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JOINT COMMITTEE ON THE AUSTRALIAN CAPITAL TERRITORY

TERMS OF REFERENCE

That a joint committee be appointed to inquire into and report

(a) all proposals for modification or variations of the
plan of layout of the City of Canberra and its
environs published in the Commonwealth of Australja
Gagzette on 19 November 1925, as previously modified or
varied, which are referred to the committee by the
Minister for Territories, and

(b} such matters relating to the Australian Capital
Territory as may be referred to it by -

on:
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Deputy Chairman
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or
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Mrs R. J. Kelly, MP
Senator M. E. Reid
Senator P. J. Giles
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RECOMMENDATIONS

The Committtee approves all variations in this report
except Variations 12 and 17 which are approved in part subject to
certain restrictions.

The Committee is very conscious of continued urban
expansion into the significant area known as Lanyon Bowl: In its
consideration of this Variation and Variation-No. 17 which
involve housing developments on either side of Tharwa Drive
leading towards the Lanyon Gates, the Committee is anxious to
ensure that any proposed development in this area be as
unobtrusive as possible and not diminish the integrity of Lanyon
Homestead itself., The Committee is keenly aware of its
responsibility to safeguard the Murrumbidgee River Corridor and
the adjoining area of Lanyon Bowl which has been gazetted by the
Heritage Commission with the intention of declaring it part of
the National Estate. Tht-.j NCDC have indicated that no development
will be proceeded with in the rest of the Lanyon Bowl area except
for housing blocks at the northern limit of Lanyon Bowl leading
into the area of the Lanyon Gates. In the Committee's view there
should not be any development at all in Lanyon Bowl.

In examining these proposals the Commitiee has been
informed that by conforming to the line suggested by the National
Trust and gazetted by the Heritage Commission this would preclude
development of between 150 and 170 housing blocks., This is not
considered to be a substantial reduction in land available for
development nor is this slight reduction in available land
considered to constitute any undue problem as far as projected
estimates for supply and demand of serviced land over the next



two years is concerned. The Committee feels that in the interest
of preserving the visual and heritage aspects of the area no
development should proceed south of the Northern limit of the
Lanyon Bowl line.

Furthermore, the Committee is concerned that adequate
screening be provided and therefore recommends that extensive
landscaping with trees commonly occurring on the site be provided
up to the Lanyon Bowl line so that no houses will actually be
constructed on the line. In this way, the buffer zone will extend
up to and include the Northern limit of Lanyon Bowl.

The Committee is also conscious of the semi-rural
enviromment of this area, its distance from the rest of Canberra
and the lack of municipal facilities such as a regular bus
service. In the interests of maintaining this environment the
Committee also recommends that the size of blocks released in
this area (Variations 12 & 17) be large enough to maintain the
rural setting with a further restriction that no government
housing be provided there.

The Committee therefore recommends that in relation to
Variations Nos. 12 and 17 no housing development be proceeded
with south of and including the line defined as the northern
limit of Lanyon Bowl and that the road layout for the proposed
sub-divisions be amended accordingly.

It is also emphasised that the NCDC will keep the
Committee closely informed about future developments in South
Tuggeranong. The Committee welcomes the announcement that there
will be no development of South Lanyon if new areas identified
for future development in Watson, Phillip ard the Murrumbidgee
Golf Estite are proceeded with alongside the release of sites in
Gungahlin in 1988.



INTRODUCT ION

1. In the Commonwealth of Australia Gazette, 28 August
1985, the Minister for Territories, the Hon, Gordon Scholes, MP,
pursvant to the powers conferred on him by section 12A of the
Seat of Government (Admipistration) Act 1910, notified his
intention to vary the plan of lay-out of thé City of Canberra and
its environs. The details of the variations are discussed in the
body of the 'report. Members of the public were invited to lodge
objections in writing with the Secretary of the Department of
Territories within 21 days of the publication specifying the
grounds of those objections.

2. As part of its policy to stimulate public interest in
and discussion on the proposals, the Department of Territories
advertised the variations in the Canberra Times on 4 occasions
between 31 August and 11 September 1985. Pisplays showing the S
proposals were arranged by the Department at the Belconnen Mall,
Monaro Mall, Woden Shopping Square, Cooleman Court, Dickson
Library, and the Erindale Centre Public Library, Wanniassa.

3. On 26 August 1985, pursuant to paragraph l(a) of the
Resolution of Appointment of this Committee, the items contained
in the Minister's proposals and designated the 86th Series of
Variations, were formally referred by the Minister for
investigation and report, The Minister's letter referring these
proposals for the Committee's consideration is at Appendix I.

4. The Minister in his letter also asked the Committee to
report separately to Parliament on Variation 6 as a matter of
urgency. The Committee's report on this item was tabled in the
‘Parliament on 7 October 1985, ’



5, This report deals with the outstanding 16 variations
except for Variation 3, which the National Capital Development
Commission has requested be withdrawn by the Minister.

6. The Committee, in keeping with the practice established
in the 30th Parliament, held a public hearing on the proposal on
.30 October 1985, Threé witnesses, representing the National
Capital Development Commission, appeared at; the hearing. A list
of the witnesses who appeared before the Committee is at Appendix
II. The transcript of evidence given at the hearing will be
available for inspection at the Committee Office of the House of
Representatives and at the National Library,

7. The Committee was provided with the report of the ACT
House of Assembly Standing Committee on Planning and Development
on the 86th Series of Variations to the City Plan. The House of
Assembly Committee report is at Appendix III.

8. The House of Assembly Standing Committee has
recommended that all variations in the 86th Series be agreed to,
apart from Variation No. 3. The House of Assembly recommended
that this Committee defer consideration of Variation 3 until the
NCDC determines whether the proposed Transportable Home Park
development is to proceed. As referred to above, the Commission
has now withdrawn this proposal from the Series.

9. The National Capital Development Commission and the
Department of Territories supplied jointly prepared briefing
notes which set out the background to the variations. These
briefing notes form Appendix IV, For the sake of brevity, details
contained in the briefing notes are not repeated, unless
necessary, in the Committee's report. The briefing notes explain
details of the variations such as the purpose, cost, existing and
proposed development and the extent of community consultation.
The Committee's Report should therefore be read in conjunction
with the briefing notes and the transcript of evidence.



10. The cost involved in the proposals dealth with in th:.s
Report is approximately $36.7 million.

11. Representatives of the NCDC, during the course of the
hearing, informed the Committeé of proposed land developments in
South Tuggeranong. As theé Committee has a long standing
involvement and close interest in development adjacent to Lanyon
Homestead and the Murrumbidgee River a half day inspection of
these areas was arranged for Monday, 4 November 1985.

