Bryan Gibson

32 Robertson Place, Fig Tree Pocket 4069

PO Box 5165, Kenmore East 4069

Telephone:  (07) 3378-2282    Mobile:  0407 777 970

Facsimile:  (07) 3378-2234  E-mail:  bryanne@bigpond.net.au

The Owners/Residents

24 July, 2002

Robertson Place, Spinkbrae Street & Kenmore Road

FIG TREE POCKET 4069

COMMUNITY ALERT

PROPOSED SUB DIVISION - LOT 6, RIVERLEA, ROBERTSON PLACE
Dear Neighbour,

You should be aware that a Public Notice of Development Application has been erected at the above property (opposite No. 32). Some residents have been advised directly about this by Clr Jane Prentice. The purpose of the development application is to reconfigure the title into two lots with building envelopes immediately adjacent to each other on Robertson Place as per the attached Proposal Plan.

Many residents are extremely concerned about the proposed development for a number of reasons.  If you share this concern please take advantage of the opportunity to lodge an objection before 7 August.  Your submission should note any adverse impact the proposed development will have on your property and your enjoyment of the street and locale in general.  You may wish to address the following points:

· Storm water run-off and flood control

· Streetscape and Visual Impact

· Fig Tree Pocket Local Area Plan and Community Expectations for the area

· Establishing an inappropriate precedent in Fig Tree Pocket

· Environmental Impact and Sympathetic Development

We are holding a meeting next Monday 29 July, at Cubberla Hall, Cubberla Street, Fig Tree Pocket at 7.30 p.m. to discuss the issue and to endorse and sign a formal letter of Objection to the Council.  Clr. Jane Prentice is very concerned about the proposed development and will be in attendance at the meeting. However, it is most important that you also lodge your individual objections. If you are unable to attend, a copy of the objection letter can be made available for you to sign.

I enclose additional information which outlines concerns about the development.  Please feel free to ring me during the day on 3378-2299 or in the evening on 3378-2282 if you wish to discuss any aspects of this important issue.  Leave a message with your name and number if I am unavailable and I will get back to you as quickly as possible.

If you wish to view the detailed application, the file is available for perusal at the office of Clr. Jane Prentice at Shop 4001A, Level 4, Indooroopilly Shoppingtown.

Kind regards,

BRYAN GIBSON

Encl.

Supporting Information

Proposed sub-division map 

Approved sub-division plan of the Riverlea Estate

c.c. Councillor Jane Prentice, Councillor for Walter Taylor Ward

SUPPORTING INFORMATION

PROPOSED SUB DIVISION - LOT 6, RIVERLEA ESTATE, ROBERTSON PLACE
It is a widely held view among local residents that the proposed development, which involves splitting the above block in the Riverlea Estate into two, enabling the construction of two dwellings on the present Lot, is undesirable, totally at variance with community expectations of the area, unsympathetic to the locality, and in total conflict with the conditions, spirit and intent of the Fig Tree Pocket Local Area Plan.

The development if it proceeded, would:

A. Defy the ecological and environmental constraints presented on the site (which include a pronounced natural gully system);

B. Have a significant detrimental visual impact on the streetscape and will also affect the visual amenity enjoyed by all residents in the street.  One of the chief attractions of Robertson Place is the river outlook from the street  as one enters and exits Robertson Place. By building two dwellings where it was previously deemed that only one was appropriate when the Riverlea Estate was approved, NO open space visual amenity will remain. This visual amenity enjoyed by the local community will be significantly affected should a development of this type proceed and the precedent established would inevitably lead to others of its type proceeding.

Consequently in the interests of the local and wider community the opportunistic nature of the proposed development should be viewed with the greatest of distaste and be vigorously objected to. 

The application was lodged on Friday 28 June, the last working day prior to the Local Area Plan being formally introduced as part of the City Plan on 1 July 2002. However the timing of the application should not in any way be taken as a basis to devalue or ignore the import of the Local Plan Provisions.

The application is being lodged jointly by two real estate agents employed by Patrick Dixon Real Estate, the selling agents for the Riverlea Estate.

Community Expectations for the Area

The area to the South side of Robertson Place is designated “Bushland Housing” and this also falls under the Brisbane River corridor classification. This Land Use category was incorporated into the Local Area Plan which came into effect 1 July 2002 to take into account the community's desire to protect and preserve the natural values in Fig Tree Pocket and to establish and formalise a set of community expectations that could be used as a reliable planning and control guide for Fig Tree Pocket.  

