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RE: SUBMISSION ON ACT DRAFT PLANNING STRATEGY

The Yarralumla Residents’ Association is lodging this submission on the Draft ACT Planning Strategy. The YRA relies wholly on volunteers to conduct its affairs, and in the past two months has been engaged simultaneously in the following processes:

· Engaged in an action in the ACT Civil and Administrative Tribunal (ACAT) on a matter relating to the YMCA Sailing Club

· Preparing a submission on the ACT Government’s Transport for Canberra plan

· Preparing a response to the National Capital Authority’s proposals concerning locations for a new diplomatic estate

· Preparing a submission on the Act Government’s plan for green open spaces in the Territory

· Submitting a response to the Hawke Review of the National Capital Authority

· Preparing a response relating to the DA of the Canberra Yacht Club

We propose to conduct further consultations with Yarralumla residents in the New Year and should any additional comments arise we will forward them to you in February 2012.

Some key points in our submission:

· The YRA supports intensification in town centres and group centres, but is concerned that the proposal on page 39 of the draft Strategy that building heights around local centres increase to 4-6 storeys will change Yarralumla’s character significantly. It will be imperative that any redevelopment consider, as indicated on page 38 of the plan, “the existing urban character in its scale and architectural quality.” As noted on page 26 of the plan, townhouse and villa type dwellings use less energy and are more affordable to run than apartment buildings. They would be more in keeping with the current character of the suburb, where 1-2 storey buildings below the tree canopy are the norm. 

· Yarralumla has one of the fastest ageing populations in Canberra and so developments should take this into account, for example by ensuring sufficient housing without stairs or else with only a few stairs.

· We are also concerned about proposals to reduce requirements for developers to provide sufficient parking within their developments. Taken together with the existing parking problems around the Yarralumla shops, with cars already parking in surrounding streets, this plan could create traffic gridlock and severe parking problems. In the suburb more broadly, this strategy certainly won’t work in advance of very frequent and rapid public transport.

· It goes without saying that any proposed development should also be done in close cooperation with the National Capital Authority given that Yarralumla is surrounded by national land and has the diplomatic precinct and many heritage buildings of national importance.

· The draft Strategy refers to building heights along avenues being 6-8 storeys, with 3-6 storeys in the blocks behind. We would like to know how many blocks behind are proposed to be 3-6 storeys? Looking at a map of Yarralumla, if you build 3-6 storey buildings a few blocks back from Adelaide Avenue, and combine this with 3-6 storey buildings around the Yarralumla shops, and high density development in the Brickworks area, there won’t be much of the original character of the suburb left. It would be very useful to have further clarity on this issue as we do not support development which is out of character with the existing suburb.

· Any major developments should be the subject of close consultation with the community and the outcome of this consultation should be embedded in a Precinct Code that can be enforced under the Territory Plan

Format of Submission

This submission covers:

A. The nine proposed strategies and the five-year targets for each of these strategies, and how these relate to the current Territory Plan

B. The seven proposed principles to guide planning and design decisions that will augment those in the Territory Plan

C. The six proposed key actions in the next five years

A. The nine proposed strategies and their five year targets

Strategy 1 - Creating opportunities for increased density and dispersed employment by capitalising on the existing structure of the centres and inter-town transport connections.

Target: 75% of residential urban intensification is to be in established town and group centres and along transit ways.
1.1 Proposed urban intensification in Canberra’s main town centres and along inter-town transport corridors sounds sensible but its success will be contingent on regular and rapid public transport. The timing of the provision of that public transport will be critical to avoid gridlock once all the new housing is occupied. This is of special concern in relation to Canberra’s main avenues, namely Adelaide, Commonwealth, Canberra, Kings and Northbourne Avenues. 

1.2 The avenues radiating from Capital Hill have important roles for the national capital and these roles and heritage need to be respected in the design of new buildings and public open spaces along these avenues. If the objective of transforming the avenues into “beautiful streets that allow people to enjoy shops, outdoor dining, strolling or cycling” (page 32) is to be achieved, then there will have to be adequate setbacks to accommodate these uses and sufficient space for mature street trees to provide shade and reduce the heat island effect.

1.3 It is also sensible to distribute employment across all the town centres to provide greater opportunities for people to live and work in the same areas of Canberra in which they reside.

