CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

19.3 SOUTHERN THORNLANDS POTENTIAL FUTURE GROWTH AREA

Objective Reference:

Authorising Officer:  Louise Rusan, General Manager Community & Customer Services
Responsible Officer: David Jeanes, Group Manager City Planning & Assessment
Report Author: Dean Butcher, Strategic Planner

Attachments: 1. Planning History Fact Sheet [

2.  Southern Thornlands Potential Future Growth Area Planning Report
and Appendices - Confidential {

3.  Overview of the Southern Thornlands Potential Future Growth Area
Planning Report, Thornlands Integrated Employment Area
Employment and Enterprise Needs Assessment and Draft CDM
Smith Economic Feasibility Assessment - Confidential {

4. Southern Thornlands Potential Future Growth Area Potential Future
Land Use Options - Confidential {

5. Options for amending the Redland City Plan and South East
Queensland Regional Plan (ShapingSEQ) - Confidential

6.  Cover Letter and Ministerial Direction Notice (23 July 2020) [

The Council is satisfied that, pursuant to Section 275(1) of the Local Government Regulation 2012,
the information to be received, discussed or considered in relation to this agenda item is:

(h) other business for which a public discussion would be likely to prejudice the interests
of the local government or someone else, or enable a person to gain a financial
advantage.

PURPOSE

To finalise investigations of the Southern Thornlands Potential Future Growth Area (STPFGA) and
recommend a preferred future land use intent for the area and to identify any required changes to
City Plan and the South East Queensland Regional Plan to achieve the preferred future land use
intent for the STPFGA.

BACKGROUND
An overview of recent project developments is outlined below:

e Council wrote to the Treasurer and Minister for Infrastructure and Planning (the Planning
Minister) on 25 February 2020 confirming that at its General Meeting on 12 February 2020,
Council adopted the 2019-20 Annual Budget Review and allocated funds to undertake
further investigations of the STPFGA. The letter also advised that technical investigations
into the suitability of the STPFGA for urban use had commenced and were expected to be
completed by the end of the 2019-20 financial year.

e On 23 June 2020 the Planning Minister wrote to Council advising that he was considering
exercising his powers under section 26 of the Planning Act 2016 to require Council to take
actions as set out in an enclosed draft Ministerial Direction Notice. The draft Ministerial
Direction Notice required Council to:
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0 Complete the investigation of the Southern Thornlands Potential Future Growth Area
as required by the South East Queensland Regional Plan 2017 titled ShapingSEQ
dated August 2017, at paragraph 14 on page 114, by 14 August 2020.

O Provide a written report to me with respect to the investigation (the investigation
report), by 30 August 2020.

0 The investigation report is to be accompanied by a statement from the council that
identifies whether the council considers any amendments should be made to the
Redland City Plan 2018 as a result of the investigation, and the reasons for the
council’s position on this.

e Council provided a written response to the Minister’s letter on 29 June 2020.

e On 23 July 2020 the Planning Minister wrote a further letter to Council advising that he had
deemed it necessary to exercise his powers under section 26 of the Planning Act 2016 to
require Council to take the actions as set out in an enclosed Ministerial Direction Notice.

e The Ministerial Direction Notice directs Council, in accordance with section 26 of the Planning
Act 2016 to:

0 Write to landowners in the Southern Thornlands area (the relevant landowners),
shown in Figure 1 of the Project Plan dated September 2019 and included with the
letter to me dated 23 October 2019, by 29 July 2020 informing them of your
investigation, enclosing the Project Plan and asking for views by 14 August 2020 and
inviting them to a landowner forum about the investigation.

O Between 31 July 2020 and 11 August 2020 hold a forum with landowners, in a
manner that is consistent with the Queensland Government's COVID-19 restrictions in
effect at the time, providing an update of the investigations completed to date and-
granting participants an opportunity to ask questions at the forum.

0 Complete the investigation of the Southern Thornlands Potential Future Growth Area
as required by the South East Queensland Regional Plan 2017 titled ShapingSEQ
dated August 2017, at paragraph 14 on page 114, by 16 September 2020.

O Provide a written report to me with respect to the investigation (the investigation
report), by 25 September 2020.

0 The investigation report is to be accompanied by a statement from the council that
identifies how the council has responded to landowner views, whether the council
considers any amendments should be made to the Redland City Plan 2018 as a result
of the investigation, and the reasons for the council's position on this.

e Council responded to the Planning Minister’s Ministerial Direction Notice by letter dated 29
July 2020. The letter confirmed that a confidential Council report will be presented to the
General Meeting on 5 August 2020 to determine Council’s position on the release of the
Project Plan.

e At the General Meeting on 5 August 2020, Council resolved as follows:

0 To confirm that a further report will be tabled at a General Meeting of Council on or
prior to 16 September 2020, which considers the outcomes of the planning
investigations of the STPFGA.
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0 To submit a written report confirming whether any amendments are proposed to be
made to City Plan as a result of the planning investigations of the STPFGA to the
Planning Minister on or prior to 25 September 2020.

e Since the 5 August 2020 General Meeting, Council has established a project web page for the
STPFGA on its YourSay site. In addition, a number of briefing sessions have been undertaken
with Councillors to progress the finalisation of STPFGA investigations.

ISSUES

Issues are discussed in this section as well as the relevant attachments. A high level overview of
the report attachments is provided below.

Attachment 1: Southern Thornlands Planning History — Provides an overview of planning history
from 2004 onwards.

Attachment 2: STPFGA Planning Report & Appendices (Mapping) — The STPFGA Planning Report
provides a desktop evaluation of planning opportunities and constraints that exist within the study
area. With input from Redland Waste and Water, it also examines the ability to service the STPFGA
with trunk water and waste infrastructure, including identification of preliminary costs.

Attachment 3: Overview of the STPFGA Planning Report, Thornlands Integrated Employment Area
(TIEA) Employment and Enterprise Needs Assessment and Draft CDM Smith Economic Feasibility
Assessment — Provides a summary of key findings and identifies a need for further investigations to
be undertaken to confirm the quantum of land required for industrial purposes in the city to 2041.

Attachment 4: STPFGA Potential Future Land Use Options — Discusses the potential future land use
mix that may be accommodated in the STPFGA.

Attachment 5: Options for amending City Plan and South East Queensland Regional Plan
(ShapingSEQ) — Outlines Council’s options with regard to reflecting its preferred future land use
intent for the STPFGA within City Plan and South East Queensland Regional Plan.

Attachment 6: Cover Letter and Ministerial Direction Notice (23 July 2020) — Correspondence and
Ministerial Direction notice provided by the Planning Minister.

In addition to finalising investigations of the STPFGA, Council must also consider whether it has a
sufficient supply of industrial land in the city to meet the minimum supply benchmarks sought by
ShapingSEQ to 2041.

In the State Government’s most recent Land Supply and Development Monitoring Report from
2019, compiled as part of its Growth Management Program, it was found that the capacity and
realistic availability of planned industrial employment supply in Redland City is less than the
minimum 15 years of supply sought by ShapingSEQ. The report notes the STPFGA is being
investigated for future employment purposes.

Although addressing this shortfall is not an action that the Ministerial Direction requires Council to
complete in the short term, it is considered appropriate in responding to the Planning Minister to
also outline how Council intends to address any potential shortfalls of industrial land supply to
2041. A preliminary review of the industrial employment forecasts and industrial land
requirements has identified the need for a more detailed review to confirm the industrial land
shortfall.
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COVID-19 Pandemic and the future economic outlook

The COVID-19 pandemic has, and is expected to continue to have, a substantial negative impact on
economic activity in Redland City and the broader economy.

Recently, Profile ID* published a new COVID-19 Economic Outlook Tool to highlight economic and
industrial impacts at the local government area level. For Redland City, the following headline
figures are worth noting:

e Gross Regional Product is forecast to fall by -11.0% in the June Quarter 2020.

e Local Jobs are forecast to fall by -7.7% in the June Quarter 2020. This equates to a fall of 3755
local jobs.

e If JobKeeper recipient impacts are included, the employment fall is estimated at 12.8% (6257
jobs).

Based on the limited data at hand, it is reasonable to expect that at least in the short term,
economic contraction is likely to continue until successful COVID-19 treatments are developed and
implemented.

More importantly, it must be acknowledged that COVID-19 may have longer term impacts on
economic growth and job creation in the city that this may reduce future demand for employment
generating land.

The impact of the COVID-19 pandemic needs to be considered as part of the detailed review of the
industrial employment projections.

Community consultation activities

Regardless of whether or not Council decides to make an amendment to City Plan, community
consultation activities will be required to inform landowners within the STPFGA and members of
the broader community about the findings of the investigations undertaken and Council’s
decision.

If Council resolves to make a major amendment to City Plan (Scenario 1), the process provided for
in the Minister’s Guidelines and Rules (MGR) stipulates that public consultation activities must be
undertaken for a minimum period of 20 days. The process allows for any individual to make a
submission on the proposed amendment and for those matters (where based on relevant on
planning grounds), to be considered and addressed by Council in a public submission report.

If Council makes a decision not to make an amendment to City Plan (Scenario 2), community
consultation should still be undertaken to ensure the community is aware of the process that was
followed and the reasons for Council’s decision.

For the purpose of this report, it has been assumed that community consultation activities would
be undertaken:

e For Scenario 1: following the State Interest Review period of the future major amendment
package, which will be presented to Council for adoption as part of a future report to Council.

e For Scenario 2: following Council’s decision not to undertake a major amendment to City Plan.

! See: http://economy.id.com.au/redland/covid19
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Regardless of the option Council decides to pursue, a communication plan will be prepared to
outline communication goals, the target audience, timeframes and milestones, and channels to be
utilised. The communication plan will be presented back to Council for adoption as part of a future
report.

Collaboration with the State Government

In order to stimulate future development in the STPFGA, it is proposed that Council write to the
State Government seeking to establish a formal partnership. The partnership would focus on
facilitating economic recovery in a post COVID-19 environment and potentially serve as a model
for cross-governmental collaboration and the delivery of employment generating land in SEQ.

STRATEGIC IMPLICATIONS

Legislative Requirements

A Ministerial Direction notice has been issued by the Planning Minister under section 26 of the
Planning Act 2016 on 23 July 2020, as outlined in the background section of this report.

Any future amendment to the planning scheme will be prepared in accordance with the Planning
Act 2016 and MGR.

Risk Management

The risks involved have been discussed, where relevant, in the issues section and attachments. It
should also be noted that if Council does not comply with the Ministerial Direction issued by the
Planning Minister (the Minister) on 23 July 2020, that under section 26 (7) of the Planning Act
2016, the Minister may take the action stated in the Ministerial Direction and recover any expense
the Minister reasonably incurs in taking the action from the local government as a debt.

If a major amendment to the City Plan is required in the future, mandatory public consultation
requirements (as per the MGR) will ensure the community is given the opportunity to provide
feedback on any proposed changes.

Financial

Development and implementation of a communication plan is funded in the 2020-21 Financial
Year budget.

Funding to undertake a more detailed review of the industrial employment projections and
industrial land requirements, which will need to be scoped, will be requested as part of a future
budget submission. This detailed review will need to be completed in order to feed into the next
review of the SEQ Regional Plan.

Additional funding may also be required for further investigations that would involve confirming
the need for and specific land use intents of land within the STPFGA.

People

Resourcing required to facilitate the potential options will be primarily drawn from the Strategic
Planning Unit of the City Planning and Assessment Group.

Environmental

Environmental matters have been discussed, where relevant.
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Social
Social matters have been discussed, where relevant.
Human Rights

There are no known human rights issues associated with this report.

Alignment with Council's Policy and Plans

The officer recommendation aligns with the Wise Planning and Design goals contained in Council’s
Corporate Plan 2018-2023 and the Redlands Community Plan 2030. This includes undertaking land
use planning to manage population growth and collaborating regionally on growth management,
including land use, transport and infrastructure planning, costing and delivery.

CONSULTATION
Consulted Date Comment
21 July 2019
. 12 August 2020 . -
Councillors 19 August 2020 Councillor briefings held.
7 September 2020

Involved in the preparation of the Economic Feasibility
March — June 2020 | Assessment (EFA) project brief, reviewing the EFA report and
verbal discussions with the economic consultant.

Involved in the preparation of the EFA project brief and

Economic Development
Team

Civic and Open Space March — June 2020

Asset Management reviewing the EFA report.
Performed an infrastructure capacity assessment and identified
Redland Water May —June 2020 preliminary costings for servicing parts of the STPFGA with trunk

water and sewer infrastructure.

OPTIONS
Option One
That Council resolves as follows:

1. To note the findings and recommendations of the Southern Thornlands Potential Future
Growth Area (STPFGA) Planning Report and Draft Economic Feasibility Assessment Report.

2. To confirm its intention to undertake a Major Amendment to City Plan to reflect:

a) The preferred future land use intent of the STPFGA, as outlined in Attachment 4, Option
1.

b) The preferred option for giving effect to the amendment, as outlined in Attachment 5,
Option 1A.

3. To request the State Government to consider an amendment as part of the next South East
Queensland Regional Plan Review.

4. To submit to the Planning Minister in accordance with the Ministerial Direction received on 23
July 2020:

a) A written report outlining the outcomes of the investigation of the STPFGA.

b) A statement outlining the proposed major amendments to City Plan as a result of the
investigation and the reasons for this position.
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To contact the State Government requesting the establishment of a formal partnership to
progress detailed planning of the STPFGA to deliver the preferred future land use intents,
stimulate development and facilitate economic recovery in a post COVID-19 environment.

To undertake a review of the industrial employment projections and industrial land
requirements for Redland City to 2041 to ensure sufficient industrial land is available as
necessary.

To note that a communication plan will be developed.

To maintain this report and attachments as confidential until such time as the Major
Amendment is released for public consultation or Council resolves not to proceed with the
proposed amendment, subject to maintaining the confidentiality of legally privileged, private
and commercial in-confidence information.

Option Two

That Council resolves as follows:

1.

To note the findings and recommendations of the Southern Thornlands Potential Future
Growth Area (STPFGA) Planning Report and Draft Economic Feasibility Assessment Report.

To confirm its intention to undertake a Major Amendment to City Plan to reflect:

a) The preferred future land use intent of the STPFGA, as outlined in Attachment 4, Option
2.

b) The preferred option for giving effect to the amendment, as outlined in Attachment 5,
Option 1A.

To request the State Government to consider an amendment as part of the next South East
Queensland Regional Plan Review.