12, The Committee was assured by the Commission that with
approval of these variations and future residential developments
in Watson, Phillip and the Murrumbidgee Golf Course Estate, it
would not be necessary to proceed with further land development
in the South Lanyon area. A request has been made that the NCDC
keep the Committee informed of progress and future planning in
South Tuggeranong.



86TH SERIES OF VARIATIONS
Yariatjon. No, 1, Higgins, Section 12

13. This proposal provides for the degazettal of part of
the Higgins Place pedestrian plaza to enable a minor extension of
the existing supermarket to occur.

14. The proposed extension of approximately 100 m2 floor
area to the supermarket will overcome storage difficulties. A
lease cannot be granted over the area required for the
supeimarket extension, unless this area is degazetted.

15. The cost to the Commonwealth is nil. No objections to
the proposal were received,
“

16. The Committee approves the Variation.
YVariation No, 2 - Belconnen Sections 59 and 158

17. This proposal provides for the deletion from the City
Plan of part of Sutherland Crescent, an unconstructed road
between Coulter Drive and Joynton-Smith Drive, and provides for
the addition of roads which will enable the development of 370
medium density residential units in Sections 59 and 158 at an
estimated cost of $1.8m.

i8. Access to Sections 59 and 158 will be from Luxton
Street to the south and over a bridge from Joynton-Smith Drive to
the east. The bridge will also provide pedestrian access from the
area to the foreshores of Lake Ginninderra.

19. An objection to the proposal has been made on the
grounds that Belconnen Town Centre is currently the subject of
public discussion following the release of Volumes 1 and 2 of the



Draft Policy Development Plan for the Belconnen Town Centre in
April and September 1985 respectively. The objector is of the
opinion that any modification to the town plan for Belconnen,
prior to the finalisation of submissions is preempting proper
discussion, and the current proposal can therefore be seen as a
violation of the public consultation process.

20. He further states that until the finalisation of the
Belconnen Town Centre Plan it is premature to propose new
services and infrastructure,

21. Officers of the National Capital Development Commission
told the Committee that the proposal did not relate to the
commercial development of the Belconnen Town Centre and that the
area being considered under this proposal had already been set
aside for medium density housing.

22, An objection was made to the proposed crossread at the
intersection of Luxton Street and Josephson Street. The
Commission agreed that this could well develop into a dangerous
intersection and the Commission stated that traffic flows would
be monitored and if required, a roundabout would be introduced.

23. The objector to the proposal is of the opinion that two
access points proposed for sections 59 and 158, to the south of
Luxton Street/Joynton-Smith Drive are not required for the number
of units proposed.

24, Officers of the Commission stated that the size of the
development warranted two access roads.

25, The objector also suggested that an alternative bus
route should be considered. The Commiszion agreed that there is a
need to examine relocation of the busway. An undertaking was
given to inform the Committee of the Commission's findings.

26. The Committee approves the Variation, -



Yarjation No. 4, Fyshwick, Section 34

27. This proposal provides for the addition to the City
Plan of a loop road connecting the end of Tennant Street to
Gladstone Street which will enable land with poor access to be
more intensively developed and provide a range of 25 medium-sized
industrial blocks. It is considered by the Commission that this
would provide a three year supply of industrial land in Fyshwick
and that this will complete the current industrial development in
Fyshwick.

28. The sites comprise an area of 7.5 ha of which 5.6 ha
cannot be subdivided because it is "land-locked." These sites
were originally designated for rail access from the proposed
shunt line which has never been constructed. The State Rail
Authority has indicated there is little 1likelihood of the nearby
proposed Canberra-Yass Railway being built. The opportunity
exists to construct the proposed loop road which would result in
a higher standard of development facing the road, and the
railvay, should it proceed in the future.

29. The estimated cost of the 1 100 metres of proposed
access road is $0.55 m. No objections to the proposal have been
received.

30. The Committee approves the variation.
Varjation No, 5, Kambah Section 365

31. This proposal is for an addition to the City Plan of a
road off Marconi Crescent to the east of Kambah Village Shopping
Centre to provide access to a site now proposed for predominantly
residential development including a site for church and aged
persons accommodation. The site was previously identified for a
special school and hostel for handicappegl children.



32. The estimated cost of the proposed 675 metres of road
is $660 000. No objections to the proposal have been received.

33. The Committee approves the Variation.

Yariation No. 7, Torrens, Section 21

34. The proposed variation is for an addition to the City
Plan of three culs-de-sac off Ritchie Street and one cul-de-sac
off Batchelor Street, on undeveloped Commonwealth land, to enable
the development of 34 medium density residential units.

35. Possible problems associated with the proximity of a
bus lay-by opposite one of the culs-de-sac has now been rectified
by its relocation further south. The estimated cost of the
proposal is $85 000 and no objections to the proposal have been
received, :

36. The Committee approves the Variation.

Yariatiop_No. 8, Isabella Drive Cycleway

37. This proposal provides for an addition to the City Plan
of a bicycle path from the Chisholm Group Centre to Drakeford
Drive adjacent to Isabella Drive.

38. The estimated cost of constructing the cycleway in
conjunction with Isabella Drive is $400 000, Pedal Power has seen
the plans and given support in principle., No objections have been

received.

39. The Committee approves the Variation.



Yariation No. 9, Hume, Section 5

40, This proposal provides for an access loop road from
Sheppard Street to enable the development of about thirty medium
sized industrial sites.

41. The estimated cost of road construction is
approximately $600 000. No objections to the proposal have been
received.

42. The Committee was told that landscaping will be
introduced to reduce the effect of the industrial estate on the
site now occupied by the Hill Station Restaurant.

43. The Committee approves the Variation,
Variation No, 10, Tuggeranong, Part Blocks 1239, 1271 and 1283.

44. The variation proposes an addition to the City Plan of
a network of roads south of Tuggeranong Town Centre and west of
Drakeford Drive. Proposed land uses within the site will permit
the development of 680 standard residential blocks, eight low
density cluster housing sites capable of 129-161 dwellings,
eighteen medium density sites capable of 587-757 dwellings,
shops, a site for community uses and/or residential, a primary
school, neighbourhood playing fields, open space and a water
pollution control pond.

45. The estimated cost of road construction is
approximately $4.3m. No objections to the proposal were received.

46. The Committee approves the Variation.

10.