1.4.The draft strategy proposes to reduce the car-parking requirement for new developments. This should not be done in advance of a full integration of transport and land use planning. Without this integrated approach, and significant improvements to public transport frequency and rapidity, there will be major parking problems around those new developments.

1.5. It is critical that major intensification along the avenues, including Adelaide Avenue, is undertaken in close consultation with the community and that the outcome of this consultation is embedded in a Precinct Code that can be enforced under the Territory Plan. The draft strategic plan calls for 6 to 8 storey buildings along the avenues and “3 to 6 storeys in the blocks behind.” There is a need for greater clarity here – exactly how many blocks behind the avenues are being proposed for 3-6 storey buildings? 

Strategy 2: Providing new opportunities for lifestyle choices by renewing group and local centres as the hub of community life.

Target: 10% increase in number of jobs in businesses or community facilities in group centres in every town (district).
2.1 Urban intensification in group and local centres may be achieved to the benefit of all if it is done in close consultation with the local community and in harmony with the character of the surrounding area. There should be ample opportunity provided to work through how additional dwellings can be incorporated into the suburb without significant adverse impacts on the character and amenity of the suburb. Such consultations should help ensure the outcomes have a genuinely strong level of community support. It appears that recent master planning in relation to the Hawker shops could provide a relevant model. As indicated under Strategy 1, it will be critical that the key elements of the agreement are embedded in a Precinct Code under the Territory Plan. 

2.2 The importance of respecting the character of the suburb is especially important in the case of local centres, which are usually much smaller than group centres and where proposed building heights of 4-6 storeys would have a much greater impact on the character and amenity of the suburb. It would also have a major impact on availability of parking, especially in suburbs such as Yarralumla where parking is already stretched, and where cars are already parking in surrounding streets due to insufficient parking spaces at the shops. 

2.3 In relation to sustainability, it is important to take into account the findings of the “Multi-Unit Residential Building Energy & Peak Demand Study”, referred to on page 26 of the draft Strategy, that found that both on a per person and per dwelling basis, townhouses and villas emit the least greenhouse gas emissions and are the most affordable to run of any dwelling types, and certainly significantly less than high, mid and low rise residential buildings.

2.4 With regard to the target of increasing the number of jobs in businesses or community facilities in group centres by 10%, it would be useful to know what the baseline is. How many jobs are there already in group centres and so what are the implications of this 10% increase on the actual number of people?

Strategy 3: Improving everyone’s mobility and creating more choices in travel by integrating investment in Canberra’s transport networks with the land uses it serves.

Target: 10% increase in people living and working in the same town (district) across Canberra
3.1 It is critical as indicated in the draft strategy to integrate land use and transport planning. The provisions for improving public transport in the draft planning strategy are rather general and it would have been good to see a specific target relating to rapid and regular public transport.

3.2 In advance of improvements in public transport, it is premature to reduce the amount of investment that developers are required to make to provide for car parking on the premises.

3.3 The target of increasing the percentage of people living and working in the same town/district across Canberra by 10% may be difficult to achieve without a commitment from the largest ACT employers, such as the Commonwealth and ACT Governments, to relocate their Departments. For example, as indicated in the Strategy document on page 24, only 3.4% of employment is in the fast-growing suburbs of Gungahlin, and only 8.5 percent is in Tuggeranong. What strategy is being planned to increase employment in such areas of Canberra?

3.4  We request that you read our submission on your Transport Strategy in conjunction with this document.

Strategy 4: Providing more affordable and sustainable living options by promoting more choice in housing location and types.

Target: 25% increase in number and percentage of dwellings that are not detached houses in each district (town).

4.1 The proposal in the draft strategy to invest in “exemplar” residential development such as East Lake to test and prove new planning and design processes is a good one.

4.2 More clarification is needed on the proposal that developers be given scope to be more innovative by “improving the potential returns through increasing the gross floor area on more profitable land uses.” How would the Government ensure that such incentives do not result in developments that are out of scale and out of character with the surrounding area? How would this align with efforts to reduce greenhouse gas emissions which the report already states is more achievable through townhouse and villa development than by high, medium and low rise residential buildings (page 26)? How would this also align with minimizing the heat island effect and with transforming Canberra’s avenues into “beautiful streets that allow people to enjoy shops, outdoor dining, strolling or cycling” (page 32)?

