-transparent along the front boundary. 
 

 

Please further note the heritage advice provided does not replace further assessment of any development 
application made to Council under the Planning Act 2016 

 

Regards, 

 

Peter Freeman 

Regional Heritage and Policy Architect 
Regional Architecture and Heritage Branch 

 

Toowoomba Regional Council 
PO Box 3021 Toowoomba QLD 4350 

P 4688 6727  
peter.freeman@tr.qld.gov.au 

www.tr.qld.gov.au 

Online Customer Service Portal: www.tr.qld.gov.au/submitonline  
Track Applications: https://pdonline.toowoombarc.qld.gov.au 

Have your say: Have your say on a Development Application  
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Attachment 6 – Structural Engineering Report prepared by Ipswich Consulting Engineers dated 17 December 
2020 

Source – Applicant, 2020 
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Attachment 7 – Timber Pest Inspection Report prepared by Kieran Mortimer Pest Control dated 19 

December 2020 
Source – Applicant, 2020 
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Attachment 8 – Building Report prepared by Baker Rossow Consulting Engineers (RPEQ), dated 15 

February 2021 
Source – Applicant, 2021 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

















Delegated Report - November 2021 PSW/2020/5933 

 

 

24 
 

Attachment 9 – Additional letter from Ipswich Consulting Engineers dated 3 March 2021 
Source – Applicant, 2021 
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Attachment 10 – Quotations from Renovare (dated 4 February 2021) 
Source – Applicant, 2021 
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SCHEDULE 1  

 
Statement of Reasons 

 
 

 



PSW/2020/5933 Statement of Reasons 
 

27 
 

Statement of Reasons 
Section 63(4) and (5) of the Planning Act 2016 

 

SITE DETAILS 

Site Address 68 Hume Street, NORTH TOOWOOMBA QLD 4350 

Real Property 
Description 

Lots 12 and 23 RP16720 

Site Area 672m2 

Owner Alina Meyer 

 

PROPOSED DEVELOPMENT 

Name of Applicant David Pemberton 

Type of Application Preliminary Approval for Building Work (Planning Scheme Works) 

Proposed Development Demolition of a Neighbourhood Character Place 

Level of Assessment Impact Assessable 

Submissions Received 
Objection: Nil 

Support: Nil 

Decision Refusal 

Decision Date 1 November 2021 

 

ASSESSMENT MATTERS 

Assessment benchmarks The proposed development was assessed against the following assessment 
benchmarks: 

• Schedule 10 of the Planning Regulation 2017; 

• State Planning Policy July 2017; 

• South-east Queensland Regional Plan; 

• The Local Government Infrastructure Plan; and 

• Toowoomba Regional Planning Scheme 2012 (Version 24) 
o Strategic Framework 
o Airport Environs Overlay Code 
o Neighbourhood Character Overlay Code 
o Low-medium Density Residential Zone Code 
o Low Density Residential Zone Code 

Reasons for decision The development was assessed against all of the assessment benchmarks 
listed above and does not comply with those listed below. 

Assessment 
benchmark 

Reasons for the Refusal 

Element – Toowoomba 
City identity – 3.5.3.1 
Specific outcomes  
1) Toowoomba is a 

compact city which 
is characterised by 
its rural context and 
heritage; it has a 
vibrant cosmopolitan 
heart as well as 
diverse 
neighbourhoods with 
their own distinct 
character and 
identity. 

2) Places of cultural 
heritage and 
neighbourhood 

The proposal is the demolition of a 
Neighbourhood Character Place that is 
considered to contribute positively to the existing 
and historical character of the surrounding section 
of Hume Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate 
that the Neighbourhood Character Place does not 
contribute positively to the established character 
and identity of the neighbourhood. 
 
Sufficient evidence has not been provided to 
demonstrate that the Neighbourhood Character 
Place is beyond being conserved and enhanced 
rather than being demolished. 
 
It is therefore considered that the applicant has 
not demonstrated that demolishing the existing 
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character 
significance are 
conserved and 
enhanced. 