Yarjation No. 1ll. Area South of Barney's Hill

47, This proposal provides for further development of
residential land in south Tuggeranong. The variation involves the
deletion from the City Plan of the major part of the existing
Point Hut Road and the addition of a road layout in this area to
enable further residential development of 632 standard
residential sites, 161 cottage/courtyard blocks and 330-400
medium density housing units. The roads will also provide access.
to sites to be developed for Government and Catholic schools and
playing fields.

48. The Committee was informed that the NCDC would minimise
the impact of this development on the Murrumbidgee River by’
closely examihing road sections which may intrude into the
corridor at two locations. The Commission also informed the
Committee that height restrictions would apply to buildings which
may be seen from the river corridor. Progress on this development
will be monitored by the Committee.

49. The estimated cost is $7.5m, no objections were
received.
50. The Committee approves the Variation.

Yarjation No. 12, Gordon-Road Additions

51. The purpose of this variation is to provide for the
further development of residential land in Tuggeranong South.
This proposal provides for the addition to the City Plan of roads
west of Tharwa Drive and south of the existing Point Hut Road to
enable further residential development of 709 standard
residential sites and 117-147 low density cluster units. The
roads will also provide access to a local shop and a site for
community facilities. Estimated cost of road construction is
$4.0m.: -

11.



52. It is noted that special release conditions have been
provided on the steeper slopes to control building form, colour
and landscaping to minimise visual impact from Lanyon Homestead.

53. The Committee is very conscious of continued urban
expansion into the significant area known as Lanyon Bowl, In its
consideration of this Variation and Variation No. 17 which
involve housing developments on either side of Tharwa Drive
leading towards the Lanyon Gates;, the Committee is anxious to
ensure that any proposed development in-this area be as
unobtrusive as possible and not diminish the integrity of Lanyon
Bomestead itself. The Committee is keenly aware of its
responsibility to safequard the Murrumbidgee River Corridor and
the adjoining area of Lanyon Bowl which has been gazetted by the
Heritage Commission with the intention of déclaring it part of
the National Estate, The NCDC have indicated that no development
will be proceeded with in the rest of the Lanyon Bowl area except
for housing blocks at the northern limit of Lanyon Bowl leading
into the area of the Lanyon Gates. In the Committee's view there
should not be any deveiopment at all in Lanyon Bowl.

54. In examining these proposals the Committee has been
informed that by conforming to the line suggested by the National
Trust and gazetted by the Heritage Commission this would preclude
development of between 150 and 170 housing blocks. This is not
considered to be a substantial reduction in land available for
development nor is this slight reduction in available land
considered to constitute any undue problem as far as projected
estimates for supply and demand of serviced land over the next
two years is concerned. The Committee feels that in the interest
of preserving the visual and heritage aspects of the area no
development should proceed south of the Northern limit of the
Lanyon Bowl line.

12.



55. Furthermore, the Committee is concerned that adequate
screening be provided and therefore recommends that extensive
landscaping with trees commonly occurring on the site be provided
up to the Lanyon Bowl line so that no houses will actually be
constructed on the line. In this way, the buffer zone will extend
up to and include the Northern limit of Lanyon Bowl,

56. The Committee is also conscious of the semi-~rural
environment of this area, its distance from the rest of Canberra
and the lack of municipal facilities such as a regular bus
service. In the interests of maintaining this environment the
Committee also recommends that the size of blocks released in
this area (Variations 12 & 17) be large enough to maintain the
rural setting with a f£urther restriction that no government
housing be provided there.

57. The Committee therefore recommends that in relation to
Variations Nos. 12 and 17 no housing development be proceeded
with south of and including the line defined as the northern
limit of Lanyon Bowl and that the road layout for the proposed
sub-divisions be amended accordingly.

Varjatjon No, 13, Isabella Plains West

58, This variation proposes the deletion f£rom the plan of
unconstructed roads and addition to the plan of roads east of
Drakef ord Drive linking with exi'sting roads, The road layout will
enable development of 184 standard residential blocks and cottage
courtyard housing sites capable of accommodating 12§-165
dwellings and provide access to a local centre and community
facilities. The estimated cost is $1.5m, no objections to the
proposal were received by the Committee.

59. The Committee approves the Variation.



Yariation No, 14, Drakeford Drive/Tharwa Drive

60. This proposal provides for the regazettal of the
proposed extension of Drakeford Drive south of Johnson Drive to
Point Hut Road and a modification of Tharwa Drive for a preferred
alignment and intersection arrangement,

61, This item was referred to the Joint Committee on the
ACT in the 84th Series. At that time, the land proposed to be
reserved for road purposes allowed for variocus road )
configurations to be implemented as traffic volumes and planning
decisions dictated.

62, The Committeé then sought "further information
concerning the intersection of Tharwa Drive and Drakeford Drive
and proposed land development in South Tuggeranong.™

63. The NCDC has now informed the Committee that during the
development of the proposals for Tharwa Drive it has been found
that the ability to take traffic from Tharwa Drive onto the
Monaro Highway (Eastern Parkway) is limited by the proposed
traffic signals at Johnson Drive and the proposed two lane ramps
to the Monaro Highway.

64. Accordingly, the alternative realigned Tharwa
Drive/Drakeford Drive intersection -and the possible grade
separated junction which had previously been preserved as options
are unlikely to be required regardless of the size of Lanyon. Any
increase in developments in Lanyon beyond that currently proposed
would involve the consideration of other access road
arrangements.

65. The Commission now recommends a signalised T junction
at a level gradient.

66. The Committee approves the Variation,

14.



Yariation No. 15, Conder

67. This proposal seeks approval for deletions and
additions to the City Plan of a previously gazetted, but not yet
constructed, road system in Conder and to new proposals to access
low density cluster housing, a proposed group centre, a high
school and possible secondary college.

68, The proposal will provide 1229 standard sites, 250-200
low density cluster units and 22-28 medium density cluster units.
The estimated cost of road construction is $3.6m.

69. The Committee approves the Variation.
Variation No. 16, Calwell West

70, This proposal in Tuggeranong provides for the deletion
from the City Plan of roads west of Duggan Street in Calwell West
and addition to the City Plan of an alternative road layout to
access proposed residential development, shops, schools, and
public utilities. The development will be undertaken as part of
the "Joint Venture for More Affordable Housing" programme
established by the Government.

71, The estimated cost is $0.7m and no objections to the
proposal have been received.