To submit to the Planning Minister in accordance with the Ministerial Direction received on 23
July 2020:

a) A written report outlining the outcomes of the investigation of the STPFGA.

b) A statement outlining the proposed major amendments to City Plan as a result of the
investigation and the reasons for this position.

To contact the State Government requesting the establishment of a formal partnership to
progress detailed planning of the STPFGA to deliver the preferred future land use intents,
stimulate development and facilitate economic recovery in a post COVID-19 environment.

To undertake a review of the industrial employment projections and industrial land
requirements for Redland City to 2041 to ensure sufficient industrial land is available as
necessary.

To note that a communication plan will be developed.

To maintain this report and attachments as confidential until such time as the Major
Amendment is released for public consultation or Council resolves not to proceed with the
proposed amendment, subject to maintaining the confidentiality of legally privileged, private
and commercial in-confidence information.
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Option Three

That Council resolves as follows:

1. To note the findings and recommendations of the Southern Thornlands Potential Future
Growth Area Planning Report and Draft Economic Feasibility Assessment Report.

2. To confirm that it does not intend to undertake a Major Amendment to City Plan to reflect the
preferred future land use intent of the Southern Thornlands Potential Future Growth Area
(STPFGA).

3. To request for the State Government to consider amending ShapingSEQ by removing the
Potential Future Growth Area designation and commentary in the sub-regional outcomes, as
part of the next South East Queensland Regional Plan Review.

4. To submit to the Planning Minister, in accordance with the Ministerial Direction received on 23
July 2020, a written report outlining the outcomes of the investigation of the Southern
Thornlands Potential Future Growth Area.

5. To undertake a review of the industrial employment projections and industrial land
requirements for Redland City to 2041 to ensure sufficient industrial land is available as
necessary.

6. To note that a communication plan will be developed.

7. To make this report and attachments publicly available and commence public consultation
activities in the short term to inform the community of the planning investigations and reasons
for Council’s decision not to amend the Redland City Plan.
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OFFICER’S RECOMMENDATION

That Council resolves as follows:

1.

To note the findings and recommendations of the Southern Thornlands Potential Future
Growth Area (STPFGA) Planning Report and Draft Economic Feasibility Assessment Report.

To confirm its intention to undertake a Major Amendment to City Plan to reflect:

a) The preferred future land use intent of the STPFGA, as outlined in Attachment 4, Option
1.

b) The preferred option for giving effect to the amendment, as outlined in Attachment 5,
Option 1A.

To request the State Government to consider an amendment as part of the next South East
Queensland Regional Plan Review.

To submit to the Planning Minister in accordance with the Ministerial Direction received on
23 July 2020:

a) A written report outlining the outcomes of the investigation of the STPFGA.

b) A statement outlining the proposed major amendments to City Plan as a result of the
investigation and the reasons for this position.

To contact the State Government requesting the establishment of a formal partnership to
progress detailed planning of the STPFGA to deliver the preferred future land use intents,
stimulate development and facilitate economic recovery in a post COVID-19 environment.

To undertake a review of the industrial employment projections and industrial land
requirements for Redland City to 2041 to ensure sufficient industrial land is available as
necessary.

To note that a communication plan will be developed.

To maintain this report and attachments as confidential until such time as the Major
Amendment is released for public consultation or Council resolves not to proceed with the
proposed amendment, subject to maintaining the confidentiality of legally privileged,
private and commercial in-confidence information.
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Planning History

2004: Draft SEQ Regional Plan

« Identified 850 hectares of land south of Boundary Road, the Springacre/Taylor
Road area, as an Investigation Area.

2004: State Interest Review version of draft Redlands Planning

Scheme (November)

* A Ministerial condition directed Council to remove two preferred future
employment sites located on land at Birkdale Road, Capalaba and German
Church Road, Redland Bay and investigate the suitability of three altemate
sites, being:

+ Kinross Road, Thornlands
«  Double Jump Road, Victoria Point
+ Taylor/Springacre Road, Thornlands (850ha).

2005: Draft Redlands Planning Scheme (January)
+ The public consultation version of the Draft Redlands Planning Scheme
identified the three alternative sites Council was directed to investigate.

2005 Integrated Employment Areas Study (June)
Council engaged independent consultants (SGS) to assess the suitability of
the three areas identified by the State for employment purposes.

« The study indicated that only the Taylor/Springacre Road site demonstrated
some potential as an Integrated Employment Area.

+ The key reason was the size of the area, proximity to arterial road network
and potential opportunity for land consolidation on larger, flatter, less
constrained lots located within the eastern portion of the area.

2005: SEQ Regional Plan (2005-2021)

* Included Taylor/Springacre Road area within the Urban Footprint, with the
‘Investigation Area’ designation removed.

* The area reduced from 850ha to 550ha, with the area west of Taylor Road
included in Regional Landscape and Rural Production Area.

2006: Redlands Planning Scheme (March)

* Redlands Planning Scheme commences with the Taylor/Springacre Road
area identified as an integrated employment area within the Desired

@ redland.qld.gov.au \ 3829 8999 rcc@redland.qld.gov.au 9 Yy D
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Environmental Outcomes (see map below). This area is also known as the
Thornlands Integrated Employment Area (TIEA).
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2008-09: Draft SEQ Regional Plan 2009-2031

* The Draft SEQ Regional Plan maintained Springacre/Taylor Road area in the
Urban Footprint.

» [t identified the area as an Enterprise Opportunity Area (EOA).
2009: SEQ Regional Plan 2009-2031

» The final SEQ Regional Plan removes the Springacre/Taylor Road area from
the Urban Footprint and includes it in the Regional Landscape and Rural
Production Area.

* The State Government clarified that this policy change was based primarily on
the area's Koala habitat values.

» The Southern Redland Bay Investigation Area was also removed for koala
habitat/restoration values.

« See a copy of the State Government press release relating to the above
mentioned decision here.

2010: Revised Centres and Employment Strategy (Redland
City Council)
* The Centres and Employment Strategy was re-positioned to account for the
removal of the Springacre/Taylor Road area from the Urban Footprint.

* The Strategy recommended increasing industrial land utilisation (height and
site cover) through planning scheme amendments.

= The Strategy also advocated for improved access to nearby and planned
regional industrial areas (e.g. Australia Trade Coast and Yatala) and focus on
population serving industrial development that needed to be located in the

City.
2013: Rural Futures Strategy

« The Springacre/Taylor Road area was included within the \Woodlands Drive
Rural Business and Innovation Precinct and the Double Jump Road Rural
Activities Priority Precinct.

2017: SEQ Regional Plan (ShapingSEQ)

» The Springacre/Taylor Road area (outside the Urban Footprint) is retained in
the Regional Landscape and Rural Production Area and identified as a
Potential Future Growth Area (PFGA). It is important to note that the spatial
extent of the PFGA was not cadastrally defined.
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= ShapingSEQ (page 114) contains the following commentary: ‘[Council] is
required to investigate this area in the short-term, including its potential as a
future employment area. The investigations to determine its appropriate use,
with the intent of the area defined, and appropriately reflected in the planning
scheme by the end of 2019'.

2018: Draft Redland City Plan

= Council is directed to remove proposed rural residential development from the
Southern Thornlands area and include provisions in the Strategic Framework
recognising the area’s potential to cater for longer term, future urban growth
(subject to further detailed investigations).

2018: Rural Enterprises Industry Sector Plan 2019-2024
(REISP)

= Council defers investigation of the Southem Thomlands Potential Future
Growth Area pending completion of REISP. The plan recommends as an
action item the investigation of the STPFGA as a future employment area for
key industry sectors including rural enterprises.

2019: Land Supply Development Monitoring (LSDM) Report
* The most recent report produced by the State Government as part of its
Growth Management Program identifies an estimated supply (~39 hectares)
of industrial land in Redland City. This is significantly less than the minimum
15 years of supply sought by ShapingSEQ.

* The capacity of residential land supply in the Redland consolidation and
expansion areas provides more than the minimum 15 years of supply sought
by ShapingSEQ.

2019: Southern Thornlands Potential Future Growth Area

(STPFGA)
« Atthe 9 October 2019 General Meeting, Council resolved:

+ To endorse the spatial extent of the Southem Thornlands PFGA

+ To endorse the scope of works required to complete the Southern
Thornlands PFGA investigation, subject to budget allocation; and

+ To maintain the report and attachment as confidential until a City Plan
amendment is released for public consultation, or in the event the
Southern Thomlands PFGA does not require any amendment to City
Plan, until Council has prepared a communication plan to inform the
community of the outcomes of the study.

@ redland.qld.gov.au \ 3829 8999 rcc@redland.qld.gov.au 9 Yy D

Item 19.3- Attachment 1 Page 178
This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

m Redland

CITY COUNCIL

February 2020

* Council allocated budget to undertake investigations of STPFGA and
investigations commence.

August 2020

+ Council receives and provides a response to a Ministerial Direction Notice
issued by the Planning Minister.

* A copy of the Council resolution is available here.

@ redland.qld.gov.au \ 38298999 [ rcc@redland.qld.gov.au ﬂ Yy D

Item 19.3- Attachment 1 Page 179
This document is classified CONFIDENTIAL and as such is subject to
s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

SOUTHERN THORNLANDS
POTENTIAL FUTURE
GROWTH AREA (PFGA)

Planning Report

Sarah Ormesher and Dean Butcher | REDLAND CITY COUNCIL
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1. Summary

1.1Background
* The Southern Thornlands Potential Future Growth Area (PFGA) comprises approximately 910 ha of
land to the north west of Victoria Point. The PFGA is 4.5km south of the Cleveland Principal Activity
Centre (PRAC), 4km southeast of the Capalaba PRAC and 2km west of the Victoria Point Major
Activity Centre. By Road, the PFGA is 27km from the Brisbane CBD via Capalaba and Old Cleveland
Road.

e The area has been the subject of changing land use policy designations led by State Government
regional planning and policy for an extended period of time. Accordingly, a number of studies have
previously been undertaken to consider the future land use intent for this area. These studies are
summarised in the Appendices (Sections: 10.1 Planning history and 10.2 Literature review summary).

* Asrequired by the South East Queensland Regional Plan 2017-2041 (Shaping SEQ), the purpose of
the project is to conduct investigations to determine the preferred future use of the area, including
its potential as a future employment area.

e Previous State Government and Council reporting has confirmed Redland City has sufficient supply
of appropriately zoned land and redevelopment opportunities to achieve the dwelling supply
benchmarks of the Shaping SEQRP to 2041. Recognising there is no need for land for residential
purposes, this project will focus on the potential of the area to accommodate employment
generating uses. The rationale for excluding residential as a potential land use option in the PFGA to
2041 is contained in Section 10.3.

» The Thornlands IEA Employment and Enterprise Needs Assessment’ (Needs Assessment) completed
by Economic Associates in 2016 identified a potential need for additional zoned industrial land in
Redland City in the short to medium term. The study identified a shortfall of potentially 50 ha by
2041 and recommended 100 ha of raw land be identified to accommodate the anticipated shortfall
across the City. The report stated that subject to further investigations and feasibility assessments,
the Southern Thornlands PFGA may be suitable to accommodate this shortfall.

s The Needs Assessment also identified that in the longer term (™15 years), an opportunity may exist
for the PFGA to accommodate a mixed industry business area (MIBA) subject to further feasibility
assessments. The report also identified that critical to the feasibility of a potential future long term
MIBA in the study area was the take up of supply of more appropriately located MIBA sites over the
next fifteen years in the broadersub region. The report concluded that up to 50 ha may be suitable
for a potential future MIBA with potentially 100 ha of raw land required. In total, the report
identified up to 200 ha of raw land may be suitable to accommodate industrial supply in the short to
mid-term and potential MIBA uses in the longer term.

* The most recent body of work commissioned by Council was the Context Review and Gap Analysis
undertaken by PSA Consulting in 2018. As the name implies, the purpose of this work was to review
relevant background material and identify any outstanding technical/policy/information gaps that
exist. PSA’'s recommendations provide arationale for preparing this planning report and undertaking
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the economic feasibility assessment (a complimentary body of work) to examine potential market
demand for employment generating and other uses within the PFGA.

1.2Site and surrounds

e  The studyarea is bound by Boundary Road in the north, Mount Cotton Road in the west, Eprapah
Creekin the south and properties directly adjoining Springacre Road in the east. It accommodates a
broad range of land uses including education facilities, sporting facilities, poultry farming, wholesale
landscaping supplies, plant nurseries, home based businesses and rural residential living.

e The land has a highly fragmented land use pattern and is held in multiple ownership. Lot sizes vary
significantly across the study area, ranging from 800m? to 69 hectares in size.

e The study area is situated between the Thornlands urban area to the north and east and the Mount
Cotton and Sheldon rural areas to the south and west respectively.

1.3 Regional context

e The studyarea is currently located within the Regional Landscape and Rural Production land use
designation in ShapingSEQ. Despite this, it is identified as a Potential Future Growth Areas (PFGA).
The intent of ShapingSEQ is to protect the future potential of the PFGAs and not promote or support
their investigation during the life of ShapingSEQ unless the Queensland Government's SEQ Growth
Monitoring Program indicates there is an inadequate land supply and the benchmarks or baselines
may not be accommodated in the Urban Footprint. Further commentary in Chapter 3, Part C: Sub-
regional directions specifically requires further investigations to be completed by Redland City
Council to determine the appropriate future use of the area .

s Itisimportant to note that the PFGA’s are not a development commitment and do not imply that all
or any part of these areas will be made available for developmentin the future.