Strategy 5: Building the capacity for everyone to participate in community life by improving the quality of the public realm, access to services and information.

Target: Canberra ranks in Mercer index top 20 of global cities for most ‘liveable’, and ranks 1st in Mercer index in Australia for ‘eco’ cities.
5.1 It is pleasing to see the draft strategy highlighting the importance of “Guiding development and renewal with ‘place making’ principles and processes” and, in particular, advocating that “with any new development, be it an existing suburb or new estate, the essential quality of the place must be considered” (page 47). Including a target that relates to “liveability” is to be commended.

Strategy 6: Improving the city’s resilience by investing in improvements to the development and management of the physical infrastructure.

Target: 10% efficiency increase in ACT annual expenditure on physical infrastructure across Canberra.

6.1 Many of the proposed actions under this strategy are positive, including those proposing better management of street trees, parks and waterways to enhance “green infrastructure.” to provide more shade in summer, and to makeover floodways into unique urban waterways and wetland habitats.

6.2 It would be interesting to know, however, how the ACT Government would envisage achieving a 10% efficiency increase through these actions.

Strategy 7: Managing growth responsibly and sustainably by taking a regional approach to urban settlement.

Outcome: Achieve a regional settlement strategy.

7.1 This strategy is certainly appropriate, and hopefully will result in better planning both for Canberra and the broader region. In particular, it is pleasing to see a commitment to including “measures that retain the landscape setting of the rural villages, towns and ‘capital in the bush’; this is essential to the identity of the region.” (page 50). Integrated transport strategies will be critical to ensure that increased commuting from surrounding towns does not lead to daily gridlock on the main roads leading into the ACT. 

Strategy 8: Valuing the land by using it efficiently, protecting and enhancing areas of good biodiversity and agricultural production.

Outcome: Achieve a regional biodiversity plan.

8.1 This is a very worthwhile strategy, including the actions aimed at conserving productive agricultural land and maintaining a land mosaic that allows wildlife to move through the ACT and region.

Strategy 9: Creating a more prosperous region by focussing on the strengths of a clean, knowledge-based economy.

Target: 10% increase growth in the share of jobs in the knowledge sector compared to other cities and regions.

9.1 Most of the proposed actions under this strategy seem appropriate. The scale of international air connections from Canberra Airport would no doubt be the subject of separate consultation processes.
B. The seven proposed principles to guide planning and design decisions that will augment those in the Territory Plan

Principle 1: Create a diverse urban environment

Principle 2: Provide for accessible and pleasant places to live, work and play

Principle 3: Design for community resilience and the lowering of natural resource consumption

Principle 4: Provide choice in safe convenient modes of travel

Principle 5: Promote connections, continuity and resilience in the natural systems

Principle 6: Value land for its best, most sustainable use for now and the future

Principle 7: Enhance the “capital in the bush”
The proposed seven principles seem appropriate but some of the detail needs to be worked through with the community. For example, the following issues need clarification:

Under both Principles 1 and 2, the draft planning strategy refers to mixed-use development in group and local centres. It will be important to have community consultations on planning for such developments to ensure they respond to the needs of the local communities and contribute to the amenity and character of the suburbs concerned. The results of this process should then lead to Precinct Codes under the Territory Plan.

While principle 3 seems appropriate, it is not altogether clear what is meant by the reference to having the capacity to adapt community buildings as community circumstances change. Hopefully, this is not implying the change of concessional leases to enable private uses of community land. As urban intensification increases, it will be ever more important to protect community land and urban open space to ensure adequate amenity for the increased population.

In relation to Principle 7, the reference to the “Capital in the Bush” instead of the “Bush Capital” seems to portend a significant change in the character of Canberra, despite the fact that in the Time To Talk community consultations last year, this is what Canberrans said they valued the most about their city.

C. The six proposed key actions in the next five years

The first proposed key action is to establish the locations for urban intensification (town and group centres and transitways). The action calls for working with the community in developing master planning to address the amenity and quality of the urban environment in these areas. As noted earlier, it is imperative that such master planning lead to an agreed Precinct Code under the Territory Plan that can be enforced.

The other five proposed actions appear appropriate.

Robyn Cooper

YRA President

24 December 2011
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