72. The JVMAH programme was established by the Government
as a means of demonstrating and promoting more cost-effective
residential development practices throughout Australia. Other
demonstration estates are being developed in Sydney, Melbourne
and Brisbane.

The primary objectives of the JVMAH programme are:

i5.



{a) to illustrate in very practical ways -~ to local
councils and other senior government authorities,
industry practitioners (such as town planners,
engineers, architects and builders), and the public -
how different approaches to engineering and planning
requirements for residential development can
significantly lower prodiction costs while maintaining
quality living environments; and

(b} to encourage the wider use of these practices.
73. There are two demonstration estates planned for Canberra
- one at Isabella Plains and the other at Calwell. The estates
will incorporate physical elements, which are seen as potentially
cost effective, and existing standard design practices,

74. The Committee was informed that as a check,
cost-monitoring will be undertaken and comparisons made within
the estates and with other residential areas. In addition, the
Housing Industry Association has expressed interest in developing
"display villages" in each estate which the Commission and
Commonweal th support.

75. The design of both estates incorporates the following
cost effective elements:

. Minor access streets and lanes
Ensuring.safe pedestrian use through special entry
treatment, reduced pavement widths and by retention of
the existing landscape features.

. Pathway treatments
Close attention to integration of landscaping and

pathways with adjacent fencing and housing, thereby
minimising maintenahce costs.

16.



72.

76.

Narxow frontage allotments

Creation of rectangular blocks which are efficient for
development and land utilization, by providing a narrow
frontage.

Swale drainage

Grassed verges in lieu of kerb and channel which will
improve stormwater runoff management.

Zero lot line and orientation for solar benefit

Allow minimum or no setback on front and/or side property
line on smaller blocks to maximize the efficient use of
the block in terms of outdoor open spaces and optimum
solar benefit,

Battle—-axe allotments

To demonstrate the potential of tixis cost effective land
utilization development form by group releases enabling
design integration of the access functions and house
designs.

Road design

Variation in alignment, pavement and verge widths to
create visual enclosures and opportunities to incorporate
existing landscape features will provide safer vehicle

and pedestrian roads.

The Committee approves the Variation. However the

Committee wishes to be kept informed of the cost effectiveness
and operation of the estate,

17.



Yariation No, 17, Area known as Banks

77. This proposal provides for the addition to the City'Plan
of roads east of Tharwa Drive to enable the development of
residential land adjacent to the Conder development in South
Tuggeranong.

78. The proposed development provides for 792 standard
residential sites, 125-150 low density cluster units, 161
cottage/courtyard units, a primary school and playing fields.

79. The Committee is particularly concerned about development
adjacent to Lanyon Homestead and is anxious that the visual
impact be reduced as much as possible in this significant area.
Therefore, approval of this Variation is contingent on the
setting of strict controls and development guidelines in relation
to building heights and extensive landscaping with trees of the
same species as those commonly occurring on the site, It is also
recommended that power lines associated with the development be
located underground. These same conditions apply. to housing on
the other side of Tharwa Drive in Variation 12,

80. The estimated cost of the road construction is $5.2m,
8l. The Committee approves the Variation subject to the
restrictions set out for Variation 12 and once again requests
that the NCDC report back to the Committee on a regular basis.
Yariation No. 18, Isabella Plains: Section 877

82. This proposal provides for the addition to the City
Plan of a network of roads off Ellerston Avenue to enable

development of residential blocks and open space.

83, The variation will allow the development of 275
residential blocks.



84. The estimated cost of road construction is
approximately $0.8m. No objections to the proposal have been
received,

85. The site has also been identified as a demonstration
estate for the Joint Venture for More Affordable Housing in
similar terms to the proposed development of Variation No. 16.

Calwell West.

86. The Committee approves the Variation.

ROS KELLY
13 NOVEMBER 1985 {Chairman)

ﬂ/%



APPENDIX I

MINISTER FOR TERRITORIES

HON GORDON SCHOLES. M P
MEMBER FOR CORIO

Mrs Ros Kelly MP

Chairman

Joint Committee on the ACT

Parliament House a
CANBERRA ACT 2600 28 AUS 1985

Dear Mrs Kelly

I anticipate that on 28 August 1985 notice of my intention
to vary the plan of layout of the City of Canberra will be
published in the Commonwealth Gazette,

Eighteen variations have been included in this series and
congistent with normal procedures, public participation has
been encouraged through the media and by means of public
displays.

In accordance with the provisions of paragraph l{a) of the
Committee's resolution of appointment I formally refer the
86th series of variations to the Committee for investigation
and report. All comments or objections relating to the
proposals which are received by the Department will be
forwarded to the Committee for consideration.

In addition to referring the 86th series I would like to
advise you that I am withdrawing my intention to vary the
City Plan in regard to two current proposals.

The National Capital Development Commission has relocated
one of the roads proposed in the 85th series for the
Tuggeranong Town Centre. As the relocation is now reflected
in variation 6 of the 86th series the previous intention to
add this road is revoked. -

You will recall that in your Committee's report of

9 May 1985 on the 84th series, the Committee was concerned
with the intersection of Tharwa Drive and future development
in South Tuggeranong. In the proposals I am now referring
to you the Tharwa Drive intersection has been revised.
Details of extended development in Tuggeranong will be
provided by the National Capital Development Commission
during your investigation into the proposals.

20. - .

PARLIAMENT HOUSE, CANBERRA ACT 2600 PHONE (52 73 2468
235 RYRIE STREET GEELONG VIC 3220 PHONE 10521 2¢ 3037
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Finally I request that the Committee consider Variation 6 as
a matter of urgency. You are aware of the importance of the
Tuggeranong Town Centre development and your assistance in
reporting separately on this item would be appreciated.

Yours sincerely

ORDON SCHOLES



_APPENDIX II.
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List of Witnesses
National Capital Development Commission

Ms J. Lang, Associate Commissioner
Mr G. J. Campbell, Chief Planner

Mr D, L, Daverin, Acting Chief Engineer
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Tne Stamding Cummittec on Development and Planning has examined
the variations to the layout of the City of Canberra and its
environs as set out in the 86th Series.

The Committee has discussed the variations with officers of the
National Capital Development Commission and the Department of
Territories. .

Brief details of the 18 proposed variations follow. Specific
comments which the Committee wishes to draw to the Assembly's
attention are also included.