1.4Planning and environmental opportunities and constraints
* The analysis undertaken as part of this report has identified the following constraints and
opportunities relevant to establishing employment generating and other uses within the PFGA:

o The PFGA is largely unconstrained by topography, with the majority of site sloping at a
gradient of less than 10%. The exception to this is the prominent east-west ridgeline that
generally runs along the southern side of Woodlands Drive, creating a visual divide between
the northern and southern sides of the study area;

© The PFGA is impacted by the 1%AEP flood level, which is generally limited to a network of
watercourses and drainage lines that exist throughout the study area. Any new development
should be located outside these areas;

o Ecologically significant areas, particularly those that contain a multitude of environmental
values or associated constraints (e.g. bushfire), should be prioritised for protection and are
not considered suitable for future development. These areas include land identified as:

o Matters of State Environmental Significance;

o Core Habitat/ Regional Riparian Corridor / Established Wildlife Corridor in the
Wildlife Connections Plan 2018 — 2028; or

o Awaterway corridor and buffer in the Redland City Plan Waterway Corridors and
Wetlands Overlay Code (i.e. riparian vegetation)
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o Ecologically significant areas should form part of the conservation and open space network
in order to protect important habitat for flora and fauna species and landscape amenity
values within the study area. Detailed structure planning may provide opportunities to
better protectand rehabilitate areas within the environmental corridor network in the
future if the current investigations identify employment generating opportunities of an
urban nature;

o The high quality landscape setting of the PFGA may be an attractive proposition for
businesses seeking to establish operations in the City;

o Land within the study area is highly fragmented, with lot sizes ranging from 800m? to ~69
hectares. Almost 89.5% of the property is privately owned. While almost 70% of the study
area is made up of titles that are larger than 3 hectares in size, incremental subdivision
activity, particularly in the central north of the study area has resulted in the creation of a
number of smaller and internal lots. These areas may present a significant obstacle to future
development, as fragmentation may undermine the efficient delivery of infrastructure and
limit the ability to amalgamate land at a size in which it is feasible to develop;

o Two recently approved subdivision applications on larger lots in the centre of the study area
may serve to artificially inflate the price expectations of landowners in the locality,
inadvertently impacting on the feasibility of developing the site for employment or other
uses. Due to fragmentation and underlying land costs, these areas are not considered
suitable for more intense forms of urban development;

o Education facilities such as Sheldon College are sensitive receptors and should be given a
buffer of 100m to protect these land uses from reverse amenity impacts arising from
potential future development;

o Poultry farms within the south of the PFGA and the former quarry site on Mount Cotton
Road present amenity constraints (odour, noise and dust) for future development in the
locality. However, opportunities exist to establish land usesin these areas that are not
sensitive to these impacts. In addition, the relatively small scale of the existing poultry
operations and their long term sustainability needs to be recognised;

o A large tract of land in the centre of the study area contains Agricultural Land Classification
[ALC) Class B land. Where possible, this land should be protected from more intense forms
of urban development;

o The PFGA provides an important interface between the Regional Landscape and Rural
Production Area and the Urban Footprint. Visual analysis has identified areas that have high
scenic amenity and form part of important viewsheds in the city (e.g. from Sirromet Winery
in the south). These view sheds should be protected or developed in a way that maintains
the prevailing rural character;

o Generally speaking, the PFGA is physically separated from the urban footprint by State
controlled roads. However, recognising this proximity to the urban footprint and depending
on demonstration of need and economic feasibility, parts of the PFGA may represent a
logical progression of urban development within the City;

o The PFGA is located outside the LGIP priority infrastructure area and currently has no access
to the reticulated wastewater network. The cost of servicing the site with this trunk
infrastructure may significantly increase the underlying cost associated with bringing any
future development in this area to market;

o The PFGA is expected to be connected to the NBN in mid-2020, providing access to the high-
speed telecommunications network;

o The northern and western sides of the PFGA are bound by the State controlled road network
(Mount Cotton road and Boundary Road respectively), providing a high level of access and
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exposure to passing trade. This may support the commercial viability of future business
operations;

Future access to the site, if deemed suitable for more intense employment generating uses,
may need to be taken from the internal road network including Woodlands Drive (arterial),
Springacre and Taylor Roads (sub-arterial) to limit impacts on the State road network;

The site has direct access to the regional public transport network, with several Translink bus
stops existing along the northern (Boundary Road) frontage. An opportunity exists to secure
higher frequency bus services along these routes to reduce car dependence; and

The PFGA may be capable of generating significant employment opportunities, making use
of the City’s skilled workforce and proximity to markets (as noted in the Rural Enterprises
Industry Sector Plan). This would contribute to a higher level of job self-containment within
the Redlands Coast and reduce travel distances/times far the potential future workforce.
Given the limited supply of industrial land within the City, the PFGA may provide a suitable
location for the expansion of existing businesses or the establishment of new businesses
that are focused on research, development and innovation. Opportunities also exist to
leverage off research activities currently being undertaken in the City (e.g. on the Cleveland
DAF site) or to establish a knowledge precinct/hub with a connection to research and
education institutions such as universities and Sheldon College.

1.5Key findings

* More than 60% (536.6 Ha) of the study area is impacted by category 1 constraints and is generally
not considered suitable for more intensive forms of development. These areas are depicted inred in
Figure 31. Category 1 constraints include:

o
o

Slope exceeding 15% — see section 5.2

Areas that contain significant environmental values, including Matters of State
Environmental Significance (MSES) and vegetation protected by a statutory environmental
covenant — see section 5.6

Core habitat and higher order wildlife corridors, as defined within the Wildlife Connections
Plan 2018 - 2028, including those defined as established and regional riparian corridors — see
section 5.6.2

Areasthat have been approved for rural residential subdivision and currently being sold to
private buyers for rural residential purposes - see section 5.11

Sensitive land uses (educational establishments, including a 100m buffer area) — see section
5.12

Local resource/processing areas — see section 5.13

Areasthat have high scenic amenity and are visually sensitive to change — see section 5.16
The 1% AEP flood area — see section 5.16

* The largest contiguous areas of unconstrained land are located on the eastern side of the PFGA, in
an area referred to as ‘precinct 2’ — see section 6.10. This precinct is intersected by Springacre Road
and predominantly contains lots that are 3-10 ha in size. Taking into account land fragmentation
issues and planning constraints, this part of the site is considered to be the most suitable location for
accommodating more intense forms of urban development.

* Precincts 1 and 4, located in the centre and west of the study area respectively, contain some
interspersed unconstrained land. In each of these precincts, smaller lot sizes (less than 3 ha) are
prevalent along the Mount Cotton Road (west) and Duncan/Boundary Road (north) frontages,
potentially increasing the difficulties associated with lot amalgamation for development purposes
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and efficient infrastructure delivery. Parts of these precincts may be suitable for more intense forms
of urban development, if deemed practicable and economically feasible.

e The southern half of the study area, termed ‘precinct 3’, is significantly constrained because it forms
part of an important viewshed from Sirromet Winery in the south and Mount Cotton Road in the
west. In order to protect important scenic amenity values in this locality, future development should
be of a lower intensity and scale, or undertaken in a way that is sensitive to the existing rural
landscape setting. Uses that are rural in nature (e.g. intensive horticulture) or that could compliment
the existing tourist offering in the area (e.g. Sirromet Winery) may be suitable in this locality.
Precinct 3 is not considered a suitable location to accommodate dense or visually bulky urban forms.
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2. Project aim and objectives

2.1 Project aim
s The aim of the project is to meet the requirement of ShapingSEQ; to determine the ‘appropriate use’
for the STPFGA. Noting previous investigations have confirmed the City has a sufficient supply of
land for residential purposes, the focus of the project will be on the suitability and feasibility of the
area to accommodate employment generating and other uses.

2.2 Project objectives
* The project objectives are:

o Toexamine the planning and environmental constraints of the land in order to determine
which areas within the Southern Thornlands PFGA are physically suitable for urban
development (i.e. as part of this report}); and

o Toundertake an economic feasibility assessment, informed by planning analysis that:

= Examines socio-economic trends in Redland City and the broader region;

= Determines what employment opportunities may be suitable in the PFGA;

= |dentifies the quantum of land that may be suitable to accommodate future land
uses in the PFGA, including employment generating uses;

= Considers the economic feasibility of delivery land within the PFGA to market; and

= Determines the optimal timing for any potential future development in the PFGA.

* Ultimately, the information referenced above will be used by the Strategic Planning Unit to make
recommendations to Council about the need for land within the PFGA to accommodate urban
growth during the life of the regional plan (i.e. to 2041).

2.3 Project staging

Planning Phases Economic Analysis
1. STPEGA Planning Report 2. Economic Feasibility
(this report) Assessment
What parts of the site are What land uses are suitable?
suitable for development ? Is it feasible ?
We are here Next step

3. Councillor briefing, prior
to public consultation

Is land within the PFGA required
for urban purposes by 20417 Future step / Council decision point

4. Master Planning

5. City Plan Amendment

Paotential future steps
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3. Site and surrounds

3.1 Location

e The Southern Thornlands Potential Future Growth Area (PFGA) is situated between the Thornlands
urban area to the north and east and the Mount Cotton and Sheldon rural areas to the south and
west respectively. The site is wholly located in the Regional Landscape and Rural Production Area, as
depicted in the South East Queensland Regional Plan (ShapingSEQ).

Figure 1: Southern Thornlands PFGA Area Context
e The studyarea is bound by Boundary road in the north, Mount Cotton Road in the west, Eprapah
Creek in the south and properties directly adjoining Springacre Road in the east.

Figure 2: Southern Thornlands PFGA study area
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3.2 Current zoning
e The site is predominantly zoned Rural but is interspersed with three properties that are zoned
Community Facilities. Two of these sites accommodate educational establishments (Sheldon College
and Nazarene Theological College) and one is in Council ownership. In the north western corner of
the site, there are three Conservation zoned allotments that are owned by the Queensland
Department of Transport and Main Roads.

\ THORNLANDS |

Figure 3: Redland City Plan 2018 (version 4) zone map

10
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4. Regional context

* Asrequired by the South East Queensland Regional Plan (Shaping SEQ), the purpose of the project is
to conduct investigations to determine the preferred future use of the area, including its potential as
a future employment area. Specific commentary from ShapingSEQ reads as follows:

‘Land within the Southern Thornlands area in Redland City (outside the Urban Footprint) has been
identified as a Potential Future Growth Area. Redland City Council is required to investigate this area
in the short-term, including its potential as a future employment area. The investigations must
determine its appropriate use, with the intent of the area defined, and appropriately reflected in the
planning scheme by the end of 2019,

It is noted that due to a Council resolution to finalise the ‘Rural Enterprises Industry Sector Plan’, the
abovementioned timeline was not met.

* Further commentary in ShapingSEQ indicates that PFGA’s are not a development commitment and
do not imply that all or any part of these areas will be made available for development in the future.
However, these areas may be supported for urban purposes during the life of ShapingSEQ if the
Queensland Government's SEQ Growth Monitoring Program indicates there is an inadequate land
supply and the benchmarks or baselines may not be accommodated in the Urban Footprint.

* The Queensland Government's SEQ Growth Monitoring Program indicates that the capacity of
planned industrial employment supply in Redland City is less than the 15 years of supply sought by
ShapingSEQ. The capacity and realistic availability of planned industrial employment supply is about
440 employees. These figures are about 1400 employees less than the 2041 industrial employment
planning baseline (the area needed to accommodate industrial employment growth) of about 1840
employees.

11
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5. Planning and environmental constraints analysis

5.1 Landslide hazard
* Parts of the Southern Thornlands Potential Future Growth Area (the PFGA) are covered by the low
and medium landslide hazard categories of the landslide hazard overlay contained within the
Redland City Plan 2018 (the RCP). These areas are shown in Figure 4.

e Only a relatively small area within the PFGA is identified as containing a medium landslide hazard,
specifically 206-216 and 218-228 Woodlands Drive, Thornlands, 110-118 Springacre Road,
Thornlands and 684-712 Mount Cotton Road, Sheldon. The latter comprises a former quarry and the
mapping likely represents embankments formed as part of the quarry operations.

e land depicted as being a low hazard rating is located sporadically across the PFGA, with the largest
concentration located along the southern side of Woodlands Drive. This area is also represented on
contour maps as containing steeper slopes from Woodlands Drive towards Eprapah Creekin the
south.

* landslide hazard areas do not present a widespread constraint to development within the study
area and can be addressed through detailed structure planning.

5.2 Topography
* Topographically, the PFGA ranges from a high point of 70 metres Australian Height Datum (AHD)
along Woodlands Drive in the centre of the study area, to a low point of 10 metres AHD along
Epraprah Creek in the site’s south eastern corner.

e The majority of land within the PFGA is relatively flat, with a slope of less than 5%. The most
significantly defined slope constrained land (10-15%) is a ridgeline that exists on the southern side of
Woodlands Drive in the centre of the site. Generally speaking, the land from this ridgeline slopes
downwards in a southerly direction towards Eprapah Creek. To provide a clearer overview of land
within the PFGA that is considered to be topographically constrained, refer to Figure 5. Yellow and
red areas depict locations with a slope of >10%.

* Outside the prominent ridgeline, the majority of the site that has a slope of 5-10% is located
adjacent to existing waterways. Other isolated pockets in excess of 10% are located in the central
west of the site.

s Steep lands require appropriate identification and should be protected from incompatible
development that could only be accommodated through significant excavation and fill activities.
Development that occurs in these areas has the potential to increase land instability and should be
avoided wherever possible.

* Infrastructure servicing costs are also increased in areas with steeper slopes. In this regard, potential
landslide hazards areas and topography will constrain the development potential of some areas
within the PFGA. For reference, industrial land uses are ideally situated in the target range of 0-5%,
particularly for large lot development. MIBA type land uses typically contain smaller building
footprints and therefore, may be suitable on sites with more significant gradients.
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* Overall, large tracts of land within the study area are considered to be well suited for urban
development. The following locations represent the least topographically constrained land in the
study area, with a slope range generally in the range of 0-5%:

o Land to the east and north-west of Springacre Road, which ranges from 15-35m AHD; and
o Land directly north of Eprapah Creek, which ranges from 15-35m AHD.

The northern half of the study area between Woodlands Drive and Mt Cotton Road is also fairly well
suited to development from a topographic perspective, with land in this area generally containing a
gradient of 0-10%.

5.3 Bushfire
e The State Planning Policy (SPP) mapping indicates that a significant portion of the PFGA is bushfire
prone. It contains areas categorised as high and medium potential bushfire intensity, as well as
potential impact buffer areas. These areas are shown in Figure 6.

e Bushfire prone areas are potentially impacted by significant bushfires or contain vegetation that is
likely to support significant bushfires. They also include areas adjacent to bushfire prone land that
are at risk of significant bushfire attack from embers, flames or radiant heat (potential impact buffer
areas).

* Ifland within the PFGA is deemed suitable to accommodate an alternative future use, detailed
structure planning of the area would be required. It is at this stage that bushfire hazards could be
considered in further detail through a technical asse ssment, with specific regard to other relevant
factors such as conservation corridor requirements, interfaces between vegetation and
development areas, access requirements etc.