The Bushland Housing Land Use designation accords a greater degree of protection to areas falling within it than the general residential areas within the Plan. The designation contains areas of high scenic Bushland and waterway landscape character value and ecological values. Parts of the Bushland Housing areas also include Water Corridors which have added importance under the Plan. The intent of the Plan is to protect these values through (inter alia):

· A maximum of five lots per hectare;

· The requirement to have and respect building envelopes;

· The limiting of development on each site to 30 percent of the total site area;

· The protection of Waterway Corridors;

· Restriction on building within a prescribed distance from a Water Corridor;

· Ensuring that fencing associated with a Building Envelope (BLE) and along lot boundaries is designed to allow for the movement of fauna;

· General protection of the Brisbane River Corridor which contains ecological and visual values.

The Plan states that "development proposals must respond to and retain the higher cumulative ecological and Bushland landscape character values" of the Bushland housing area. The Plan also states that following development approval, land should be regulated by registered covenants to secure protection of ecological values in the Bushland Housing Land Use area.  

The Riverlea estate falls within the Brisbane River Corridor. As stated above, the Local Area Plan clearly specifies that the landscape amenity, ecological and recreational values of such areas are to be protected.

Riverlea Estate Development

The Riverlea development which was approved for development only late last year is an area recognised for it special values. Under the Fig Tree Pocket Local Area Plan (now incorporated into the City Plan), Riverlea falls within the Land Use category: BUSHLAND HOUSING.

Should these newly released blocks be further sub-divided this would seriously undermine the intent of the Local Area Plan and its key objectives.

This area may not in fact have been developed at all had not development approval been granted shortly prior to work on the Plan being commenced early last year. The original land usage map produced by Council as part of the planning process designated the Riverlea area as a “Green” zone which meant that it was unsuited to development because of its special environmental values. It is understood that when concerns were raised by the community upon it becoming apparent that a development was likely to take place there, Council’s advice was that the development was too far advanced to be able to stop and would therefore proceed in advance of the Local Area Plan being finalised.

Thus, despite Council identification of the Riverlea area as an area warranting special protection the development proceeded – however with sensitivity and it incorporated:

· Conservation Zones

· VPO's (vegetation protection orders); 

· BLE's (building envelopes)

Whilst the community was not overly enthusiastic about the development, it has gained local community acceptance.  Local community acceptance defines acceptance of developments which are in keeping with the area and which respect ecological values and visual amenity, having due regard to the location of developments within Bushland Housing or Brisbane River Corridor areas.

Proposed development site – Lot 6, Riverlea Estate

Title search reveals that the Lot in question is owned jointly by John Johnston and Josephine Rowell, both estate agents employed by the selling agents of Riverlea - Patrick Dixon Real Estate. 

This block which is situated within an already sensitive site, is especially ecologically fragile and sensitive and it contains a significant waterway corridor (gully). Under the Draft Strategy Plan of February 2001 the area between Robertson Place and Spinkbrae Street was identified as ecologically fragile due to these factors which led to its being designated Green area – for conservation only. THE LOT IN QUESTION IS THE MOST FRAGILE AND SENSITIVE BLOCK IN THE RIVERLEA DEVELOPMENT.

The applicants claim that the site is of little ecological value. However this claim is un-substantiated and residents of the area vigorously contest this.

As stated above, as the Riverlea estate falls within the Brisbane River Corridor the Local Area Plan clearly specifies that the landscape amenity, ecological and recreational values of such areas are to be protected. "Landscape amenity" includes the impact of development on the river and river corridor and the intention of the Plan is to protect the visual appearance of the river not only from residences but from public vantage points which contemplates areas of public access including roads.

It is a widely held view that the proposed development which will split the block into two and create two large residences hard against Robertson Place is:

· out of line with community expectations of the area;

· totally unsuited to the block in question;

· technically flawed;

· at serious variance with the spirit and intent of the Fig Tree Pocket Local Area Plan;

· environmentally unsympathetic.

The key elements specific to this development are as follows. Please note that not all areas of environmental or technical concern have been detailed in this Community Alert.

a) 
If such development were to be approved it would be completely counter to the intent of the Riverlea development approval already granted resulting in inconsistency of land use including increased built-upon area;

b) 
The position within the Brisbane River Corridor imposes certain restrictions which have not been addressed and which may be broken if the development were to be approved;

c) 
At present Robertson Place has a very distinguishing feature - that of the open space presented by Lot 6. When driving in and out of the street one cannot fail to appreciate the beauty of the outlook. Post-development there will effectively be no outlook to the river as both building envelopes are immediately adjacent to each other and within 6 metres of Robertson Place;

d) 
A clearly defined gully cuts through the middle of the block to the river and the existing building envelope for a one lot development takes this into account. Two dwellings will impact in a substantial and significant way on the closeness of construction to this gully and the effectiveness of the gully. Planning rules stipulate that the working effectiveness of water corridors in flood control cannot be compromised;

e) 
The proposed constructions would have an impact (and it is believed) would involve construction over or would impact on existing sewer lines and storm water lines.