THE VARIATIONS

Variation No. 1 - Higgins: Section 12 (part pedestrian plaza
deletion)

This variation proposes the degazattal of 107m2 of the pedestrian
plaza at the Higgins Shopping Centre to enable the Higgins
Supermarket to be extended by 100m2. The extension will result
in the partial enclosure of the eastern end of the pedestrian
plaza: the Committee, however, has been assured that adequate
pedestrian access through the centre would be retained, and that
the architectural design, and general amenity of the Higgins
Shopping Centre will not be adversely effected.

Accordingly the Committee supports this variation.

Variation No. 2 - Belconnen: Sections 59, 154, 155 and 158 (road
additions and deletions)

This variation provides for the deletion of part of an

unconstructed road (Sutherland Crescent) between Coulter Drive
and Joynton-Smith Drive, and for the gazettal of 1700m of
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residential roads in Sections 138 anu 5% of Belceonnen.

The Committee has been informed that the section of Sutherland
Crescent proposed for degazettal has becbme redundant because of
a revised subdivision pattern in Florey to the west, and the
deletion of part of the proposed residential area to the east of
Joynton-Smith Drive;

The proposed new roads, will provide for the development of 370
medium density units {(townhouses, courtyard homes and flats) on
Sections 158 and 59, and 40 units on Section 157. Access to
Sections 158 and 59 will be from Luxton Street to the south, and
over a bridge from Joynton-Smith Drive to the east. The bridge
will also provide pedestrian access from the area to the lake
foreshores.

The Committee is in agreement with the proposed variation.
Variation No. 3 - Duffy: Sections 55,56 and 58 (road additioms)

This variation proposes the provision of an 880 metre lLoop road
off Warragamba Avenue, and three culs-de-sac, which development
will provide direct access to facilities in Duffy for residents
of Government housing in the Stromlo Forest Settlement; will also
enable the development of a proposed Transportable Home Park
containing 70-90 units: and the development of part of the area
for 30 medium density units.

Background

In November 1984 an application was made to the NCDC for approval
to develop a Transportable Home park on the site of the former
Sundown Drive-In, and a petition supporting that application was

submitted to the Assembly on 4 March 1985.



Thu application was not approvel by the Commission on the yrounds
thal the pruposed Sumjown sike was pol related ko 4 residential
community; a smaller park would be more likely to achieve
integration with other types of housing:; the occupants of the
transportable homes would be isolated from community facilities.

Subsequently the Commission announced its planning criteria for
transportable homes and, in July 1985, published a Draft
Policy/Development Plan for the site in Duffy, which it had
identified as being suitable for private development as a
Transportable Home Park.

The Commission's proposal is being strongly opposed by Duffy
residents who have submitted two petitions on the matter to the
House of Assembly, on 17 June and 8 July 1985 respectively.

In accordance with the Assembly's Standing Orders, all of
petitions have been referred to the Standing Committee on
Planning and Development, which is currently examining the
question of Transportable Homes Parks for the ACT.

Committee Consideration

In its discussions with NCDC officers on this matter, the
Committee has been advised that the Commission has not yet made a
firm decision to proceed with the establishment of the proposed
Transportable Homes Park on the Duffy site. In these
circumstances the Committee has taken the view that the proposed
variation to provide for the gazettal of the road development for
‘the Park, is premature viz: that, until the question has been
resolved as to whether or not the Park is to proceed and in what
form (the Committee intends to Report separately to the Assembly
on these questions), consideration of the proposed supporting
road development should be deferred, and the Committee is
recommending accordingly.



Variation No. 4 - Fyshwick: Section 34 (road additions)

‘his proposed variation proviues for a 1100 metre loop access
road connecting the end of Tenant Street to Gladstone Street, to
enable the development of approx 25 medium-sized industrial sites
in the range of 2000m2 - 4000m2 on Blocks 4,5,9 and 10 of Section
34 in Fyshwick. fThe Committee has been advised that the sites
are programmed to be serviced in 1985/86, and are expected to be
released for private development in late 1986.

The proposed road will complete the road connection around
Section 34; will provide public access to the Molonglo river
corridor; and will act as a buffer zone between the corridor and
industrial development. The Committee has been advised that
special lease conditions will be imposed, to ensure that all
development conforms with the requirements of the Environment
Protection (Impact of Proposals) Act 1974, and with air, water,
and noise legislative requirements.

Accordingly, the Committee supports this variation.
vVariation No.5 -~ Kambah: Section 365 (road addition)

This proposal delineates a new loop road off Marconi Crescent,
Kambah, which will enable the area to be developed for
residential purposes.

The land, immediately to the east of the Kambah Village Shopping
Centre, and on the southern side of Marconi Creccent, was
originally interided fof a High School but was’ subdivided in 1981 °
for a Speéial School and Hostel for Handicapped Children.

However, these proposals did not eventuate, and it is now
intended to develop the area for residential purposes.

The proposed road will permit the development of 91-113
residential units.(including 14 cottage blocks, 7 courtyard
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sltues), 19-22 aged persons unils, amnd 4 sites for cluster housing
contoalieing al=7 units.  should o proposed church development in
tne porlh west corner of the siiLe be later proveeded with, this
may reduce the number of residential units by 12-18.

A landscaped zone along Marconi Crescent and Kett Street will
provide the residential area with a physical and visual barrier,
and with noise separation from the roads and the Shopping Centre.

The land is programmed for servicing in 1986/87, and serviced
blocks are expected to become available in early 1987.

The Committee was advised that some public comments had objected
to the access road leading into Marconi Crescent rather than Kett
Street; however, this has been done deliberately to direct
traffic onto the distributor road rather than onto a road
designed for recreational and shopping traffic.

Other public comments related to the provision of community
facilities, and the Committee was advised that these had been
accommodated in the proposed development.

accordingly, the Committee is in agreement with the proposed

variation.
Variation No.6 - Tuggeranong Town Centre (road additions)

The Tuggeranong Town Centre's primary road network was included
in the earlier 85th Series of Variations and the Committee
understands that work on those roads is currently in progress.
This variation provides for an additional 1.95 kilometers of
secondary roads to provide access to the major development sites
in the core area of the Town Centre. (The retail complex, a
major Government office complex, the College complex, post
office, library and a range of mixed private office and retail
developments).



Jhe commiltee-belivves Lhat Lhe Cuggeranony Town Centre
Jevelopment must be proceeded walli as guickly as possible, and,
accordingly, supports the proposed variation.

variation No. 7 ~ Torrens: Section 21, Block 11 (road additions)

This variation involves the construction of a cul-de-sac off
Batchelor Street and three culs-de-sac off Ritchie Street, to
enable the development of 34 medium density residential blocks in
the area.