5.4 Flooding
* The Redland City Plan Flood and Storm Tide Hazard Overlay (FSTHO) shows that certain parts of the
PFGA are subject to inundation during a 1% Annual Exceedance Probability (AEP) flood event. These
areas are shown in Figure 7. Recently, Council commissioned for revised flood modelling data to be
generated for catchments across the City, including catchments which traverse the study area.

e Although yet to be formally adopted, the revised mapping is generally consistent with the flood
information contained in the FSTHO. The new mapping shows slightly increased coverage in the
uppermost reaches of waterway corridors within the study area, however in areas where the spatial
extent has increased, depths are generally less than 50cm. In due course, this refined mapping
information will be incorporated into the FSTHO.

* Fornon-urban areas, Council’'s general policy position is that development should not be undertaken
in areasthat are flood prane. This will ensure that risks to people, property and infrastructure are

reduced to an acceptable or tolerable level, as required by the State Planning Policy (SPP).

e The areas depicted in Figure 7 are therefore considered unsuitable for intensification and any future
development, if deemed suitable/feasible, should be directed outside these areas.
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5.5 Waterways
* Waterways within the PFGA are currently mapped in the RCP as part of the Waterway Corridors and
Wetlands Overlay (WCWO). The overlay identifies both minor waterways and major drainage lines,
including Epraprah Creek, which forms part of the southern boundary, Hilliards Creek (centre and
west) and parts of the Thornlands catchment (north eastern corner).

e The purpose of the WCWO code is to protect the environmental values of waterways and wetlands
from the adverse impacts of development. To ensure these outcomes are achieved, development
should be located outside the areas mapped in the WCWO, as shown in Figure 8. The buffer
distances will ensure that development does not encroach on important riparian vegetation and
appear in the WCWO code as follows:

o Stream order 3 and 4: 25m; and
o  Stream order 5 and greater: 50m.

5.6 Environmental

5.6.1 Environmental significance overlay (MSES and MLES)

s The Redland City Plan Environmental Significance Overlay (ESO) depicts Matters of State
Environmental Significance (MSES — dark green) and Matters of Local Environmental Significance
(MLES - light green). The purpose of the ESO code is to manage development in a way that avoids or
minimizes impacts on environmental values across the City. The ESO is shown in Figure 9.

* Itis noted that amendments to the Planning Regulation 2017 in February 2020 have resulted in a
significant reduction in the spatial extent of mapped core koala habitat areas across the city,
including within the PFGA. Koala habitat is one of the categories used to compile the MSES layer,
which reflects the following values and is depicted in Figure 10:

o  Wetland values — defined waterway
o Wildlife habitat — containing:
= Endangered or vulnerable habitat;
= Special least concern animal habitat;
= SEQ koala habitat (Core)
o Vegetation and habitat — containing:
= Regulated vegetation - Category B - Endangered or of concern
= Regulation vegetation - Category C— endangered or of concern
= Regulation vegetation - Essential habitat
= Regulated vegetation - 100m from wetland

* To protect ecological values within the PFGA, development should be located outside areas
identified as MSES and MLES. Where this is not possible, development should be designed and
located in a way to minimise adverse impacts.

5.6.2 Wildlife corridors
* Council recently prepared the Wildlife Connections Plan (WCP) 2018-2028. The WCP aims to
geographically identify and provide priority actions for the management, enhancement and
protection of core wildlife habitat patches and to facilitate improved connection of wildlife corridors
in Redland City. Established, Regional Riparian and Coastal Foreshore Corridors are the highest
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priority for protection and rehabilitation. Core habitat and corridors within and adjacent to the study
area are shown in Figure 11.

e This WCP indicates the following for the PFGA:

o A Regional Riparian Corridor forms the southern boundary of the PFGA, along Eprapah Creek;

o An Established Wildlife Corridor runs through the centre of the PFGA, linking with the Weippin
Street and Scribbly Gums Conservation Areas to the north in Alexandra Hills/Cleveland;

o Separate Enhancement Corridors run through the eastern and western sides of the Study Area,
providing north-south connections. These corridors are the second highest priority for
protection and rehabilitation and have a width of 100m; and

o Stepping Stone Corridors are a lower priority for protection and rehabilitation and are also
shown within the Study Area, running along Woodlands Drive and parallel to Boundary Road
through the centre of the study area.

e To protect the integrity of the environmental corridor network, land identified as core habitat or
that contains a Regional Riparian or Established Wildlife Corridor is recognised as highly constrained
and unsuitable for more intense forms of urban development.

e Iffuture development is to be accommodated within the PFGA, detailed structure planning would
need to be undertaken. As part of this process, more detailed ecological investigations will need to
be completed to determine the most appropriate locations for wildlife corridors in the PFGA. The
structure planning process would also ensure that potential conflicts between design elements such
as environmental corridors and infrastructure networks could be appropriately considered and
reconciled.

5.6.3 Koala conservation

e The State Government recently produced revised koala habitat mapping for the whole of South East
Queensland. In the new mapping, the whole of the mainland (including the PFGA) is retained as a
Koala Priority Area (KPA). A KPA is proposed to be the focus for habitat protection and restoration
and where the strictest clearing controls will apply.

e Given habitat loss is acknowledged as one of the most significant threats to the long term viability of
koala populations in SEQ (Koala Expert Panel, 2017), areas identified as koala bushland habitat are
not considered suitable locations to accommodate future development within the PFGA. In this
regard, the feasibility to develop within the PFGA should take into account the opportunities
available to support a viable population of koalas in the area and to increase connectivity between
habitats.

5.6.4 Threatened species and regional ecosystems
e If parts of the PFGA are deemed suitable for urban development, more detailed ecological reporting
would be undertaken as part of the structure planning process. It is at this stage that the presence of
threatened species and regional ecosystems could be verified, including consideration of
appropriate development layouts and design responses to ensure their ongoing protection.
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Threatened species
* Threatened species are plant and animal species that are at risk of extinction - different conservation
classes are allocated depending on the degree of risk. In Queensland, threatened species are listed
under the Nature Canservation Act 1992 in the following conservation classes:
o Extinct in the wild;
o Endangered;
o Vulnerable; and
o Nearthreatened.

s A Department of Environment and Science environmental report, obtained for the purpose of
informing this study, indicates that 9 threatened species have been recorded on, or within 4km of
the PFGA.

Regional ecosystems

* Regional ecosystems are vegetation communities in a bioregion that are consistently associated with
a particular combination of geology, landform and soil. These ecosystems are classified into three
categories, as outlined in Table 1 and shown in Figure 12.

e Allregional ecosystems within the PFGA are identified as Matters of State Environmental
Significance (MSES) and generally contain heavily vegetated areas. These areas are not considered
suitable for more intense forms of urban development and should be prioritized for protection,
forming part of the future open space and conservation network.

Regional Ecosystem Category Descriptor |

Endangered (Category A, B, C or R) * 10% to 30% of the pre-clearing extent of
the regional ecosystem; and

s |essthan 10,000ha.

Of concern (Category A or B) * 10% to 30% of the pre-clearing extent of
the regional ecosystem; or

s more than 30% of the pre-clearing extent
of the regional ecosystem; and

* |essthan 10,000ha.

Least concern (Category A, B or R) * more than 30% of the pre-clearing extent
of the regional ecosystem; and

s more than 10,000ha.

Table 1: Regional ecosystem categories (Source: Vegetation Management Act 1999)

5.6.5 Acid sulfate soils
e Acid Sulfate Soils are not known to existin the PFGA, as the entire study area exists above 20m
Australian Height Datum (AHD).

5.7 Covenants
* Covenants relate to three land parcels within the PFGA at 31-75 Taylor Road, 143-155 Duncan Road
and 157-163 Duncan Road, Sheldon. These areas are shown in Figure 13. The covenants are
environmental covenants and legally require landowners to protect and preserve the relevant
environmental features.

5.8 Easements
e There are 11 easements within the study area, as shown in Figure 13. These easements all burden
private property are in place to support the proper functioning of the land for which they are
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benefiting. The easements located across the PFGA are in place for either access or storm water
purposes. It is not expected that the provision of these easements will provide a major impediment
to future development within the PFGA.

5.9 Heritage
* Important local heritage sites within Redland City are identified in the RCP Heritage Overlay. The
PFGA does not contain any local heritage sites.

* Places that have State cultural heritage significance are protected under the Queensl/and Heritage
Act 1992 and are listed on the Queensland Heritage Register. The register indicates that the PFGA
does not contain any places that of State heritage significance.

e Aboriginal cultural heritage is protected under the Aboriginal Cultural Heritage Act 2003. The
Department of Aboriginal and Torres StraitIslander Partnerships maintain a cultural heritage
database under the Act. The database and register is not publically available and should be
considered as part of the detailed structure planning process, if the area is deemed suitable for
future urban development.

5.10 Property information
5.10.1 Land uses
® The study area accommodates a broad range of land uses including education facilities, sporting
facilities, poultry farming, wholesale landscaping supplies, plant nurseries, home based businesses
and rural residential living. For a more detailed overview of existing industries and employment
generators in the area, refer to section 8: Existing industries and employment generators within the
PFGA.

5.10:2 Land ownership
* The PFGA contains 251 allotments. There are 226 individual landowners and more than 99.5% of
registered property is privately owned. The following table provides a summary of land ownership

details:
Ownership # Lots Area (hectares) % of Study Area
State 4 0.6 0.05%
Council 1 2.5 0.3%
Private ownership 246 856.2 99.65%
Total 251 859.3 100%

Table 2: PFGA land ownership details

* Figure 14 displays property ownership information across the study area, including consolidated
landholdings.

s Land ownership can affect the supply of land for development and the rate at which it becomes
available to the market. This is generally due to the following factors:
o A land owner may not want to develop their land;
o A land owner may choose not to sell their land to make it available for development; or
o A land owners price expectations may be higher than market value, preventing otherwise
commercially viable development from proceeding.
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5.103 Lot sizes and fragmentation
s To ensure the efficient development of land, high guality urban design outcomes and address known
site constraints, large parcels of land are generally required. For the purpose of this study, it has
been assumed that smaller lots (i.e. those <3 ha in size) are more difficult to combine and expensive
to acquire (on a $/m? basis) relative to larger lots with a reduced number of improvements.
Generally speaking, smaller and internal lots require amalgamation to address the abovementioned
issues.

s The PFGA covers approximately 910 ha, with lot sizes ranging from 800m? to ~69 ha (note: existing
road reserves account for an additional ~ 54 ha). An overview of lot sizes across the study area is
displayed in Figure 15 and summarised in the table below. An analysis of ot sizes indicates that:

o 172 lots (68.5%) are less than 3 ha in area but account for only 23.4% of the area; and
o 79 lots (31.5%) are more than 3 ha in area but account for 76.6% of the area.

Land size category No# % of PFGA area
Lots 33.0 13.1
< 3,000m2 Ha 5.2 0.6
Lots 94.0 375
3,000m2 — 2 ha Ha 87.2 10.2
Lots 45.0 17.9
2ha=3 ha Ha 108.6 12.6
Lots 39.0 15.5
3ha-5ha Ha 145.9 17.0
Lots 280 11.2
5 ha—10 ha Ha 213.0 24.8
Lots 5.0 2.0
10 ha-20 ha Ha 61.9 7.2
Lots 5.0 2.0
20 ha—35 ha ha 124.2 14.5
Lots 1.0 0.4
35 ha-50 ha Ha 44 .6 o 74
Lots 1.0 0.4
50 ha+ Ha 68.7 8.0
Totals Lots 251 100%
Ha 859.3 100%

Table 3: PFGA lot sizes

» Generally speaking, the largest allotments are distributed throughout the centre of the PFGA, as well
as the south-eastern and north-eastern quadrants. The smallest allotments are generally located:

o Along Boundary Road between W oodlands Drive and Taylor Road;
o On the eastern side of the Taylor Road in the north of the study area;
o On the western side of Woodlands Drive in the north of the study area; and
© On the eastern side of Woodlands Drive in the south of the study area.
18
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* Almost 70% of the PFGA is made up of titles that are greater than 3 hectares in size. Despite this,
land fragmentation represents a significant constraint in the northern half of the study area where
incremental subdivision activity has resulted in the excision of lots from parent titles for low density
residential development, as well as the creation of internal lots. The distribution of internal lots is
shown in Figure 16.

s land fragmentation, as well as difficulties associated with land acquisition, may present a significant
obstacle to efficient delivery of infrastructure and development of land within the study area. These
factors, including the willingness of owners to sell their land and price expectations, will be
examined as part of the economic feasibility assessment.

2 i Relevant development applications
* Two large allotments within the PFGA are about to become fragmented further after the following
subdivision approvals were granted:
o ROLDODB0O97 at 157-195 and 197 Woodlands Drive (3 into 38 lots); and
o ROLO06209 at 84-122 Taylor Road (1 into 29 lots).

These properties are identified in Figure 17.

s Recognising newly created allotments within these subdivisions will exacerbate land fragmentation
issues, this locality should be excluded from consideration as a future urban area. Any future
development for employment generating or other uses within the PFGA should also have regard to
the number of new residences likely to establish in this area and the potential need for buffering to
reduce reverse amenity impacts.

* The abovementioned subdivision approvals may be seen by other landowners within the locality as a
justification for demanding higher prices for their land than would have otherwise been the case.
These land value expectations may be inconsistent with the current marketvalue of the land and
inadvertently impact on the feasibility of developing the site for employment generating or other
uses.

5.12 Sensitive land uses
* The following sensitive land uses exist within the study area:
o Education facilities (Sheldon College and Nazarene Theological College); and
o Places of Worship (Kingdom Hall of Jehovah's Witnesses and Thornlands Bible Church)

* Forthe purpose of this assessment, Sheldon College including a 100m buffer area is considered ‘off
limits’ to further development. This position recognises the significant investment that has gone into
establishing the campus and the fact that it would not be economically feasible to redevelop this site
for an alternative purpose (i.e. it is the highest and best use of the land). Land uses with a nexus to
the education and research function of this site, including those that would facilitate the
establishment of career pathways, may be considered suitable in closer proximity to the site.

* Forthe other sensitive land uses located within the study area, including undeveloped land owned
by Sheldon College, these sites are not considered to present a significant constraint for potential
future development in the area. This position reflects the fact that these sites do not have significant
building footprints and are thus unlikely to be significantly more expensive to acquire for the
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purpose of land amalgamation and potential future development. Of course, this evaluation does
not take into account the owners future plans for the site or willingness to sell.

