[image: image1.png]Old Narrabundah Community Council Inc
Serving the Community

PO Box 46 Narrabundah ACT 2604, *’AV 4 ab Vh da
Phone/Fax: 02 6295 8778 Email: narrabundah@tpg.com.au small bird of prey





ESDD

esdd_communications@act.gov.au
Draft ACT Planning Strategy Submission

Thank you for the opportunity to comment on this strategy that will set the scene for future development of the ACT.

As the ACT Government is dependent on land sales and other revenue from real estate it is no surprise that more land is planned for higher density development. The Property Council does appear to have the major influence on the planning agenda, as they could have been the ghost-writers of this strategy.  Height limits seem to have disappeared so laissez faire planning has entered the building code. Smart developers would have been buying up adjacent blocks behind main roads speculating that zoning changes are on the way. The whole of Wentworth Ave can now be demolished to be replaced by eight storey high buildings as the existing blocks are looking old and only 3 or 4 stories. Apartment blocks can be built now to last only 20 years before they are obsolete and taller ones replace them.

Density is not defined in law and the image on page 21 is not fully explained. ESDD publication “Population & Residential Density in Canberra” must have been a source but pages 72 & 73 are missing from the Strategy document. The Territory plan needs a definition of density such as dwellings per hectare that ties to zones. Current and future homeowners will then have certainty about the future of an area.    

It is also unusual that the ACT Draft Planning Strategy is out for comment before the Commercial Zones Policy Review response is released. It is now assumed that local shops will, in the future, be able to be demolished for four story high buildings. The results of the consultation on Transport for Canberra has also not been released so in some aspects the strategy is pre-mature. Dormitory suburbs, outside the ACT, such as Googong will result in more drive-time congestion on South Canberra ACT roads. How the ACT Govt deals with the NSW Govt has not been addressed in their agreement relating to transport across the border. 

The Red Rapid is a great bus service but is only convenient to residents living near Wentworth Ave. Hopefully a better feed-in to this Rapid Service at the Kingston Station or the future Barton Bus Station will make it more accessible and popular. I was informed by a consultant on transport that bus drivers were not included in a survey on bus travel. This means a major stakeholder’s opinion is not important and makes one question the management of ACTION. Making public transport more efficient in south Canberra will put the horse before the cart and make intensification of population more acceptable.   

There is no proof that residents of multi-unit developments on main roads will use public transport to get to work. It also has not been proved that multi-unit housing is more environmentally sustainable than detached houses or townhouses. Families preferring detached houses contradict the mantra of providing more housing choice. A backyard is preferred over a balcony that has a grand view over a congested noisy road. High-density estates such as the Kingston Foreshores have no playgrounds for children, such land usage is not a high priority. 

Urban infill in established areas have resulted in the greatest deforestation, on leased land, in our short history. This strategy will increase deforestation as multi-unit development is not compatible, or has space, for large trees. Chubby houses in trees in the backyard will be consigned to history.  Landscape architecture is a minimalist component of high-density units. The Bush Capital is now transformed to the Capital in the Bush, implying that flora is being banished to the arboretum.  The planners clearly hate the character of the inner south and nothing short of total demolition will achieve their objectives. RZ4 zones will start at the main roads and gradually infect all RZ1 & RZ2 zones in time so that Canberra will turn into another Chicago. 

Variation 200 (Garden City Variation) introduced RZ2 suburban zones that were allowed greater density and block amalgamations. The 8.5 height limit applied. Page 36 of the strategy appears to dramatically increase the height & density by allowing 4-6 stories that surround local centres. Key question 9 in the Commercial Zone Review about heights in local centres raised the limit to four storeys. It would be expected that the Commercial Zone Review will recommend a 4-6 story limit at local shops so that we will now have local shops that can be developed to maybe 24 metres high. Commercial landowners and speculators in local centres will be salivating all the way to the bank.

Next on the agenda will be block amalgamations in RZ1 areas and allowing the height limit to extend over 8.5 metres.  
The indicative maps on page 34 show a speculative property developer where to invest in real estate in the ACT. These blocks indicated and adjoining properties should be a long-term investment for future development of six story multi-unit housing. Anti-social tenants could be installed to make life unbearable for adjoining neighbours who do not want to sell. Page 34 also indicates that all the heritage areas will be consumed by high-rise development.  The Heritage Houses & Districts of Canberra will be dwarfed by blocks of flats that are totally incongruous and un-sympathetic. The character of the Narrabundah prefab district will be destroyed.

 One only has to drive around the Realm district in Barton to see what the future will be for the inner south if this strategy is to be implemented. I do not think this is visionary like Griffin imaged Canberra should be! 

It is inevitable that the ACT changes with different plans. It was understood that higher density was planned for the main roads, Civic and town centres and RZ2. Sky Plaza stands out like a beacon of folly in planning that was admitted by the previous Chief Planner because of it’s height. Now we are being informed that areas beyond the main roads are being radically intensified and our local shops are escalating in height. I do not believe this plan is acceptable by the people that are affected by it.
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