As a result of public'comments, the Commission has amended the
originally proposed development plan to provide for a reduced
number of two story units, and a realignment of the most
southerly cul-de~sac to reduce possible traffic conflict adjacent
to the main entrance of the Torrens Primary School on Ritchie
Street. ’

This variation gives effect to these amendments, and is supported
by the Committee.

Variation No. 8 - Tuggeranong: Isabella Drive (cycleway addition)

This proposal provides for a 6 kilometer cycleway, adjacent to
Isabella Drive, from the Chisholm Group Centre through the
suburbs of Fadden, Gowrie and Monash to Drakeford Drive.

The Committee has been advised that, when completed, the cycleway
. will be the main east-west cycle link between .the Tuggeranong
Town Centre and the Murrumbidge River corridor; it will also
greatly improve cycle access to the Chisholm Group Centre and
will also improve interconnections between the suburbs on either

side of Isabella Drive.

The Committee supports this variation.
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variation No. 9 - Hume: Section 5 (road additions)

This variation provides for the construction of an 850m access
loop road from Sheppard Street to enable the development of 30
medium-sized (1900-4500m2) industrial blocks.

The Committee has been advised that the road has been designed as
a loop road, rather than as a series of culs-de~sac, SO as to
improve traffic movement onto Sheppard Street, and thus to
protect the environment and surroundings. In thi; connection,
the Committee has noted that a 15m landscape reserve is to be
provided to screen the industrial developments from view at the
nearby "Hill Station" property.

The Committee is in agreement with this proposed variation.

Variation No. 10 - Tuggeranong: Part Blocks 1239, 1871 and 1283
{road additions)

This proposal provides for a network of roads off Drakeford
Drive, and an extension to Isabella Drive, to enable a major
residential development in the area.

The development would include: 680 standard residential blocks, 8
low density cluster housing sites containing 129-161 dwellings,
18 medium density sites containing 587-757 dwellings, business
and commercial premises, a primary school, a community uses
and/or residential block, neighbourhood playing fields, open

" “space and a water pollution contfl pond. - For the first stdde of
development (300 standard residential blocks), servicing is
programmed for commencement in 1985/86, and blocks are expected
to become available in 1986.



The fevelopment is bousied by the Isabellas Drive and Drukeford
Drive reservations, and by the Murrunbidgee River vorridor. The
Commitiee has been advised that the proposed development is
designed to integrate with the river corridor in such a way as to
minimise the visual and environmental impact, and to link up with

recreation trails.
The Committee is in agreement with this proposed variation.

Variation No. 11 - Area South of Barney's Hill {road additions
_ and deletions)

This variation provides for the degazettal of part of the Point
Hutt Road, and for the addition of a road layout to enable the
further development of residential land in south Tuggeranong.

The proposed road development includes. 4000 m of sub-arterial
road, 4600m of distributor road, 7700 m of collector-loop road,
and 2500 m of culs-de-sac - to service: 632 standard residential
sites, 161 cottage/courtyard blocks, 300-400 medium density
having sites, local parks, a neighbourhood playing field,
Catholic primary and high schools, and a Government primary
school. ’

The proposed development will adjoin the Murrumbidge River
corridor, and the Committee has been advised that the Commission
intends to extensively landscape the area between the development
and the corridor, so as to lessen the potential impact of the

development qn the corridor. . .., 4

The Committee is in agreement with the proposed variation.
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Variation No. 12 -~ Area Known as Gordon {(road additions)

This variation provides for the develoupment of a road network on
the eastern and unorthern foothills of Lanyon Hill, to the west of
Tharwa Drive and the proposed development of Banks, and to the
south of the existing Point Hutt Road.

The road development will comprise: 3200m of distributor roads,
7500m of collector-loop and 2500m of culs-de-~sac - which will )
service: 709 standarc} residential sites, 117-147 low density
cluster units, a shop and a community facility site. The land is
programmed for servicing in December 1987.

The Committee has been advised that the road layout has been
designed to take advantage of the available north easterly
aspect; that residential development has been kept low on the
hillside; that with low-density <':luster developments with
special release conditions will be stipulated for the steeper
slopes in order to control building form, colour and landscaping.

This variation is supported by the Committee.

Variation No. 13 - Isabella Plains West (road additions and
deletions)

This variation deletes two unconstructed roads (Jamalong and
Wallambine Streets) and provides for a network of roads off
Isabella Drive, Drakeford Drive, and a modified extension of
Ellerston Avenue, thus partially completing the design of the
suburb by linking up with existing gazetted: roads in this are¢a of °
Tuggeranong.

The proposed roads will permit the development of 184 standard
residenfial blocks, cottage/courtyard sites containing 125-165
dwellings, shops, a Government infants and primary school, a

Catholic parish centre and high school,‘neighbo’ﬁfﬁood playing
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fialds, public utilities, social/commercial facilities site, open

space, atsi a walel pullution contiol pond.
The Committee suppotts this variation.

Variation No. 14 - Drakeford Drive/Tharwa Drive (road additions
and deletions}

This variation provides for a modification of Drakeford Drive at
its junction with Tharwa Drive, and to associated roads, so as to
obtain a preferred alignment and intersection arrangement.

The Committee was advised that, when the intersection of
Drakeford Drive and Tharwa Drive was considered as part of the
84th Series of Variations, the land reserved for road purposes
allowed for various road configurations to be implemented.
Purther work on the development of Tharwa Drive has led to the
now proposed alignment which entails a signaliéed T junction.

The variation is supported by the Committee.

Variation No. 15 - Area Known as Conder (road additions and
deletions)

This variation provides for a number of minor amendments to the
previously gazetted but not yet constructed road system in
Conder, and for new roads to access low density cluster housing,
a Group Centre, high school and possible secondary college.

- ‘the proposéd road'development involves some 1t ,040m of ‘road,
which will facilitate the development of 1229 standard
residential sites, 250-280 low density cluster units and 22-28
medium density cluster units. Servicing of land is programmed
for September 1986.

The Committee is in agreement with the proposed variation.
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Variation No. 16 - Calwell West (road additions and deletions)

This variation provides for the construction of a 3.05 kiloweter
network of roads off Duggan Street in Tuggeranong'to enable the
development of 197 residential blocks, 3 low density leasehold
cluster housing sites containing 60-75 dwellings, shops, an
infant and primary school, nei jhbourhood playing fields, open
space and public utilities.