513 Extractive resources
e The Extractive Resources Overlay (ERQ) within the Redland City Plan indicates that 684-712 Mount

Cotton Road, Sheldon is a Local Resource Processing Area. A ~1km buffer, known as the Local
Resource Separation Area (LRSA) is also identified in the ERO. Provisions within the ERO overlay code
seek to ensure that new development does not:

o compromise the ability to extract resources in a safe and efficient manner,

o compromise the potential of the extractive industry to expand in the future; or

o introduce uses that are sensitive to the operation of the industry.

e Although the quarry is no longer in operation, for the purpose of this analysis, it has been assumed
that this use could resume in the future and that the LRSA should be protected from encroachment
by incompatible uses.

s Land within the ERO is recognised as being constrained due to the potential for emissions (namely
noise and dust) to impact on adjoining land. Despite this, it is recognised that more intense forms of
development could be accommodated in the LRSA if they are not sensitive to the aforementioned
amenity constraints. Such uses may include, but are not limited to parking stations and transport
depots, which would also benefit from access to the state controlled road network (i.e. Mt Cotton
Road). An extract from the ERO is contained in Figure 18.

5.14 Poultry farming
* Unlike the former Redlands Planning Scheme 2006, the current RCP does not contain a poultry
industry overlay. Instead, provisions have been incorporated within the relevant zone codes to
ensure that residential development in proximity to operating poultry farms does not occur until
odour impacts have been reduced to acceptable levels. To see the locations of existing poultry
farming operations in the study area, refer to Figure 19.

s This planning study has been based on the assumption that the PFGA, if deemed suitable for urban
development in the future, will primarily comprise non-residential uses. Whilst such uses are
generally not considered to be sensitive receptors, it is still necessary to ensure that amenity impacts
from existing poultry farms are effectively managed. Managing reverse amenity impacts from the
poultry farms is not expected to present a major constraint to future development in the PFGA and
could be considered as part of the structure planning process.

515 Agricultural land
e Alarge tract of land in the centre of the study area contains Agricultural Land Classification {ALC)
Class B land, as depicted in Figure 20. Class B land is defined as ‘Limited crop land that is suitable for
a narrow range of current and potential crops due to severe limitations, but is highly suitable for
pastures. Land may be suitable for cropping with engineering or agronomic improve ments’ (Business
Queensland, 2020).
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* The State Planning Policy State interest on agriculture seeks to protect Class A and B land for
sustainable agricultural use by avoiding further fragmentation and avoiding development that will
have an adverse impact.

» The existence of Class B agricultural land is an additional constraint that needs to be accounted for
when evaluating the suitability of the study area for more intense forms of urban development. To
support the long-term viability and growth of the agricultural sector, future development, if deemed
suitable/feasible, should be directed outside these areas wherever possible.

BB Visual analysis
s The RCP strategic framework makes reference to the fact that Redlands’ landscapes and landforms
provide a high level of scenic amenity, contribute to local character and identity and are of cultural
significance. More specifically, section 3.5.1.2 states that the following features should be protected:

‘the scenic outlook from vantage points along Mount Cotton Read and Wood|lands Drive looking
across Eprapah Creek and east to Moreton Bay across a rural landscape.’

s From asense of place perspective, any future development within the PFGA should be undertaken in
a sensitive manner to maintain the transition between the between the Regional Landscape and
Rural Production Area (south and west) and the Urban Footprint (north and east). This will reduce
visual conflict and ensure the important landscape values within the study area are protected.
Further investigations into maintaining and enhancing the visual landscape can be undertaken
through detailed structure planning, if the area is deemed suitable for urban development.

s Certain businesses may see the high quality landscape setting of the PFGA as an attractive
proposition when evaluating the merits of establishing their operations in the City. The strong road
corridor view line along the Boundary Road frontage also provides a high level of visual exposure to
passing traffic, potentially supporting commercial viability.

5:16:1 Existing viewsheds
* Sirromet Winery, an important local tourist attraction within the City, is a key vantage point located
to the south of the study area. View lines to the north from this area, with ground levels of
approximately 65m AHD, terminate at the southern ridgeline (south of Woodlands Drive) within the
PFGA and extend eastward.

e Given the southern portion of the PFGA is visually prominent, forming both part of the Sirromet
Winery viewshed and scenic outlooks from Woodlands Drive and Mount Cotton Road, development
within this area should not be of significant bulk and scale. Conversely, it should be developed in a
sensitive manner with an aim to retaining vegetation wherever possible.

* Development within or adjacent to other visually prominent areas, including high points within the
centre of the study area and the vegetated allotment on the south eastern corner of the Boundary
Road / Woodlands Drive intersection should also be carefully managed to ensure that important
place values are maintained.
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* The Sirromet Winery viewshed and important visual focal points within the study area are shown in
Figures 21-23.

6. Infrastructure capacity analysis
6.1Sewer
* The PFGA is located outside the Priority Infrastructure Area (PIA), as identified in the Local
Government Infrastructure Plan (LGIP). As such, the area is not serviced by trunk wastewater

infrastructure and there are no plans to deliver this infrastructure under the LGIP or Council Netserv
Plan.

* Newly approved subdivisions within the PFGA, at 84-122 Taylor Road and 157-197 Woodlands Drive,
that comprise an additional 67 rural residential allotments, will be serviced by on-site sewer
treatment. These development applications did not give any consideration to the possibility to
connect to Council’s reticulation infrastructure.

* Thatnature and scale of any potential future development proposed within the PFGA will ultimately
determine the wastewater treatment options available. The two options most likely to be
considered would be:

1. effluent pumping and treatment at one of Council’s Wastewater Treatment Plants;
or
2. on-site treatment (i.e. establishment of an on-site treatment plant)

6.2 Water

» The PFGA is located outside the LGIP PIA, although it is located within the Heinemann Road and
Mount Cotton water supply connection area.

e  Abulk water supply pipeline intersects the centre of the PFGA in a north-south direction and
connects the site with the SEQ Water grid. This 450mm pipeline runs within the road reserve of
Woodlands Drive in the south to Taylor Road in the north. In addition, the site has access to:

o A 200mm water main along the Boundary Road frontage;

o A 150mm water main along the entirety of Woodlands Drive;
o A 150mm water main along the entirety of Taylor Road; and
o A 150mm water main along the entirety of Springacre Road.

s The availability of potable water supply is not likely to present a significant constraint to
development within the PFGA, however network upgrades may be required to ensure that delivery
is consistent the desired standards of service for urban development. Existing water supply
infrastructure is shown in Figure 24.

6.3 Feedback from Redland Waste and Water

* Toinform the Economic Feasibility Assessment, advice from Redland Waste and Water was sought
to determine the preliminary costing associated with servicing the PFGA with trunk water and
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wastewater infrastructure. A nominal area and maximum number of Equivalent Persons (EP's) at
build-out were provided to Redland Waste and Water to inform this assessment. The preliminary
costing, which includes a 30% contingency, amounted to approximately $31 million dollars. These
infrastructure costs will be considered as part of the economic feasibility assessment.

6.4 Stormwater
» The PFGA is located in a sensitive stormwater drainage area, incorporating coastal creek systems
that drain directly into Moreton Bay, a Marine Park containing the Moreton Bay Ramsar site. Any
future urban development within the area would need to be supported by a stormwater
management strategy that ensures the environmental values of receiving waterways are not
adversely impacted by the rate and quality of stormwater runoff.

6.5 Electricity

e The PFGA has access to the Energex electricity network, including a 33kV overhead powerline in the
north eastern corner (Boundary Road Frontage). The remainder of the site has access to the 11kV or
240V overhead power network. It is not expected that accessing the electrical network will provide a
major impediment to future development within the PFGA, however any unique requirements for
employment generating uses (e.g. advanced manufacturing) should be clarified as part of the
economic feasibility assessment. An overview of Energex electricity infrastructure within the PFGA is
shown in Figure 25.

6.6 Telecommunications
* NBN network capability is currently unavailable for almost the entire area of the PFGA, apart from a
very small portion within the north eastern corner on Boundary Road. The NBN Co. website indicates
that building in the area has commenced and access is anticipated to be available from May 2020.

* Access to high-speed telecommunications infrastructure provides the level of service considered
necessary to attract future businesses. This is particularly true for industry types where business
operations are conducted remotely or are heavily reliant on sensors connected to the internet, such
as high intensity greenhouses.

e The future rollout of the 5G (wireless) network may also provide alternative high-speed internet
access to the area.

* Given the timeline associated with future development potentially coming online (i.e. 5+ years), the
current lack of connectivity is not considered to be a major impediment to future development in
the area.

6.7 Gas
* The PFGA does not have access to the natural gas network. Gas is a key input in some manufacturing

processes, potentially diminishing the attractiveness of the area for some business operators, but is
not expected to be a major constraint for potential future development within the PFGA.
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6.8 Transport
6.8.1 Road network
s The PFGA is generally bound by Mount Cotton Road in the west, Boundary Road in the north and

Springacre Road in the east. Boundary Road (4 lanes) and Mount Cotton Road (2 lanes) are state
controlled arterial roads linking the PFGA with the Victoria Point Major Centre in the east, Logan City
in the south and M1 motorway in the west. Direct access off State controlled roads is not desirable
and to optimise traffic efficiency, it is envisioned that future vehicular access to any developable
area within the study area would occur via internal service roads. The road network within the PFGA
is shown in Figure 26.

e The road hierarchy within the Redland City Plan identifies that:
o Boundary Road and Mount Cotton Road are state controlled roads;
o Woodlands Drive, Mount Cotton Road and Boundary Road are classified as arterial roads; and
o Taylor Road and Springacre Road are identified as sub-arterial roads.

* AsTaylor Road contains a significant education facility and is not intended to be upgraded in the
foreseeable future, it is preferable that additional vehicle movements be directed to alternative
access points being Woodlands Drive and Springacre Road. These roads are intended to be upgraded
during the life of the LGIP, as outlined in section 6.7.2 below.

e |f parts of the PFGA are deemed suitable for more intense forms of urban development, a traffic
impact assessment would need to be undertaken to examine future vehicle volumes and
movements and identify any requisite upgrades to the road network.

6.8.2 Proposed future upgrades (LGIP)
e The current LGIP road network map indicates that the following upgrades will occur within the study
area to 2031:

Location Description Cost and Timing LGIP Item #
Woodlands Drive Reseal, widening and ~$4.3M (2027- TR-L-85
from Taylor Road to intersection upgrade 2031)

Boundary Road

Springacre Road from | Reseal, widening and ~2.7M (2022- TR-L-107
Boundary Road to intersection upgrade 2026)

Eprapah Road

6.8.3 Primary access points
e The studyarea has direct frontage of approximately 4.4km to Duncan Road/ Boundary Road.
Boundary Road is the principal east - west route and provides four access points to the PFGA via the
following intersections, as shown in Figures 27-30:
o Duncan Road / Mt Cotton Road
o Taylor Road / Boundary Road
© Woodlands Drive / Boundary Road
© Springacre Road / Boundary Road
An overview of the existing access pointsis outlined below.
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uncan Road / Mt Cotton Road
* The westernmost access point on to Boundary Road (named Duncan Road at this point, before
forming Boundary Road) is via a signalised four way intersection from Mount Cotton Road. There is a
120m right hand queuing lane to access the site from the western approach and a 35m slip lane to
access the site from the eastern approach.

Taylor Road / Boundary Road

*  Approximately 2km further east is Taylor Road, which connects to Boundary Road via a multi-lane
roundabout. In addition to east and west traffic movements, the northern exit carries traffic towards
Alexandra Hills, Capalaba and the M1 along Redland Bay Road.

Woodlands Drive / Boundary Road

e Approximately 800m west from Springacre Road is Woodlands Drive which connects with Boundary
Road via a four way intersection. Woodlands Drive is an arterial road which eventually connects to
Mount Cotton Road to the south west. The intersection has a 125m right hand queuing lane to
access the site from the western approach and a 160m slip lane to access the site from the east.

Springacre Road / Boundary Road

* The easternmost access point is via a signalised T intersection from Springacre Road, a sub-arterial
road, which connects to Mount Cotton Road to the south west. There is a 90m right hand queuing
lane to access the site from the western approach and a 75m slip lane to access the site from the
east.

6.8.4 Public and active transport
* There are limited public transport options available across the wider PFGA. However, there are a
number of TransLink bus stops located on Boundary Road, as shown in Figure 26. These bus stops
provide an infrequent service to key centres and public transport nodes such as Victoria Point,
Cleveland and Capalaba.

* The following points, extracted from relevant transport planning documents, provide further insights
into the future provision of public transport services and infrastructure upgrades in the locality:

© Redlands Coast Transport Strategy: recommends upgrading the Boundary Road corridor as a
transport corridor, to provide improved public transport connecting to activity centres such as
Capalaba, Mount Gravatt and Victoria Point.

o Draft Regional Transport Plan: as part of action 3.20, indicates that transport planning will be
undertaken to investigate public transport priority options from Capalaba to Redland Bay
(including Victoria Point).

o ShapingSEQ: identifies Boundary Road as part of the future high frequency public transport
network (defined by Translink as a 15min frequency or better).

* To take advantage of the existing public transport network, and to provide a convenient level of
access to future urban uses, future development should promote the use of public transport and be
located within an easy walkable catchment to these services (most likely feeder bus services
connecting to Boundary Road as a high frequency corridor). It should also be designed to integrate
with the Principal Cycle Network (note: cycling catchments are typically considered up to 10km from
place of work/destination), particularly from adjoining or nearby residential areas such as the South
West Victoria Point emerging community.
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7. Land suitability analysis

e This section of the report represents a refinement of the planning constraints and infrastructure
capacity analysis undertaken in sections 5 and 6. It examines the suitability of land for development
by qualifying the relative impact of the constraint (i.e. to what extent does it limit development from
occurring) and considering potential opportunities.

® Forthe purposes of this analysis, the PFGA has been broken into 4 precincts that are roughly similar
in size (i.e. circa 200 ha), as shown in Figure 32. It is noted that this was the nominal guantum of raw
land the Thornlands |IEA Employment and Enterprise Needs Assessment recommended to be
identified to accommodate both industrial uses and MIBA uses in the city to 2041. The precincts are
broadly defined by the road network and natural features such as topography and waterways.

e The objective of the land suitability analysis is to:

o categorise constraints with regard to their impacts on development potential;

o identify parcels of land that are suitable for more intense forms of urban development
across the study area; and

o evaluate areas of land with similar constraints, opportunities or features (i.e. by precinct), to
determine relative advantages and disadvantages (pros and cons).

