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Draft Structure Plan
The Redlands Institute is a community based not-for-profit organisation dedicated to creating a better Redlands.   It is a non political, non partisan and non sectoral public interest organisation consisting of residents and community committed to implementing a sustainable future for Redlands. 
We commend Council on the preparation of the Kinross Road Structure Plan and make the following comments:

(1)    Inter Urban Break

One of the enduring features of southern Redlands is its coastal villages, in particular Redland Bay and Victoria Point.    An important factor in recognition of these villages is defined centres and edges.  No one wants to see development resulting in a homogeneous proliferation of housing.    One method of avoiding this is the creation and preservation of inter urban breaks.

The identity of Thornlands is assisted by the inter-urban rural break which currently exists along Boundary Road.    The proposed Structure Plan runs the risk of destroying this inter-urban break by introducing urban functions along Boundary Road.    Indeed the building heights are proposed to be increased in the 3b zone located at the corner of Panorama Drive and Boundary Road which is the most visually prominent and sensitive portion of the subject land.
Creation of a sizable development set back along the Boundary Road alignment will enable establishment of a visible vegetated buffer and assist in addressing the environmental issues of noise and air quality associated with proximity to a major arterial road.

(2)
Residential Yield

South East Queensland Regional Plan predicts Redland City will grow by an additional 21,000 tenements by 2031.     Redlands is in an unenviable position of addressing this expected growth without the benefit of further growth areas.  All new development must occur within an existing urban footprint which is severely constrained by geography, political and social issues.
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The only opportunities for new Greenfield expansion of residential, commercial, recreational and social uses are:

· Double Jump Road

· South East Thornlands

· Kinross Road

Thus any development of these areas must maximise the opportunities and yields.
The regional plan states:
“Kinross Road has capacity for a residential community in combination with additional employment opportunities, local retail and commercial functions, and community services. South East Thornlands will accommodate a residential community with local retail and service functions.

Planning for both Development Areas will maximise opportunities for urban development where appropriate to help deliver the expected growth and establish consolidated urban communities.”  Our emphasis
The draft structure plan in our opinion does not maximise the opportunities associated with the subject land.  In particular:

(a) Site Utilisation

Of the 284ha site only 87has has been dedicated to urban uses.  There is an obvious need to balance preservation of habitat and fauna corridors with provision of urbanisation.  The developable area could be increased by such measures as:

· Rationalisation of the movement corridor boundaries,
· Multiple uses within corridor and buffer areas such as recreational and community active open space and relocating the trunk collector pedestrian/cycle movement corridors.


(b)
Building Density
Redlands has historically failed to achieve nominated densities within greenfield areas.   Yields could be increased by more flexible planning provisions such as: 

· Adoption of the Residential 30 guidelines;

· Incorporation of a mixed use central core and frame

· Increasing maximum building heights – in today’s planning environment there is little justification for limiting development to 2 storey.
(c)
Transport Interchange
The restricted urban footprint challenges Council planners in delivery of a meaning public transport interchange such as a park and ride facility for Brisbane commuters.    Such a facility should be located in close proximity to a major road and provide direct access to a convenience centre.
The opportunity for creation such a facility has been lost with the SE Thornlands Structure Plan which is a superior location to Kinross Road.  In view of this, consideration should be given to inclusion of a park and ride public transport interchange within the subject area.

(d)
Precinct 6(a)

The proposed continuation of the low density home based enterprises and uses situated in Precinct 6(a) is difficult to reconcile with good planning practice as:

· Their direct access to the high speed major arterial road is problematic and dangerous,

· The current uses are not the highest and best utilisation of the land; and

· There is no ability to improve the visual and environmental amenity of Boundary Road.

At the very least the plan should make provision for internal access to be delivered to each site so as to phase out direct vehicular access to Boundary Road.
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(3)
Urban Form

The inclusion of the movement corridor linking Hilliards Creek to the northern water course is admirable.  However the open space so generated creates difficulties with delivery of a town centre and the definition of place.

The utility of the Mixed Use Local Centre and the Community Facilities Precinct is compromised by:

· Its size,

· The lack of flexibility of the planning provisions,

· Little provision for local employment opportunities – best practice planning moves away from creation of the dormitory suburbs of the past and focuses on a more holistic approach to create local integrated employment solutions.  These promote small, clean knowledge based business intertwined within the urban form.  It is inappropriate for the structure plan to restrict such opportunities to a single mixed use site with a maximum 1,600m2 floor area.
· The location of the open space and the inherent lack of walkable catchment,
· Lack of legibility
· Insufficient passing vehicular traffic. 

Given the above issues, the “town centre” will struggle to be financially viable and will not deliver the types of uses and opportunities expected in a modern well planned community.

To create a vibrant village centre with employment opportunities and service delivery   
consideration should be given to expanding the Local Centre and Community Facilities precinct and to add flexibility to the document to enable a rich variety of mixed uses and densities.     As well it should be moved to an area of higher vehicular traffic which will expand its primary catchment.
If the later is adopted – further consideration could be given to discontinuing Kinross Road across the central fauna corridor.

(4)
Traffic Functionality

The structure plan has major impediments to overcome to deliver a rational functional traffic movement system.  Current best practice is to not concentrate traffic flows so congestion, noise and safety issues are ameliorated by lower traffic volumes and speeds.  This is done by dispersal of traffic through a permeable network of lesser order roads.   The current projected traffic generation will be much better handled via 3 access roads each carrying 4,000vpd then one trunk collector with 12,000vpd.
The proposed Goddard Road link to Panorama Drive is not in our opinion discretionary as otherwise all traffic will be concentrated on Kinross Road effectively creating a blind cul-de-sac of 1,900 residences.   Not only is this undesirable for environmental and movement efficiency reasons – it is not safe as emergency access would be compromised.

 A proposed link west across private property to Capalaba- Redland Bay Road has been dismissed due to impacts associated with crossing the “ecologically significant Hilliards Creek Corridor” 

There is merit in revisiting this decision should the other proposed links either east or north prove to be unviable.
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(5)
Deliverability
The Planning Report correctly acknowledges the delivery of the Structure Plan is reliant on many factors in addition to the Town Planning provisions.  Council and the State Government must adequately resource the necessary physical and social infrastructure in co-ordination with the private sector.

The structure plan is spatially specific and designates winners and losers from the landowners.   This will create sequencing issues with continuation of farming and rural activities (the highest and best use of the “losers” properties) causing undesirable impacts upon new residents.

The Planning report suggests this be dealt with by Council property acquisition.   Whilst this is an option - it is an expensive and clumsy solution.  There are more sophisticated alternatives such as utilisation of transferable development rights to achieve “back zoning” or transfers to public ownership.   Such measures could also extend to the delivery and perpetual maintenance of the necessary habitat and fauna management plans.
We thank you for the opportunity to make this submission and make the resources of the Redlands Institute available to assist. 

Yours faithfully 

Adrian Caneris
President

Redi.14