The Committee has been advised that the area is to become a
demenstration suburb for the "Joint Venture for More Affordable
Housing" in which leasehold cluster housing will be permited
necessitating close co-ordination of the design for both access
roads and dwellings.

The Commission envisages that private enterprise will develop the
cluster housing, and, accordingly is proposing an arrangement
whereby the road system is agreed to in principle, with the
developers being able to make minor adjustments to alignments of
access roads within the various cluster housing sites at the
detailed design stage.

The Committee is in agreement with this proposed variation, and
notes that the proposed new arrangement regdarding in principle
approval is to be given consideration by the Joint parliamentary
Committee for the ACT at its next meetings.

variation No. 17 - Banks (road additions)

This variation provides for the construction of '17500m of roads'
in the area to the south and adjacent to Conder to enable the
development of: 792 standard iesiential sites, 125~-150 low
density cluster units, 181 cottage/courtyard units, a Government
primary shcool and a neighbourhood playing field. Land servicing
is programmed for April 1987.
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The Commiliee has beeo advised that, while a small section of the
ievelopmen! Ls plannes £or an aoea inelwled in the Lanyon rescrve
adjacent bty the Lanyon Howestead guteway, the land contours and
the provision of a landscape barrier will ensure that this

development will not be visible from Lanyon.
The Committee has no objectiun to this variation.
Variation No. 18 -~ Isabella Plains: Section 877 (road additions)

This variation provides for a network of roads off Ellerston
Avenue including 1.62 km of collector roads and 1.5 km of culs-
de-sac, to enable the development of 275 residnetial blocks
{averaging approximately 750 m2).

The site is also to be used for "Joint Venture for More
Affordable Housing" purposes - it will have 27 battle-axe blocks,
narrxower access streets, smaller turing circles, narrow frontage
allotments, swale drainage, and zero lot lines which will allow
minimum or no setback on front or side property lines on smaller
blocks so as to maximise the efficient use of the blocks and gain
optimum solar benefit.

The Committee strongly endorses the aims of this type of
experimental development to provide more affordable housing, and,
accordingly, supports this proposed variation.

RECOMMENDATIONS

The Committee recommends =~

(1) that the 86th Series of Variations to the layout of
Canberra and Environs, apart from Variation No. 3, be
agreed to:



.

(2) tche Assembly rvecomaensd that the Parliamentry Commitltec
for the ACT defer consideration of Variation Ho 3
(proposed road development in Duffy) until such times
as the Commission has determined whether or not the
proposed Transportable Homes Park development is to

proceed; and

(3) that this Report be transmitted by Message to the

Minister.

24 September P. Vallee
Chairman
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STANDING COMMITTEE ON PLANNING AND DEVELOPMENT

Dissenting Report By Mr J.M. Clements and Mrs B.M.E. Cains
on the 86th Series of Variations to the Layout of Canberra

and Environs.

1. We have to record our dissent from the views of our
colleages, as expressed in the Committee's Report, on
Variation No. 3 in the 86th Series of Variations to the
Layout of Canberra and Environs.

2. The NCDC's proposal to site a Transportable Homes Park in
Duffy concerns us greatly. We feel that rather than Jjust
postponing consideration of the matter, the Assembly and the
Joint Parliamentary Committee on the ACT should voice their
opposition to the proposal.

3. The Joint Parliamentary Committee does not have the power to
stop the development of this “"Transportable Homes Park" but
it can express its opposition to the proposal by rejecting
tile proposed road variation. We believe that the Assembly
should recommend that this be done: while there are any
doubts about the need for such a facility and the form of
accommodation it should contain, no action should be taken
on the variation.

4. Accordingly, we will be moving an appropriate ammendment at
the meeting of the House of Assembly when this matter is
under consideration,” to provide that the proposed‘roads in
variatim No. 3 be mot supported. '

S b . ﬁZW

B.M.E. Cains J.M. Clements

- v
25 September 1985 -
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SEAT OF GOVERNMENT ADMINISTRATION ACT 1910

PROPOSALS TO VARY THE PLAN OF LAYOUT OF THE CITY OF
CANBERRA AND ITS ENVIRONS (8STH SERIES)

This briefing material is intended to supplement the
information contained in the notice of intention to
vary the plan of layout of the City of Canberra and its
environs {the City Plan) which was published in Gazette
No. 343 of 28 August 1985. The material has been
prepared for the public enquiry by the Joint Committee
on the Australian Capital Territory into the 86th

series.

The variation.proposals were referred to the committee
for investigation and report by the Minister for
Territories in a letter dated 26 August 1985 pursuant
to paragraph 1 (a) of the Committee's instrument of
appointment.

The 86th series of variations comprise 18 items, all of
which are sponsored by the National Capital Development
Commission.

Copies of all public comments and objections received
as a result. of the Department's pubchxty of the |

pProposals are forwarded: to the Committee:-
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MINISTER FOR TERRITORIES

HON. GORDON SCHOLES, M P
MEMBER FOA CORIO

Mrs Ros Kelly MP

Chairman

Joint Committee on the ACT
Parliament House -,
CANBERRA ACT 2600

Dear Mrs Kelly

I anticipate that on 28 August 1985 notice of my intention
to vary the plan of layout of the City of Canberra will be
published in the Commonwealth Gazette.

Eighteen variations have been included in this series andg
consistent with normal procedures, public participation has
been encouraged through the media and by means of public
displays.

In accordance with the provisions of paragraph 1(a) of the
Committee's resolution of appointment I formally refer the
86th series of variations to the Committze for investigation
and report. All comments or objections relating to the
proposals which are received by the Department will be
forwarded to the Committee for consideration.

In addition to referring the 86th series I would like to
advise you that I am withdrawing my intention to vary the
City Plan in regard to two current proposals.

The National Capital Development Commission has relocated
one of the roads proposed in the 85th series for the
Tuggeranong Town Centre. As the relocation is now reflected
in variation 6 of the 86th serles the prev;ous zntentlon to
add this road is revoked. "

You will recall that in your Committee's report of

9 May 1985 on the 84th series, the Committee was concerned
with the intersection of Tharwa Drive and future development
in South Tuggeranong. In the proposals I am now referring
to you the Tharwa Drive intersection has been revised.
Details of extended development in Tuggeranong will be
provided by the National Capital Development Commission
during your investigation into the proposals.
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Finally I request that the Committee consider Variation 6 as
a matter of urgency. You are aware of the importance of the
Tuggeranong Town Centre development and your assistance in
reporting separately on this item would be appreciated.