7.1 Constraint categories
e Forthe purpose of this assessment, constraints have been assigned into 3 categories, as outlined in
the table below. These include:

o Constraint Category 1 - These areas are not considered suitable for more intense forms of
urban development.

o Constraint Category 2 — These do not present an insurmountable constraint for
development but potentially have moderate- significant impacts on the associated cost of
developing the land. Depending on the nature of these constraints, certain types of
development may not be suitable (e.g. a sensitive use in proximity to an extractive resource
area). Some areas where multiple constraints intersect may be significantly limited with
regard to future development potential.

o Constraint Category 3 — These constraints have a fairly limited impact on development
potential and are likely to have a small impact on the associated costs of developing land
(relative to Constraint Category 2).

Constraint Category 1

Constraint Type Constraint Description

1%AEP Flood Level Areas subject to inundation during 1%AEP flood event.

Waterway Corridors Waterway corridors and buffer areas that contain riparian
vegetation.

Slope >15% Sites with steep gradients are significantly more expensive to
service with infrastructure and usually require significant
earthworks to facilitate development, inflating development
costs.

Sensitive land uses Sheldon College — including a 100m buffer.

Approved rural-residential These sites have been approved for subdivision, inflating

subdivisions underlying land costs and increasing the level of lot
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fragmentation. These sites are unlikely to be economically
feasible to develop for non-residential purposes.

Areas visually sensitive to Parts of the study area that form part of the Sirromet winery

change viewshed or are |ocated in visually prominent positions.

Wildlife corridors (core Council's Wildlife Connections Plan 2018 — 2028 states that

habitat, regional riparian & these core habitat areas and corridors have the highest

established corridors) ecological values in the City and are therefore the highest
priority for protection and rehabilitation.

Environmental Values — MSES - These areas contain state significant environmental

*  Matters of State values such as core koala habitat and endangered regional
Environmental ecosystems.
Significance (MSES) Covenants —These areas contain vegetation that is legally
e Covenants protected by covenants that attach to the land.

Local Resource/ Processing This site contains a quarry.

Area

Constraint Category 2

Constraint Type Constraint Description

Slope 10 - 15% or medium These areas are more expensive to service with infrastructure

landslide hazard than flatter sites and may require large scale earthworks to be
undertaken to facilitate development. As would be expected,
development within these areas incurs comparatively higher
development costs.

Lots < 3 ha Smaller lots are generally more expensive to acquire (ona m?
basis) and more difficult to amalgamate, potentially
increasing underlying land acquisition and infrastructure
servicing costs.

Bushfire hazard areas (high As would be expected, high bushfire hazard risk areas

potential bushfire intensity) generally exist in locations with significant vegetation
coverage. To reduce risks to an acceptable or tolerable level,
as outlined in the State Planning Policy, development in these
areas will be required to design and locate in a way that
minimises risks to people property and infrastructure. This
potentially increases associated development costs.

Wildlife corridors Council's Wildlife Connections Plan 2018 — 2028 states that

(enhancement and stepping these core habitat areas and corridors have medium

stone corridors) ecological values and are a low-medium priority for
protection and rehabilitation.

Environmental Values - These areas contain locally significant environmental values.

Matters of Local Where possible, development in these areas should adopt the

Environmental Significance ‘avoid, mitigate, offset’ approach to limit adverse

(MLES) environmental impacts.

Local Resource Separation Development within these areas must be compatible with

Area and Transport Route existing and potential future extractive resource activities

Separation Area (e.g. noise and dust pollution) and should not impair their
operation.

Agricultural land These parts of the site contain agricultural land class (ALC) B
land.
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Constraint Category 3

Constraint Type Constraint Description
Slope 5 - 10% or low landslide | These areas are more expensive to service with infrastructure
hazard than flatter sites and may require small-moderate scale

earthworks to be undertaken to facilitate development.
Bushfire hazard areas (medium | These bushfire hazard risk areas generally exist within or

potential bushfire intensity or | adjacent to (i.e. within 100m) land with significant vegetation
potential impact buffer) coverage. To reduce risks to an acceptable or tolerable level,
as outlined in the State Planning Policy, development in these
areas will be required to design and locate development in a
way that minimizes risks to people property and
infrastructure. This potentially increases associated
development costs.

Wildlife corridors Council’s Wildlife Connections Plan 2018 — 2028 states that
(enhancement and stepping these core habitat areas and corridors have medium
stone corridors) ecological values and are a low-medium priority for

protection and rehabilitation.

Poultry sheds These sites contain operational poultry sheds. Amenity
impacts from odour pollution should be addressed and
reduced to an acceptable or tolerable level where
development is proposed in close proximity.

s The constraint categories outlined in this section have been used to generate a map that shows both
constrained and unconstrained parts of the PFGA - this shown in Figure 31. The mapping indicates
that the bottom half of the study area (south of Woodlands Drive) is the most heavily constrained,
while the eastern side is least constrained. The northern and western sides of the study area are
interspersed with unconstrained areas.

7.2 Precinct analysis
* Asoutlined in Figure 32, the PFGA has been broken into 4 precincts which will be referenced as
follows:
o Precinct 1/ ‘northern precinct’ (yellow)
o Precinct 2 / ‘eastern precinct’ (green)
o Precinct 3 / ‘southern precinct’ (blue)
o Precinct 4 / ‘western precinct’ (red)

* The pros and cons of each precinct have been summarised in the following section.

7.2.1 Northern Precinct (Precinct 1) — Pros and Cons

Total land area (including road reserves): 278.9 Ha
Unconstrained land Area: 114.3 Ha (41%)

Undevelopable area (Constraint Category 1 + road reserves): 164.6 Ha (59%)

Pros
* Northern frontage adjoins Boundary Road, providing a high level of commercial exposure.
e Serviced by public transport (bus).

s The precinct is relatively flat.
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* Adjoinsthe Urban Footprint, representing a logical extension to the urban area.
s Relatively easier to service with trunk wastewater infrastructure.
e Internal site access available via Springacre Road (sub-arterial) and Woodlands Drive (arterial).

Cons

e Highly fragmented ownership, including a high proportion of small (i.e. <3 ha) and internal lots.

* Contains sensitive development sites (Sheldon College and the Kingdom Hall of Jehovah's
Witnesses), which require buffering from more intense forms of urban development.

e The largest areas of unconstrained land have been approved for rural-residential development
(subdivision).

* Environmental areas in the north western corner of the precinct are protected by environmental
covenants.

e The centre of the precinct contains an established wildlife corridor.

e At least half of the precinctg is identified as agricultural land class B land.

7.2.2 Eastern Precinct (Precinct 2) — Pros and Cons

Total land area (including road reserves): 168.8 Ha
Unconstrained land Area: 112.5 Ha (66.6%)

Undevelopable area (Constraint Category 1 + road reserves): 56.3 (33.4%)

Pros
* Northern frontage adjoins Boundary Road, providing a high level of commercial exposure.
s Serviced by public transport (bus).
* The precinct is relatively flat.
s Adjoinsthe Urban Footprint, representing a logical extension to the urban area.
* Relatively easier to service with trunk wastewater infrastructure.
* Internal site access available via Woodlands Drive (arterial).

* Contains a high proportion of larger lots (average lot size is almost 4 ha).

Cons

e Contains large areas of flood prone areas and state significant vegetation

* Contains a sensitive development site (Nazarene Theological College), which requires buffering from
more intense forms of urban development

7.2.3 Southern Precinct (Precinct 3) — Pros and Cons

Total land area (including road reserves): 270.4 Ha
Unconstrained land Area: 16.5 Ha (6%)

Undevelopable area (Constraint Category 1 + road reserves): 253.9 Ha (94%)
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Pros

* Contains a relatively small proportion of state significant vegetation
* Contains a high proportion of larger lots (average lot size is almost 5 ha).

Cons
s Mostexpensive precinct to service with trunk wastewater infrastructure
* The majority of the site is visually prominent, forming part of the viewshed from Sirromet Winery.
* Does not have a high level of commercial exposure.
* Does not adjoin the Urban Footprint and is not a logical extension to the urban area.
e The precinct is characterised by undulating terrain.
s The southern border of the precinct contains a Regional Wildlife Habitat Riparian corridor.

e Approximately a quarter of the precinct is identified as agricultural land class B land.

7.2.4 Western Precinct (Precinct 4) — Pros and Cons

Total land area (including road reserves): 169.4 Ha
Unconstrained land Area: 107.9 Ha (63.7%)

Undevelopable area (Constraint Category 1 + road reserves): 61.5 Ha (36.3%)

5

* Northern frontage adjoins Boundary Road, providing a high level of commercial exposure.
e Serviced by public transport (bus).

e Adjoinsthe Urban Footprint, representing a logical extension to the urban area.

e Relatively easier to service with trunk wastewater infrastructure.

* Internal site access available via Taylor Road (sub-arterial) and Woodlands Drive (arterial).

Cons

e Average lot size is approximately 3.5 ha, however this is skewed by larger lots in the centre of the
precinct that are significantly constrained.

* Contains large areas of state significant vegetation, with the largest allotments in the centre of the
precinct the most significantly burdened.

e The precinct contains a resource/ processing area (quarry) and a local resource separation area.

e landslide and topographic constraints exist in the centre of the precinct.

e The precinct is the most constrained by bushfire hazard mapping.

7.2.5 Summary
* An analysis of planning opportunities and constraints, has identified that approximately 351.2 ha or
39.6% of the PFGA is unconstrained by significant environmental or planning constraints and is
potentially suitable for more intense forms of urban development. The balance, 536.3 ha or 60.4%,
has limited development potential due to environmental or planning constraints, and should be
protected from development or retained within the Regional Landscape and Rural Production Area
for the life of the planning scheme (i.e. to 2041).
* Based on a consideration of existing constraints and epportunities, the most suitable precincts for
future development, in order of rank are as follows:
1. Eastern Precinct (Precinct 2)
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2. Northern Precinct (Precinct 1)
3. Western Precinct (Precinct 4)
4, Southern Precinct (Precinct 3)
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CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

Attachment 3
Overview of the Southern Thornlands Potential Future Growth Area (STPFGA) Planning Report

The STPFGA Planning Report provides a desktop evaluation of planning opportunities and
constraints that exist within the study area. With input from Redland Waste and Water, it also
examines the ability to service the STPFGA with trunk water and waste infrastructure, including
identification of preliminary costs.

The report identifies and categorises constraints according to their likely impact on development
potential. For example, parts of the STPFGA impacted by the 1% Annual Exceedance Probability (AEP)
flood level were identified as constrained land without any potential for use for employment
purposes. The constraints analysis culminated in the production of a map identifying parts of the
site that may be considered constrained (red) or unconstrained (white) and potentially suitable for
employment purposes. These areas are depicted in Figure 31 of the Appendices (Mapping). In
summary, the largest areas of unconstrained land are located in the central and eastern parts of the
STPFGA.

Using information provided by the Strategic Planning Unit and CDM Smith, Redland Water was then
requested to identify the costs associated with servicing the PFGA with water and wastewater
infrastructure. Taking into account factors such as planning demand, network layouts and
construction rates, Redland Water estimated that the total projected costs associated with servicing
the nominal Industrial/MIBA area in the STPFGA, as put forward by CDM Smith, would amount to
around $31 million. This information was then used by CDM Smith as an input in the Economic
Feasibility Assessment.

The planning report and associated mapping are provided at Attachment 2.

Overview of the Thornlands IEA Employment and Enterprise Needs Assessment (Needs Assessment)

— September 2016

The Needs Assessment completed by Economic Associates in 2016 identified a potential
need for additional industrial zoned land in Redland City in the short to medium term. The
study identified a shortfall of potentially 50 hectares of net industrial land by 2041 and
recommended 100 hectares of gross land be identified to accommodate the anticipated
shortfall across Redland City. The report stated that subject to further investigations and
feasibility assessments, the former Southern Thornlands IEA may be suitable to
accommodate this shortfall.

The Needs Assessment also identified that in the longer term (~15 years), an opportunity
may exist for the PFGA to accommodate a mixed industry business area (MIBA) subject to
further feasibility assessments. The report also identified that critical to the feasibility of a
potential future long term MIBA, was the take up of supply of more appropriately located
MIBA sites in the broader sub-region over the next fifteen years.

The report concluded that up to 50 hectares of allotments (translating to the identification
of 100 hectares of gross land) would be required to allow for sufficient scale and ensure
that development of the precinct would be financially viable.

In total, the report identified up to 200 hectares of gross land may be suitable to
accommodate industrial supply in the short to mid-term and potential MIBA uses in the
longer term.
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Overview of the Draft CDM Smith Economic Feasibility Assessment — June 2020 (currently being
reviewed)

CDM Smith was engaged by Redland City Council to undertake an Economic Feasibility Assessment
(EFA) for the Southern Thornlands PFGA. This assessment had three core objectives:

e Reviewing and updating previous employment investigations to ensure the baseline
information is up to date and the subsequent recommendations are accurate;

e Assessing the suitability of the STPFGA to accommodate employment generating uses in
Redland City; and

e Analysing the economic viability of establishing employment generating uses in the STPFGA.

A further detailed examination of the Draft COM Smith EFA report has highlighted a number of
concerns and anomalies in terms of industrial land supply and demand figures. CDM Smith are
currently reviewing and updating the forecasting, which is expected to result in a reasonably
significant reduction in the estimated demand forecasts. As a result, the quantum of land required
for industrial purposes in Redland City to 2041 is also likely to be reduced.
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Attachment 4
Southern Thornlands Potential Future Growth Area (STPFGA) — Potential Future Land Use Options

This attachment provides details on the potential future land use options that Council may choose
to accommodate in the STPFGA. Specific land uses have been grouped to form precincts, which are
each intended to perform a distinct role or function, as outlined below. Each option reflects a
different land use mix or precincts with different spatial extents.

Mixed Industry Business Area (MIBA) Precinct

The MIBA precinct is intended to accommodate a broad range of commercial and industrial
employment opportunities including professional services, higher order industrial uses (e.g. creative
industry and advanced manufacturing), education, training and research facilities, information
technology and communication services, office services and service trades. The MIBA precinct is not
intended to have a strong industrial land use focus, however certain low impact industrial activities
will be supported where adverse amenity impacts (namely noise, odour and dust) can be reduced
to an acceptable level. A limited range of ancillary convenience uses (e.g. shops and food and drink
outlets) could be established to service the precinct. Development within the MIBA will be reflective
of the unique natural setting in which it is located, providing a high quality built form and landscaping
elements.