Neighbourhood Character Place at 68 Hume 
Street, North Toowoomba complies with the 
relevant provisions of the Strategic Framework of 
the Planning Scheme. 

Neighbourhood 
Character Overlay Code 
Purpose 
The purpose of the 
Neighbourhood 
Character Overlay Code 
is to conserve and 
enhance 
buildings and 
streetscapes which 
contribute to the 
character of the local 
area and to ensure new 
development is 
sympathetic to the 
nature and character of 
those areas. 

The proposal is the demolition of a 
Neighbourhood Character Place that is 
considered to contribute positively to the existing 
and historical character of the surrounding section 
of Hume Street and the neighbourhood.  
 
Evidence has not been provided to demonstrate 
that the Neighbourhood Character Place does not 
contribute positively to the established character 
and identity of the neighbourhood. 
 
Sufficient evidence has not been provided to 
demonstrate that the Neighbourhood Character 
Place is beyond being conserved and enhanced 
rather than being demolished. 
 
It is therefore considered that the applicant has 
not demonstrated that demolishing the existing 
Neighbourhood Character Place at 68 Hume 
Street, North Toowoomba complies with the 
Purpose of the Neighbourhood Character Overlay 
Code. 

Neighbourhood 
Character Overlay Code 
Overall Outcome (a) 
The purpose of the code 
will be achieved through 
the following overall 
outcomes: 
(b) buildings and 

features which 
contribute to the 
established local 
streetscape 
character are 
retained 

The proposal is the demolition of a 
Neighbourhood Character Place that is 
considered to contribute positively to the existing 
character of the surrounding section of Hume 
Street and the neighbourhood. Therefore, the 
proposal does not comply with Overall Outcome 
(a). 

Neighbourhood 
Character Overlay Code 
Performance Outcome 
PO1 (Table 8.3.2:2) 
The Neighbourhood 
Character Place is 
retained unless: 
(c) it is structurally 

unsound and 
uneconomically 
repairable; or 

(d) does not make a 
positive 
contribution to the 
character of the 
local streetscape. 

The development application proposes demolition 
of a Neighbourhood Character Place, being an 
existing dwelling house and ancillary carport, 
located at 68 Hume Street, North Toowoomba. 
The existing dwelling house was constructed in 
the early 20th century and has been modified from 
its original form through enclosure of the front 
verandah. The property comprises two separate 
lots, being Lots 12 and 23 RP16720, with Lot 12 
fronting Hume Street (west) and Lot 23 fronting 
Sir Street (east). The dwelling house (located 
entirely within Lot 12) is provided with vehicular 
access via a crossover to Sir Street. 
 
In support of the proposal the applicant has 
submitted the following documentation: 
 

• A Structural Engineering Report prepared 
by Ipswich Consulting Engineers dated 17 
December 2020; 

• A Timber Pest Inspection Report 
prepared by Kieran Mortimer Pest Control 
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dated 19 December 2020;  

• A Building Report prepared by Baker 
Rossow Consulting Engineers (RPEQ), 
dated 15 February 2021; 

• An additional letter from Ipswich 
Consulting Engineers dated 3 March 
2021, confirming that it is their opinion 
that the building at 68 Hume Street is 
structurally unsound; 

• A real estate market valuation report 
prepared by McGrath Real Estate dated 
22 February 2021; 

• Quotations from Renovare (dated 4 
February 2021) for: 
o Renovation/Extension of the existing 

dwelling house at 68 Hume Street; 
and 

o Construction of a new Carport. 

• Sample plan designs for proposed new 
residences prepared by Log-IT Solutions 
and Gordon Burke Constructions. 

