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SUBMISSION to the SUNSHINE COAST COUNCIL

on the

DRAFT MAROOCHYDORE PRINCIPAL ACTIVITY CENTRE STRUCTURE PLAN

Development Watch appreciates this opportunity to comment on the draft structure plan (DSP) for the Maroochydore Principal Activity Centre (PAC).  We understand the draft provided to us for comment is an amended version of a structure plan earlier submitted to the State for an interest check, these amendments being in accordance with directions given by the State. 

Council has provided information to submitters
 that indicate the significant changes that have been required by the State to the DSP.  This information also indicates Council’s rationale for having these required changes reversed.  In an endeavour to provide a coherent submission, we have divided our specific comments into two parts:

· Part 1 – Comments that align with sections of the DSP; and

· Part 2 – Comments on matters removed from the DSP as a consequence of State direction.

Our comments on the DSP do not indicate our acceptance of this development plan.  We strongly believe that the determination of dwelling numbers for Palmview, Caloundra South and Maroochydore PAC should not have been specified until a comprehensive assessment of the carrying capacity for the entire region was determined.

In addition, we have strong objections to Council’s treatment of sections of the PAC that are sited on flood-prone land.  A photograph of floodwaters inundating First Avenue, Maroochydore, is at Attachment 1.  We believe Council is hypocritical in planning for new development on this land when simultaneously constraining (correctly) development at Palmview and Caloundra South to land that is not flood-prone.

Nevertheless, we compliment Council on this visionary plan.  We believe the 10-storey height limit and provision of substantial green space will help retain a distinctive character for the Sunshine Coast.

PART 1

2.1.4   Maroochydore PAC Structure Plan Definition of Terms
Affordable Living

The definition of ‘affordable living’ should include provision of affordable housing.

2.1.6   Relationship of Structure Plan to Other Documents
2.1.6.4  Planning Scheme Policy for the Maroochydore PAC Structure Plan.  Sub-paragraphs (a) and (b) contain the phrase “information that Council may request”.  We suggest the word “require” be substituted for “request” to remove any doubt that an applicant must provide the information.

2.1.6.5  Infrastructure Arrangements.  The term “Infrastructure Arrangement” is used throughout the DSP.  However, it is neither defined in the Sustainable Planning Act
 (the Act), the Guideline
 nor in the DSP.  If it has the same meaning as “Infrastructure Agreement’, which is defined in the Act, then that term should be used.  If it is different, it should be defined in the Structure Plan.

2.2.4  Strategic Outcome 1 – Intent for Structure Plan Area

Intent (6) states, “Development in the Structure Plan Area provides for approximately 4,000 additional dwellings to be accommodated in the Structure Plan Area.”  Council has not provided to the community any proper analysis or justification that this number of dwellings, or any other number, can be accommodated in the Maroochydore Principal Activity Centre without adverse social, economic or environmental consequences.  

The Sustainable Planning Act (SPA) requires that development advances the purpose of the Act.  Overpopulation of Maroochydore could have adverse social, economic and/or environmental consequences, not only within that area but also in adjacent or other areas.  Council should have completed the appropriate analysis of carrying capacity before making a commitment to the State for this number of dwellings.

PART 2

Information provided by Council
 indicates that some Council initiatives were removed from its draft Maroochydore Structure Plan as a result of the State’s First Interest Check.  Development Watch believes that the removed initiatives would have advanced the purpose of the Act if they had been retained.  Also, their removal could thwart the legislative requirement for Council to implement its Corporate Plan vision.

“State interest” is defined in the Act
.  It could be argued that removal of some of these Council Initiatives is unrelated to State interest and also hinders Council’s legislative requirement to advance the purpose of the Act.  Development Watch suggests that Council seeks legal advice on this matter.

Our specific comments on initiatives removed by the State follow:

Housing Energy Efficiency

The State has required sustainability and energy efficiency standards for buildings be removed. For Council to implement its Corporate Plan vision, it must be permitted to specify standards that exceed the Building Code of Australia standards (as amended from time to time).  Development Watch requests that the requirement for Council’s higher standards to be met be reinstated.

Supporting Documents for Master Plan Applications

As a consequence of a direction by the State, Council has relegated to a Planning Scheme Policy the requirement for certain supporting plans
 to be submitted with Master Plan applications.  We believe applicants must successfully demonstrate that they can meet Council’s high standards.  If Council believes that such relegation weakens the requirement for an applicant to provide these supporting plans, Development Watch requests the requirement be reinstated in the Structure Plan.

Road Transport Infrastructure

We are disappointed that the State doesn’t recognize the importance of Council’s proposal for a new transit corridor from the PAC core to the Sunshine Motorway and has required its downgrading to “under investigation” status.  Construction of this new transit corridor should be a precursor to any major redevelopment in the PAC.  We therefore request Council reinstate its original plan for this corridor.

SUMMARY

Development Watch does not support the planning for 4000 dwellings in the Maroochydore PAC before a comprehensive assessment of the carrying capacity for the entire Sunshine Coast region was determined.  Also, we do not support planned new development on flood-prone land.  We certainly do not support State interference in matters that appear to us to be unrelated to the State’s interest.  However, we fully support Council’s attempt to implement the vision and desired outcomes of its Corporate Plan in the drafting of the Maroochydore PAC Structure Plan.
Please examine the comments we have made in this submission carefully.  We believe the changes we have suggested, if incorporated, will enhance the Maroochydore PAC Structure Plan.

[image: image3.wmf]DEVELOPMENT WATCH 

INC

 


B. K. Raison

President
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ATTACHMENT 1

CENTRAL MAROOCHYDORE IS FLOOD-PRONE

This photograph, taken on “Wet Wednesday”, 2nd June 1983, shows floodwaters inundating First Avenue, Maroochydore.
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(Photo — Sunshine Coast Newspaper Co.)

At the height of the flood First Avenue, Maroochydore became an extension of Cornmeal Creek.
High tide helped force the floodwater back up into the township creating havoc for motorists and
shopkeepers.




� http://www.sunshinecoast.qld.gov.au/addfiles/documents/mar_pac/mdore_pac_fs.pdf [viewed 20/4/10]


� The Sustainable Planning Act 2009


� Statutory Guideline 03/09: Declared master planned area structure plans


� http://www.sunshinecoast.qld.gov.au/addfiles/documents/palmview/palmview_s_plan_fs.pdf [viewed 14/4/10]


� Sustainable Planning Act 2009, Schedule 3 - Dictionary


� See list at http://www.sunshinecoast.qld.gov.au/addfiles/documents/mar_pac/mdore_pac_fs.pdf [viewed 20/4/10]


 and the Draft Maroochydore Planning Scheme Policy