Delivering the MIBA precinct is a long standing goal of Council (i.e. it is not population serving); the
precinct would seek to accommodate a diversity of integrated employment generating activities that
will increase job self-containment within the City. As outlined by CDM Smith in the Draft Economic
Feasibility Assessment, the delivery of a MIBA should ideally be facilitated in the longer term (~15
years) so as to not compromise commercial office take up in the Capalaba and Cleveland principal
activity centres in the short term. This timeframe also recognises that significant capacity exists
within competitor MIBA precincts in the region to accommodate growth within the short to medium
term. CDM Smith indicated in the Draft EFA that that an allowance for 50 hectares of allotments
(translating to the identification of approximately 100 hectares of raw land) for MIBA uses would
allow for enough scale to assist in ensuring the development of the precinct is financially feasible to
a prospective developer. Accordingly, the MIBA Precinct outlined in the following options comprises
50 individual allotments with a total area slightly in excess of 95 hectares.

Intensive Horticulture Precinct

The Intensive Horticulture precinct is the City’s preferred location for accommodating production
nurseries, lifestyle horticulture (e.g. cut flowers) and intensive fruit and vegetable production. The
use includes the storage and packing of produce and plants grown on the subject site. Products
generated withinthe precinct benefit from their proximity to metropolitan markets and may be used
as inputs for value-add industries such as food product and beverage manufacturing; industries for
which Redland City has existing strengths. Businesses seeking to establish in the Intensive
Horticulture precinct will benefit from Redland City's existing branding as a ‘clean and green’
location.

Development within the Intensive Horticulture Precinct should be designed and sited in a way to
minimise its impact on the southern view shed (e.g. from Sirromet Winery) and from vantage points
along Mount Cotton Road and Woodlands Drive. The built form is expected to consist of
greenhouses and premises that can accommodate vertical farms, as well as storage facilities.

Item Page 1
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Recognising that Intensive Horticulture is an emerging industry in Australia, CDM Smith did not seek
to identify the guantum of land required to supportthis land use in the Draft EFA. Direction provided
in the Draft EFA report did however note that ‘in order to protect the amenity values associated
with [land in the south of the STPFGA study areal].... uses within this precinct [should] be limited to
intensive horticulture and uses that directly complement intensive horticultural production on site,
such as tourism and education’. In this regard, the Intensive Horticulture Precinct simply identifies
the preferred location for Intensive Horticulture uses to establish in the city, given that the level of
assessment for Intensive Horticulture in the Rural Zone of the Redland City Plan is code assessable
(if not a mushroom farm).

Education, Training and Recreation Precinct

The Education, Training and Research Precinct is intended to accommodate tertiary education and
training facilities, recreation facilities and ancillary accommodation and services. Thisland use intent
is consistent with the existing commentary provided in the Strategic Framework of the Redland City
Plan (Section 3.4.1.10). The Education, Training and Research Precinct outlined in the following
options covers an area of approximately 155 hectares.

Transport Uses Precinct

The Transport precinct is intended to accommodate transport related uses including transport
depots and parking stations, which benefit from direct access to the State Road network. The
aforementioned uses are not required to have a nexus with rural production, however may only be
established on allotments that contain a dwelling house. The rationale behind this requirement is
that premises containing a dwelling house and a stand-alone business are likely to be undertaken in
a way that respects the existing residential amenity of the locality, noting that in some instances
these businesses are already operating at scale and in proximity to noise impacts from the State
Road network. Parts of this precinct contain significant environmental values and will not be suitable
for further development. This precinct is not intended to be serviced with infrastructure of an urban
standard and it is not envisioned that the area will be provided with access to the reticulated
wastewater network.

In the following section, the spatial extent of this precinct is smaller in Option 1 (~22ha) than Option
2 (~49ha).

The STPFGA planning report acknowledges that parts of the STPFGA, namely those with a frontage
to Mount Cotton Road, may be suitable locations to accommodate parking stations, transport
depots and other similar uses, given the following factors:

e A number of properties within this locality are currently being used for this purpose;

e Currently there are limited opportunities to accommodate this type of development, noting
that transport facilities of this nature are generally encouraged to locate in low or medium
impact industrial zones; and

e Due to existing and potential amenity constraints (e.g. State road noise, noise and dust from
potential future quarry operations) and the lack of available trunk infrastructure (e.g.
reticulated wastewater), these allotments are unlikely to be developed for an alternative use
in the short-medium term. As such, the existing operations on the site are considered to be
reflective of a market need, as well as the highest and best use of the land.

ltem Page 2
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To examine the potential for limited transport-related uses to be accommodated in this locality,
further advice was sought from the Queensland Treasury Planning Group. They subsequently
advised in correspondence by email that:

‘The RLRPA provisions of the Planning Regulation 2017 do not prohibit development for
the purpose of parking stations or transport depots. Rather, given these uses are
considered to be defined as urban activities, such uses would trigger referral to the
State where the use exceeds the development thresholds identified under Schedule 10,
Part 16, Division 6, Subdivision 2, Section 27F. Where referral to the State is required
as detailed above, the use would be considered against the Referral Agency’s
Assessment Criteria detailed in Schedule 10, Part 16, Division 6, Subdivision 4, Table 2.

Alternatively, if the council considers development to an extent greater than the
regulatory thresholds appropriate, the council may consider amending the city plan to
include the land in an urban zone, consistent with the advice (above) in response to dot
point 1.

In practical terms, the State advised Council that the regulatory provisions provide for certain
urban uses to be considered outside the urban footprint. However, the assessment benchmarks
used by the State to assess these applications are a fairly ‘high bar’ and would in most cases,
presumably, serve to discourage prospective landowners from lodging a development application.
Alternatively Council is able to amend the planning scheme, subject to a State Interest Review, to
include the land in an urban zone that would support the end use envisioned (e.g. low impact
industry).

Storage and Larger Scale Home Based Enterprise Precinct

This precinct is intended to accommodate a mixture of uses that enable landowners to generate a
higher economic return on their properties than would otherwise be possible and subsequently,
additional employment within the STPFGA. The rationale for providing additional land use flexibility
in this locality is two-fold:

e It provides land use certainty for land owners that a higher and better use of their land can
be achieved; and

e It will facilitate economic development opportunities, albeit small in scale, to occur on these
allotments.

More specifically, the uses envisioned range from vehicle storage facilities, (i.e. a parking station),
small scale tourist parks or larger scale home based businesses that exceed the nominal thresholds
contained in the Redland City Plan home-based business code.

In the following section, the spatial extent of this precinct is larger in Option 1 (~82ha) than Option
2 (~58ha). This reflects the fact that in the officer recommended Option 1, this precinct is identified
as an ‘Investigation Area’ that requires further detailed investigations to be undertaken before the
specific intent for the area can be reflected in the Redland City Plan via a major planning scheme
amendment. These investigations would seek to establish, as an example, the need for additional
parking stations in the City (e.g. to accommodate private recreational vehicles such as motorhomes,
campervans and camper trailers) and the quantum of parking Council would be willing to allow on
different lot sizes, potentially without requiring a planning application (i.e. as accepted development
subject to requirements).

ltem Page 3

Item 19.3- Attachment 4 Page 255
This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

Rural Residential Precinct

The Rural Residential precinct incorporates all land within the STPFGA that is not contained within
precincts 1-5. In this precinct, the intent is to facilitate rural residential development by enabling
reconfiguration of lots down to a minimum size of 1ha, where certain performance benchmarks are
achieved (e.g. a frontage to depth ratio not exceeding 1:4 and no additional driveway access points
are proposed). For the majority of landowners within the STPFGA, subdivision is not possible and
these areas are likely to remain unchanged for the life of the planning scheme to 2041.

The rural residential precinct provides land use certainty for landowners within the balance of the
STPFGA, whilst at the same time acknowledging that there is no intent to provide a higher level of
infrastructure service provision than is currently afforded. Officers are suggesting that if Council
decides to pursue the establishment of a Rural Residential Precinct through amendments to the
Redland City Plan that it should also seek to have this precinct reclassified as a Rural Living Area
under ShapingSEQ. Further information on this proposal is outlined in Part 2 of Attachment 7.

It is important to note that the Rural Residential Precinct reflects a land use intent generally
supported by Councillors during the Councillor visioning workshops in August 2020, however this
land use is inconsistent with the outcomes sought by ShapingSEQ.

Accommodating a University in the STPFGA

Commentary within the strategic framework of the Redland City Plan makes reference to ‘land the
west of Taylor Road proximate to Sheldon College [potentially] accommodating tertiary education
and training facilities’. To further consider the viability of delivering a tertiary education facility (e.g.
a university) within the STPFGA, CDM Smith was asked to provide preliminary advice.

In summary, CDM Smith advised that university funding models are a complex field of enquiry and
vary from university to university, depending on how each institution seeks to position themselves
in the marketplace. This is due to the fact that each university has different funding streams,
differing perceptions of cost of capital, project life and education delivery etc., so their financial
models differ widely.

Instead of considering the feasibility of delivering a university as part of the EFA, CDM Smith
indicated that amore nuanced approach would firstly involve scoping out whether there isand what
size the market opportunity for a university within the Redlands might be. This would serve as a
precursor for assessing feasibility in a broader sense and whether Council would be in a position to
‘target’ universities that might cansider establishing facilities within the city.

On consideration of the information provided, the Strategic Planning Unit deemed that this
investigation fell outside the scope of the EFA. However, if this is a matter Council would like to
pursue further, there remains an opportunity to allocate funding in a future budget to undertake
this exercise as a separate but complimentary body of work.
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Potential future land use options

Three different land use options (1-3) are presented for Council’s consideration in the following
section. Each option is supported by a map that displays the spatial extent of the precincts that
comprise it. The precincts have been formulated using information from the following sources:

* The STPFGA Planning Report & Appendices (Mapping) — see Attachment 1;

e The Draft CDM Smith Economic Feasibility Assessment; and

e Visioning workshops undertaken with Councillors during August 2020.

Option 2 most closely resembles the preferred future land use intent for the STPFGA considered as
part of the recent Councillor visioning workshops.

Option 1
Option 1 seeks to establish the following precincts within the STPFGA, as identified in Map 1:
e MIBA Precinct;

® Intensive Horticulture Precinct;

e Education, Training and Recreation Precinct;

e Transport Uses Precinct; and

e Storage and Larger Scale Home Based Enterprise Precinct - Investigation Area

For the balance of the STPFGA, the intent is to retain these allotments in the rural zone and leave
the existing provisions within the Redland City Plan unchanged.

A summary of the proposed land use precincts and the planning rationale for Option 1 is summarised
in the following table.

Precinct Land Area Rationale

MIBA ~95ha e Generally consistent with CDM Smith Draft EFA Report
recommendations with regard to preferred location and
identification of a longer term opportunity (~15 years)
to establish a MIBA at a scale that is likely to be
financially feasible for a prospective developer.

Intensive Horticulture ~12%ha e Consistent with CDM Smith Draft EFA Report
recommendations, which identified the intensive
horticulture sector as a key opportunity for Redland City
to further strengthen its position within the food
product manufacturing sector, using local product as an
input to production.

e Provides clarity on Council’s preferred location for
establishing Intensive Horticulture uses in the city.
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Education, Training ~155ha e Provides clarity on the spatial extent of the area being

and Recreation referred to in the Strategic Framework of the Redland

Precinct City Plan, as the location is not cadastrally defined.

e |ncorporates additional land holdings owned by

Sheldon College.

Transport Uses ~22ha * Due to existing and potential amenity constraints (e.g.

Precinct State road noise, noise and dust from potential future
guarry operations) and the lack of available trunk
infrastructure (e.g. reticulated wastewater), these
allotments are unlikely to be developed for an
alternative use in the short-medium term. As such, the
existing operations on the site are considered to be
reflective of a current market need, as well as the
highest and best use of the land.

¢ The CDM Smith draft report indicates that the net

incremental industrial land demand for transport uses
is expected to be 8.5ha by 2041. The identification of a
22ha area takes into account potential constraints in
the precinct that may limit development potential.

Storage and Larger ~85ha e |n this option, the precinct is identified as an

Scale Home Based ‘Investigation Area’ that requires further detailed

Enterpiise Prednct s investigations to be undertaken before the specific

Investigation Area intent for the area can be reflected in the Redland City
Plan via a major planning scheme amendment.

Rural Zone Balance e |n this option, the existing zoning intent in the Redland

(unchanged) Area City Plan is carried forward for properties identified in
the balance area.
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Option 2
Option 2 seeks to establish the following precincts within the STPFGA, as identified in Map 2:
e MIBA Precinct;

® Intensive Horticulture Precinct;

e Education, Training and Recreation Precinct;

e Transport Uses Precinct;

e Storage and Larger Scale Home Based Enterprise Precinct; and

e Rural Residential Precinct.

A summary of the proposed land use precincts and the planning rationale for Option 2 is summarised
in the following table.

Precinct Land Area Rationale

MIBA ~95ha e Generally consistent with CDM Smith Draft EFA Report
recommendations with regard to preferred location and
identification of a longer term opportunity (~15 years)
to establish a MIBA at a scale that is likely to be
financially feasible for a prospective developer.

Intensive Horticulture ~12%ha e Consistent with CDM Smith Draft EFA Report
recommendations, which identified the intensive
horticulture sector as a key opportunity for Redland City
to further strengthen its position within the food
product manufacturing sector, using local product as an
input to production.

e Provides clarity on Council’s preferred location for
establishing Intensive Horticulture uses in the city.

Education, Training ~155ha e Provides clarity on the spatial extent of the area being
and Recreation referred to in the Strategic Framework of the Redland
Precinct

City Plan, as the location is not cadastrally defined.
e Incorporates additional land holdings owned by
Sheldon College.

Transport Uses ~49ha ® Due to existing and potential amenity constraints (e.g.
Precinct State road noise, noise and dust from potential future
quarry operations) and the lack of available trunk
infrastructure (e.g. reticulated wastewater), these
allotments are unlikely to be developed for an
alternative use in the short-medium term. As such, the
existing operations on the site are considered to be
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Storage and Larger
Scale Home Based
Enterprise Precinct

Rural
Precinct

Residential

~54ha

Balance
Area

reflective of a market need, as well as the highest and
best use of the land.

This precinct provides landowners with an opportunity
to capitalise on their high level of commercial exposure
to Duncan or Mount Cotton Road, in a post COVId-19
environment.

The Rural Residential Precinct provides land use
certainty for the balance of landowners within the
STPFGA.