 
The submitted information includes reporting that 
demonstrates that the existing Neighbourhood 
Character Place requires a degree of structural 
repair. However, the applicant was advised in an 
Information Request, a Further Advice letter and 
subsequent email correspondence that in order 
for Council to accurately ascertain the scope of 
necessary repairs, this reporting would need to be 
peer reviewed by a suitably qualified consultant 
Structural Engineer. The cost of the peer review 
and associated inspection would be reimbursed to 
Council by the applicant prior to Council deciding 
the application. In response the applicant advised 
Council officers that “we do not support the 
proposal for TRC to engage a third RPEQ 
Engineer to undertake a further assessment and 
will not be paying for the costs incurred for this 
assessment should TRC wish to proceed with this 
approach”. As a consequence Council officers 
have not been able to conclusively determine that 
the Neighbourhood Character Place is “strucutally 
unsound”. 
 
Additionally, the applicant was also advised that 
any submitted structural engineering reporting 
would need to demonstrate the extent of structural 
repairs in the Neighbourhood Character Place 
through inclusion of plans of the existing framing 
and structural elements and plans detailing the 
structural elements that are intact and the extent 
of repairs required. This information, and 
associated plans, was not provided.  
 
The applicant was advised prior to lodgement of 
the development application in Prelodgement 
Advice and during assessment of the 
development application in an Information 
Request, a Further Advice letter and subsequent 
email correspondence that in order to 
demonstrate that the Neighbourhood Character 
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Place is “uneconomically repairable” it would be 
necessary to provide a schedule of costs (and 
scope of works) to repair any existing structural 
damage to a structurally sound state. This advice 
was reiterated in both the Structural Engineering 
Report prepared by Ipswich Consulting Engineers 
and the Building Report prepared by Baker 
Rossow Consulting Engineers submitted by the 
applicant. The applicant was also explicitly 
advised that “the schedule of costs must consider 
those works which are required to make the 
building structurally sound and safe to occupy, as 
distinct from other cosmetic upgrades for 
example, new painting, fixtures, joinery, roof 
sheeting, internal wall sheeting and external wall 
cladding etc”. 
 
As noted above the applicant submitted two 
quotations from building company Renovare, one 
for a complete renovation and extension of the 
existing dwelling house and one for a new carport. 
The applicant proposed that these quotations 
demonstrate that the Neighbourhood Character 
Place is “uneconomically repairable”. However, 
the submitted quotations provide a broad 
schedule of costs for the full renovation of the 
existing dwelling house and the construction of a 
new carport. The submitted schedule does not 
provide a breakdown of costs which enable 
Council officers to determine what the cost would 
be to repair existing structural damage within the 
dwelling to a structurally sound state. Therefore, it 
is considered that the applicant has not provided 
evidence to demonstrate that the Neighbourhood 
Character Place is “uneconomically repairable”. 
As such it is concluded that the applicant has not 
demonstrated that the proposal achieves 
compliance with item (a) of Performance Outcome 
PO1 of Table 8.3.2:2 of the Neighbourhood 
Character Overlay Code. 
 
The applicant also has not provided evidence to 
demonstrate that the Neighbourhood Character 
Place “does not make a positive contribution to 
the character of the local streetscape”. As such it 
is concluded that the applicant has not 
demonstrated that the proposal achieves 
compliance with item (b) of Performance Outcome 
PO1 of Table 8.3.2:2 of the Neighbourhood 
Character Overlay Code. 
 
The applicant has not provided the information 
necessary to demonstrate that the existing 
Neighbourhood Character Place located at 68 
Hume Street, North Toowoomba “is structurally 
unsound and uneconomically repairable” or that it 
“does not make a positive contribution to the 
character of the local streetscape”. Therefore, it is 
considered that the proposal to demolish the 
Neighbourhood Character Place does not comply 
with Performance Outcome PO1 of Table 8.3.2:2 
of the Neighbourhood Character Overlay Code. 
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For further details on the assessment of this development application, please see the Delegated Report 
available for public viewing on the Toowoomba Regional Council Planning and Development Online website 
at: http://www.tr.qld.gov.au/payments-self-service-laws/web-apps/pdonline/8892-planning-and-development-
online. When accessing Council's website please use the following Application Number: PSW/2020/5933. 
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