Local Community concerns

Whilst the majority of residents in the area understand the need for appropriate development, a most dangerous precedent will be established by allowing this particular development to proceed.  If a site of such sensitivity were to be approved by Council, residents in Fig Tree Pocket could expect the wholesale carving up over time of a large number of Fig Tree Pocket properties with scant or little regard for planning, environment or ambiance issues by developers or speculators unconcerned with local qualitative values.

Under the ambit of the new Local Area Plan (which the community feels strongly fell well short of what the community wanted), Fig Tree Pocket will shortly have to contend with "low density" land use development - (i.e. effectively high density housing on as low as 450m2 allotments). If, in addition to this, inappropriate sub-divisions are allowed, it is inevitable that the special values of the area that attracted us all to the suburb and continue to hold us here will gradually be eroded. This will have the effect of reducing the distinguishing characteristics of Fig Tree Pocket.

Concerned residents also include buyers in the Riverlea Estate itself, who rightly express concerns that they may likely find themselves surrounded by small allotments should some of their neighbours decide to take economic advantage of further sub-division. Owners of these blocks purchased them on the basis that they would remain intact thus providing ongoing benefits from living on a large-block development. It is understood that buyers were not informed when they purchased these lots of the likelihood of further sub-division or of any plans or intentions by any buyers of those blocks (including buyers associated with the selling agents and directly involved in the sales process) that such development was either possible or likely.   

Council is not necessarily in a position to understand the views of the local community unless these are aired - clearly and if necessary - vociferously. It is the concern of many that the new City Plan which is built on the working concepts of Performance Criteria and Acceptable Solutions, provides developers, unless constrained by community input, with considerable scope to "whittle down" restrictions and seek relaxations to the point where "almost anything goes". Unsuitable and unconstrained development (and there appear to be emerging precedents to support this occurring at an increasing rate) is not in the best interests of the community and yet this is the risk we all take unless Council is adequately informed of community wishes and expectations. Ultimately Council represents the community but the community view must be aired to be heard.     

The community's position on the proposed Riverlea development should clearly and concisely state that it:

· Does not meet community expectations for the area;

· Does not satisfy all the relevant planning codes;

· Does not meet the overall objectives of the local Area Plan;

· Does not address key ecological and environmental parameters and issues.

Your support on behalf of the community by attending this meeting is important and your decision will reflect your acknowledgment that you are part of a living community and your acknowledgment that people and values should take precedence over short term financial gain of the minority.

It should be noted that the application for sub-division is constrained by Impact Assessment (rather than Code Assessment) and hence is subject to the normal judicial process and any adverse decision by Council from the developers' perspective would require appealing through the courts. 

If you feel that you are not immediately affected by the proposed development or you are not concerned about outside perceptions of the "feel' of Robertson Place, please take into consideration that the impact of precedents on the area may well directly affect your own property in the future. Please bear in mind also that without strong public reaction there is no guarantee that the development would not ultimately and dangerously, be approved.

Please feel free to ring Bryan Gibson during the day or evening on 3378 2282 if you feel the need to discuss any aspects of this important issue. Leave a message with your name and contact numbers if he is unavailable and he will get back to you as quickly as he can.

WHAT ACTION CAN YOU TAKE?

1. Attend the meeting on Monday night, 29 July at 7.30pm at Cubberla Hall, Cubberla Street, Fig Tree Pocket.

2. Obtain and sign a copy of the formal Objection letter to Council which will be made available next Monday night or can be faxed/e-mailed to you by contacting Bryan Gibson.

3. Ideally prepare your own letter of objection as well by stating your concerns in your own words.  You should address this letter to:  
Chief Executive Officer


Customer Service Area



Brisbane City Council



Floor 1/Brisbane Administration Centre



69 Ann Street


BRISBANE QLD 4000


You are invited to copy this letter to Bryan Gibson (32 Robertson Place, Fig Tree Pocket or fax on 3378-2234), unless you wish to keep your objections private.

4. Tell as many people as you can.