Recognising there has been a shift in human behaviour
and preferences as a result of the ensuing COVID-19
pandemic (e.g. people are increasingly working from
home and seeking to physically distance themselves
from others), the Rural Residential precinct seeks to
provide for a unique range of larger rural lifestyle
properties with subdivision potential down to 1ha,
provided that minimum frontage and access
requirements can be met.
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Option 3

Option 3 involves amending the spatial extent and land use intent for some or all of the
precincts. Accordingly, no supporting map or planning rationale is provided for this option.

Option One
That Council resolves as follows:

1. To confirm that its preferred land use mix for the Southern Thornlands Potential Future
Growth Area (STPFGA) is reflected in Option 1.

Option Two
That Council resolves as follows:

1. To confirm that its preferred land use mix for the Southern Thornlands Potential Future
Growth Area (STPFGA) is reflected in Option 2.

Option Three
That Council resolves as follows:

1. To amend the spatial extent and land use intent for some or all of the precincts (Option
3) and confirm that this reflects its preferred land use mix for the Southern Thornlands
Potential Future Growth Area (STPFGA).

OFFICER’S RECOMMENDATION
That Council resolves as follows:

To confirm that its preferred land use mix for the Southern Thornlands Potential Future
Growth Area (STPFGA) is reflected in Option 1.
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Attachment 5
Part 1: Options for amending the City Plan

In the City Plan, the majority of land within the STPFGA is zoned rural, with some interspersed
community facilities and conservation zoned land. This zoning reflects the current land use
designation under ShapingSEQ, which includes the STPFGA within the Regional Landscape and Rural
Production Area (i.e. outside the Urban Footprint). Potential future land use options for the STPFGA
are discussed in Attachment 4 and would provide for a broader range of land uses across a number
different precincts, each with distinct roles or functions. If Council resolves to change the land use
intent for all or certain parts of the STPFGA, a major amendment will be required to the City Plan to
reflect this new policy position. It is worth noting that to give effect to a major amendment to the
City Plan, Council will need to follow the process outlined in the Minister’s Guidelines and Rules,
which includes a State Interest Review period and mandatory public consultation activities.

There are a number of ways that the City Plan can be amended to accommodate development that
is consistent with Council’s preferred future land use mix for the STPFGA. A basic outline of these
options, including the foreseen advantages and disadvantages, is outlined in the table below. A basic
overview of the options for consideration is outlined below:

e Option 1A: Amend the Strategic Framework only.

e QOption 1B: Amend the Strategic Framework, include the MIBA Precinct within the Emerging
Community Zone and include the Transport Uses Precinct in a new Precinct (the ‘Transport
Uses Precinct’) within the Low Impact Industry Zone.

e Option 1C: Council puts forward an alternative proposal to amend certain parts of the City
Plan, in accordance with its preferred land use mix.
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CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

As established on page 152 of ShapingSEQ, in considering new land for urban purposes outside the
Urban Footprint, Council will be required to provide supporting information on the proposed
planning scheme amendment to the State Government as part of the State Interest Review process.
Amongst other things, this will involve demonstrating a measurable local need and regional
justification for the proposal. The detailed local planning must be justified against ShapingSEQ’s
goals, elements and strategies, sub-regional directions, and the Urban Footprint principles. This
justification will need to confirm that there are no feasible options to unlock areas in the existing
Urban Footprint, which would otherwise enable Council to accommodate its employment planning
baselines. As outlined previously, the need for additional employment generating land in Redland
City to 2041 has already been flagged in the State Government’s LSDM reporting and validated in
the Draft CDM Smith EFA, however it is recognised that neither of these reports confirmed where
in the City any shortfall of industrial employment supply was required to be located.

Option One
That Council resolves as follows:

1. To confirm that the changes it would like to consider as part of a future major amendment to
the City Plan is reflected in Option 1A.

Option Two
That Council resolves as follows:

1. To confirm that the changes it would like to consider as part of a future major amendment to
the City Plan is reflected in Option 1B.

Option Three
That Council resolves as follows:

1. Toamendthe scope of changes proposed to be considered as part of a future major amendment
to the City Plan (Option 1C).

OFFICER'S RECOMMENDATION
That Council resolves as follows:

1. To confirm that the changes it would like to consider as part of a future major amendment to
the City Plan is reflected in Option 1A.
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CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

Part 2: Options for amending the South East Queensland Regional Plan (ShapingSEQ)

As discussed in other sections of this report, the entire STPFGA currently sits outside of the Urban
Footprint (i.e. it is designated as a Regional Landscape and Rural Production Area). If the State
Government accepts Council’s preferred future land use intent for the STPFGA and subsequently,
the changes it is propasing to implement as a future major amendment to the City Plan, then it
would follow that changes to ShapingSEQ would also be required to provide consistency between
regional and local planning instruments. It is noted at the outset that the State Government, via the
Planning Minister, retains full discretion in determining if Council’s proposed changes to ShapingSEQ
will or won’t be supported.

While the standard process for amending ShapingSEQ is through the formal review period, which is
generally undertaken every 5-7 years, ShapingSEQ also provides a mechanism for local governments
to consider new land for urban purposes outside of the Urban Footprint ‘where [a] detailed planning
process has demonstrated a measurable local need and regional justification for the proposal’ (p.
152). This section of the report considers options to amend ShapingSEQ to reflect and support
delivery of Council’s preferred future land use mix for the STPFGA. A basic outline of these options,
including the foreseen advantages and disadvantages, is outlined in the table below.

e Option 2A: The entire STPFGA remains in the Regional Landscape and Rural Production Area
(RLRPA) until ShapingSEQ is reviewed and updated, with the Potential Future Growth Area
(PFGA) designation retained.

e Option 2B: The MIBA Precinct is incorporated into the Urban Footprint now, with the
remainder of the STPFGA being retained in the RLRPA. In addition, the Potential Future
Growth Area (PFGA) designation is removed.

e Option 2C: The MIBA, Transport Use and Storage and Larger Scale Home Based Enterprise
Precincts are incorporated into the Urban Footprint now, with the remainder of the STPFGA
being retained in the RLRPA. In addition, the Potential Future Growth Area (PFGA)
designation is removed.

e QOption 2D: The MIBA, Transport Use and Storage and Larger Scale Home Based Enterprise
Precincts are incorporated into the Urban Footprint now, with the Rural Residential Precinct
designated as a Regional living Area® under ShapingSEQ and the Intensive Horticulture
Precinct being retained in the RLRPA, but defined as a ‘Rural Enterprise Precinct’? under
ShapingSEQ. In addition, the Potential Future Growth Area (PFGA) designation is removed.

t ShapingSEQ designates land in one of three regional land use classifications: Urban Footprint, Rural Living Area or Regional
Landscape and Rural Production Area (RLRPA).

2 A rural precinctis a spatially defined and actively planned area within ShapingSEQ’s RLRPA. ShapingSEQ and the Planning
Regulation 2017 provide for two types of rural precincts: rural subdivision precincts and rural enterprise precincts. See:
https://dsdmipprd.blob.core.wind ows.net/general /shaping-seg-rural-precinct-guideline.pdf
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CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

Regardless of the option Council resolves to adopt, in submitting a written report to the
Minister with respect to the investigation, Council should also seek to ensure that the State
Government removes the (now) redundant statement in the sub-regional outcomes to
acknowledge that the requisite investigations have been completed.

Option One
That Council resolves as follows:

1. To inform the State Government that Council’s preference is for the entire Southern
Thornlands PFGA to be retained within the Regional Landscape and Rural Production Area
(Option 2A) and that no changes to ShapingSEQ will be required at this point in time; and

2. That as part of the next Regional Plan review process, which is anticipated to occur in the
next 2-4 years, a submission will be made to the State Government seeking for the
Regional Plan to be amended to reflect Council’s preferred land use intents for the
STPFGA.

Option Two
That Council resolves as follows:

1. Toinform the State Government that Council’s preference, as outlined in Option 2B is for
an interim amendment to be made to ShapingSEQ that:

a) Incorporates the MIBA Precinct within the Urban Footprint;

b) Retains the balance of the Southern Thornlands PFGA within the Regional
Landscape and Rural Production Area;

c) Removes the Potential Future Growth Area designation for Southern Thornlands;
and

Option Three
That Council resolves as follows:

1. Toinform the State Government that Council’s preference, as outlined in Option 2C, is for
an interim amendment to be made to ShapingSEQ that:

a) Incorporates the MIBA, Transport Use and Storage and Larger Scale Home Based
Enterprise Precincts within the Urban Footprint;

b) Retains the balance of the Southern Thornlands PFGA within the Regional
Landscape and Rural Production Area;

c) Removes the Potential Future Growth Area designation for Southern Thornlands;
and
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Option Four
That Council resolves as follows:

1. Toinform the State Government that Council’s preference, as outlined in Option 2D, is for
an interim amendment to be made to ShapingSEQ that:

a) Incorporates the MIBA, Transport Use and Storage and Larger Scale Home Based
Enterprise Precincts within the Urban Footprint;

b) Designates the Rural Residential Precinct as a Regional Living Area;

c) Retains the Intensive Horticulture Precinct within the Regional Landscape and
Rural Production Area, but designates this area as a ‘Rural Enterprise Precinct’;

d) Retains the balance of the Southern Thornlands PFGA, being the Education,
Training and Tourism Precinct, within the Regional Landscape and Rural Production
Area; and

e) Removes the Potential Future Growth Area designation for Southern Thornlands.

OFFICER'S RECOMMENDATION
That Council resolves as follows:

1. To inform the State Government that Council’s preference is for the entire Southern
Thornlands PFGA to be retained within the Regional Landscape and Rural Production
Area (Option 2A) and that no changes to ShapingSEQ will be required at this point in
time; and

2. That as part of the next Regional Plan review process, which is anticipated to occur in
the next 2-4 years, a submission will be made to the State Government seeking for the
Regional Plan to be amended to reflect Council’s preferred land use intents for the
STPFGA.
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) The Hon. Cameron Dick MP
- Treasurer
Goiernmer:  Minister for Infrastructure and Planning

1 William St Brisbane

GPO Box 611 Brishane

Queensland 4oo1 Australia
Telephone o7 3719 7200

Email treasurer@ministerial.gld.gov.au
Website www.treasury.qld.gov.au

ABN 90 856 020239

Our Ref: MC20/3211
Your Ref: DB/SH

Mr Andrew Chesterman
Chief Executive Officer
Redland City Council

PO Box 21

CLEVELAND QLD 4163

Email: andrew.chesterman@redland.qld.gov.au

Dear Mr Chesterman

| refer to my letter of 23 June 2020 advising of my intention to exercise my powers under Section
26 of the Planning Act 2016 (the Planning Act) to require Redland City Council (the council) to
investigate the Southern Thornlands Potential Future Growth Area (PFGA).

| have considered the council’'s response dated 29 June 2020, confirming the council has
progressed investigation of the Southern Thornlands PFGA, and noting the council’'s view that a
Ministerial Direction is unnecessary.

While | acknowledge that the council has progressed investigation of the Southern Thornlands
PFGA, | continue to have strong ongoing concerns about the lack of long-term, strategic planning
being undertaken by the council to manage growth to meet the future needs of the city, and the
failure to comply with Outcome 14 of ShapingSEQ.

To ensure that this action under ShapingSEQ is completed in a timely manner, as part of the
council’s contribution to managing growth in South East Queensland, | have deemed it necessary
to exercise my powers under section 26 of the Planning Act to require the council to take the actions
set out in the enclosed Ministerial Direction notice.

| have included a requirement in my direction for the council to write to landowners in the Southern
Thornlands area by 29 July 2020 informing them of the investigation and asking for their views by
14 August 2020. In addition, the council must hold a forum with landowners to provide an update
on the progress of the investigation and allow time for questions. The council should ensure that
this forum is held in a manner that is consistent with the Queensland Government’'s COVID-19
restrictions in effect at the time. | was clear in my previous correspondence that it is critical for the
council to consult with Southern Thornlands landowners and | have now included this in my
direction.

| note in the council’'s submission, it is requested that where a Ministerial Direction is issued, that an
extension in timeframe of six days be granted for completion of the investigation in order to allow a
council decision to be made.

Item 19.3- Attachment 6 Page 278
This document is classified CONFIDENTIAL and as such is subject to

s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 16 SEPTEMBER 2020

Given the requirement included in the Ministerial Direction about consultation with landowners,
| have moved back the timeframes to provide a reasonable period for landowners to be engaged
and for the council to complete the investigation.

Please be advised that | have agreed to extend the timeframe for completion of the investigation
until 16 September 2020, and the final date to write to me about the investigation is now
25 September 2020.

If you have any questions about my advice to you, please contact my office on (07) 3719 7200 or
email treasurer@ministerial.qld.gov.au.

Yours sincerely

C RON DICK MP
Treasurer
Minister for Infrastructure and Planning

2 /O% /2020
Enc
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MINISTERIAL DIRECTION TO THE REDLAND CITY COUNCIL UNDER
SECTION 26 OF THE PLANNING ACT 2016

| direct, in accordance with section 26 of the Planning Act 2016, the Redland City Council (the
council) to:

_ write to landowners in the Southern Thornlands area (the relevant landowners), shown in
Figure 1 of the Project Plan dated September 2019 and included with the letter to me dated
23 October 2019, by 29 July 2020 informing them of your investigation, enclosing the
Project Plan and asking for views by 14 August 2020 and inviting them to a landowner
forum about the investigation

between 31 July 2020 and 11 August 2020 hold a forum with landowners, in a manner that
is consistent with the Queensland Government's COVID-19 restrictions in effect at the time,
providing an update of the investigations completed to date and granting participants an
opportunity to ask questions at the forum

complete the investigation of the Southern Thornlands Potential Future Growth Area as
required by the South East Queensland Regional Plan 2017 titled ShapingSEQ dated
August 2017, at paragraph 14 on page 114, by 16 September 2020

_ provide a written report to me with respect to the investigation (the investigation report), by
25 September 2020

the investigation report is to be accompanied by a statement from the council that identifies
how the council has responded to landowner views, whether the council considers any
amendments should be made to the Redland City Plan 2018 as a result of the investigation,
and the reasons for the council’s position on this.

ol
Dated this RS  day of_J v ‘(j 2020

CAMERON DICK MP
Treasurer

Minister for Infrastructure and Planning
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ol
Dated this RS  day of_J v ‘(j 2020

CAMERON DICK MP
Treasurer

Minister for Infrastructure and Planning
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