Amendments to CSC Planning Scheme Now Open for Public Comment

Report by Rhonda Murdoch – Planning Sub-Committee – MBCA

It is incredibly rewarding to summarise the amendments proposed in the CSC Planning Scheme. To say that this community has been instrumental in shaping the Scheme is an understatement. This community led the charge and particular thanks must go to Cr. Barry Lansdowne of Division 3 for taking up our cause in Council.
I commend the whole document to you … but it is a lot to wade through. We have loaded excerpts from the document on this website and the complete document can be viewed at the Wongaling Beach Library or at Council. Public submissions are open until March 2nd  and we encourage you to make a submission. It is quite appropriate to make a positive and congratulatory submission if you like the amendments. Equally, if you have concerns, this is your opportunity to express them. See the Press Ad. for details.
Let me begin with an excerpt from the Mission Beach Coastal Zone Vision:

“The need for balance, where development adapts to the capability of the natural environment to sustain that development, provides the opportunity to carve a unique residential and tourist destination, where conservation and economic well-being are firmly inter-dependent.”
To summarise just some of the key elements, I will pose the issues (in italics) we put to Council followed by how the amended Scheme will address them:

· We don’t want to become the next Port Douglas/Palm Cove etc. We are at the beginning of the potential development cycle and we want Mission Beach to develop in a unique way, not to become over crowded with buildings.
WB & SMB have been divided into precincts covering residential, business and conservation areas. The residential areas have been further defined into Catchment areas which determine the quantity of duplex and/or multiple dwellings that are appropriate. For example, if you are in the Conventional Housing Precinct in Catchment area 2 which has say 90 possible housing sites (existing and/or vacant land), only 5 of those sites can be duplexes and 2 can be multiple dwellings (units). The remaining 83 sites can only be  single dwellings. You need to look at the Precinct Maps AND the Catchment Area maps. (Ed: We did request a Register to be made available at Council with the breakdown of actual number of sites for each Catchment area. It has been deleted from an earlier draft, so we will be asking for it to be included.)
Further, an existing house cannot be crowded out by a unit or duplex on both sides of it.

Openness is preserved by ensuring that units & duplexes cannot over build on the land. For example, on a lot size of 800sqm, only a duplex with 1-3BR each can be built. A multiple dwelling with 4 units of 1-3BR each would require 1600sqm of land.
Also, even if the development had 10,000 sqm of land which would allow 25 units of 1-3BR to be built , they would have to be split into unit blocks of 6 at a maximum.

· Some of the newer buildings in the area do not appear to be very energy efficient in the sense that they are ‘sweat boxes’ and reflect design styles which are not only unsuitable for tropical living but detract from the ambience of the North. 
The amended Scheme has a schedule of Building Design and Architectural Elements which encourage effective cross ventilation, large eaves, building materials that ‘breathe’ and so on – all elements that reduce the need for living in air-conditioning and importantly, will encourage the contemporary flavour of the tropical ‘Queenslander’
· Mission Beach is becoming ‘exposed’. The “where the rainforest meets the sea’ tag is losing credibility when you look back from the sea. Buildings on the slopes are scarring the vista by not blending in with the surroundings.
Buildings will be required to be less than the height of existing mature vegetation canopy where the site has existing natural vegetation. Exterior colours & finishes will be required to blend in with the surrounding natural environment and any part of a structure above the 40 metre contour line must use dark matt finishes. Foreshore/esplanade sites must have a 5 metre wide vegetation screening buffer if it does not already exist. Proposed developments must be appropriately setback from foreshore/esplanade area to ensure that a sense of public ownership is retained.
· Many residents are concerned about roof gardens overlooking their property and also the ugliness of lots of concrete car parking.

The maximum building height is 7.5 metres and 2 story maximum. A roof terrace, whether roofed or not, is counted as a story. The visual monotony of car parking for 10 or more cars must be broken up by shade trees or shrubbery over 10% of the car park site. This does not apply to basement, semi-basement or roof top parking.
· How can we ensure that Wongaling Beach Road can develop as a retail/tourist hub with a pedestrian flow and not have all available space taken up with unit development?
The Local Business Precinct has been divided up into a Commercial area and an Accommodation area. In the Commercial area, the land sites for residential (whether part of a mixed development or not) can be no more than 20%. Where they are part of a mixed development, the commercial component must be greater than 70%. This area is bounded by the existing shopping centre, the proposed shopping centre and across the road around the caravan park . Wongaling Beach Road is in the Accommodation area  and in a mixed use development, the commercial component is restricted to 40%. (Ed. No control measure to ensure how much of the land must be mixed use development in the Accommodation Area – WB Rd could end up being residential only!)
· Being a tourist town, there are concerns that rates and land tax will result in current caravan parks selling out to developers and we will lose the caravan market. Can Council make rural land available within cooee of Mission Beach to relocate these amenities?
Camping grounds and Caravan Parks can only establish in rural area where the land is not classified Good Quality Agricultural Land (GQAL) and is in close proximity to tourist areas or tourist attractions and has natural characteristics such as a creek or shady trees
· Why can’t Cassowary habitat corridors, proposed walkway/bikeway routes, wetland areas, flood –storm surge areas be mapped to include in the Scheme?
All done. All of this information is incorporated in the amended Scheme.

· Our Conservation areas need to be better protected  by the Planning Scheme.
We have added the requirement for low intensity development as well as low scale; we have included habitat corridors and the general habitat function of allotments in the Zone; we have determined that where a habitat function is identified as a habitat corridor that no further fragmentation of the habitat corridor can occur; buildings can be 2 storey and 7.5 metres but with a small building footprint (less than 150sqm; a maximum of 4 metres width can be cleared for access and these must be the same route as the eventual service road; reconfiguration of lots includes a requirement for 60% of the site is to be protected by a formal Covenant.
· There is no identification of an area for General or Light Industrial. We currently have light industrial in residential precincts and this will encourage new businesses to locate in the same areas (Hotelier Principle). 
Ed: The amended Scheme has not addressed this issue.
In summary, the taste I have presented here is the tip of the iceberg. The detail is in the full document. It is a commendable Scheme and would rival many. The trade-off for the community is likely to be a slower pace of development and associated infrastructure in return for gradual, quality development which will sustain the amenity and character of Mission Beach to ensure it does indeed develop as a unique destination. We hope to work with JSC on their portion of Mission Beach in the near future…. If external events don’t beat us to it!