Yours sincerely

GORDON SCHOLES

26 August 1985

‘e g
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PUBLIC INFORMATION
As part of its policy to stimulate public
interest in the proposals, the Department
mounted displays showing the intended
variations at the Belconnen Mall, Monaro
Mall, Woden Shopping Square, Cooleman court,
Dickson Library and the Public Library,
Erindale Centre, Wanniassa. The.Department
also advertised the variations in the,
Canberra Times on 31 August 1985,
4 Septe'rnber 1985, 7 September 1985 and
11 September 1985.




D MEDIA STATEMENT @ MEDIA STATEMENT @ MEDIA
STATEMENT @ MEDIA STATEMENT @ MEDIA STATEMENT

Department of Teriitories

Eighteen changes are proposed in the 86th series of variations

to the City Plan announced today by the Department of Territories.
The proposals include major road additions in Tuggeranong

which will enable’ further suburban development and additional
roads to service the Tuggeranong Town Centre. Variations are
also proposed in Higgins, Belconnen, Duffy, Fyshwick, Kambah,
Torrens and Hume.

The changes provide for :

. The deletion of part of Higgins Place to enable
a minor extension to a supermarket;

. Additions which will allow medium density residential
development in Sections 59 and 158 Belconnen and
Section 7?1 Torrens;

Additions off Warragamba Avenue, Duffy to access a
site identified for the development of a residential

>

area for "transportable' homes;

Additions in Hume and Fyshwick to enable subdivision
for medium sized industrial blocks;

" Addicions ‘in Section 365 Rambah so that the area |
may be developed for residential purposes;

. Additions to provide access to major development
sites in the core area of the Tuggeranong Town Centre;

A cycleway addition from the Chisholm Group Centre

to Drakeford Drive passing through Fadden, Gowrie
.and Monash;
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Modification to the alignment of Drakeford Drive
and Tharwa Drive and some associated roads;

. Additions and modifications in Isabella Plains
and in Western Calwell to enable further suburban
development; and
Modifications and additions south of existing
development in Tuggeranong. The changes will
enable areas to the west of the proposed extension
of Drakeford Drive and to the west and east of
the proposed southern extension of Tharwa Drive
to be accessed for suburban developments.

Twenty one days are allowed for public submissions or
objections to the intehded changes, which must be sent to
the Department of Territories. All submissions received
by the closing date of 17 September 1985 will be forwarded
to the Parliamentary Joint Committee on the ACT for
consideration during its public hearing into the proposals.

The intended changes will be on display at the Belconnen and
Monaro Malls, Woden Shopping Square, Dickson Library, Cooleman
Court and the Erindale Library, Wanniassa until the closing

date for lodgement of submissions. Copies of the Commonwealth

. @f Aystealia-Gazetre-contdining the Notice of ‘Intention to vary :
the Plan are available at the Commonwealth Government Bookshop
in Alinga Street, City. .

For further information please contact Mr Nick Gascoigne
on 46 2466.

2 ‘September 1985
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INS WEST: Delation from the Plan of unconstrucied roads and

w m e of roc shsh of Drakeford Dnve wath ex:sing roeds. The rosd
enable developrant or rewdanta wwm peove et 10 8 1oca mhvw-n
wes.,

ommmunty
VARIATION 14
HAKEFOHD DNVEITHM\WA and
s for & prefemed al
VARIATION 15
AREA KNOWN AS CONDER: Defatons and sdcitions to the Plan which wil provide »
uunlawumumuam!owumolm- area. The modifications. wil
mpmv-mmcnow 1o 1ho north and provde @ fie break and access 10 the adacent
reserees.

VARIATI

LWELL WEST: Daletion from the Plan of roacs west of Duggan Street snd sddition
10 the Plan of ah sitemative oad 10 aczass

3, pubhc utes. op wil be undenaken &s pest of te

“Jomt Venture for More Affordsble Housng” try
YARIATION 17

A KNOWN AS BANKS: Addrton (o the Plan of rods eset of Thacws Drive to enabss
VARIATION 18 -

ABELLA PLAINS, Secton 877: Mduovhulf- Plan of r0ads off Exerston Averws 1o
bl asiertel doveiopment 1 Tius deveioprartwil be inderisken a8 pet

b ot Vaatire 1 Nore 4 A roriati firdabi Housng” b
Any thisphone enquiries mey be asciigre on 2668,
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NOTES ON THE 83RD, 84TH AND 85TH SERIES OF VARIATIONS

The Committee tabled its f£inal report on the 83rd series
and items of the 84th series on 9 May 1985. Consistent
with the Conmittee's recommendations the Minister approved
variation 4 of the 83rd series and variations 1-5, 7-12,
part 13 and 14-16 on 15 May 1985. These variations are
now effective.

That part of variation 13 of the 84th series not varied
has since been withdrawn by the Minister; and the intended
road layout for the Tharwa Drive/Drakeford Drive
intersection is now described by variation 14 of the 86th

series.

on 23 April 1985; the Minister's notice of intention to-
vary the City Plan representing the 85th series was
published in thé Gazette. The Minister referred the 85th
series to the Committee in a letter dated 22 April 1985.

The Committee's report of 21 August 1985 recommended
approval of the five proposals. The Minister approved the
variations with the exception of one road related to
variation 3 which was withdrawn. The intention for the
road is now~depicted in variation 6 of the 86th series.
The Minister's notlce of varlatlon for the 85th serles 1s
now requlred to 51t before both chses of Parllament for
the statqtory period of six sitting days.

18 September 1985.
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Variation No 1
VARIATION 1 '
HIGGINS, Section 12: Deletion from the Plan

of part of Higgins Place to enable a minor

extension to an existing supermarket.
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HIGGINS: SECTION 12 BLOCK 14 (PART) — ROAD DELETION
1. Purpose: .

* This proposal provides for the degazettal of part of the pedestrian plaza to enable a
minor extension of the existing supermarket to occur.

0

. Background:

A proposal was received from the lessee of Block 4 Section 12 Higgins to extend the
existing supermarket by approximately 100m? gross floor area to overcome storage
difficulties. The NCDC considered the proposal to be satisfactory, and it was in
accordance with the Commission’s Planning Policies for Local Centres.

3. Area:

107me. . . -
4. Bstimated Cost:

Nil to Commonwealth.

o

. Existing Development:

The proposed extended area forms part of the existing pedestrian plaza at the Higgins
Shopping Centre. The shopping centre is fully develcped and provides a range of retail
and non-retail facilities.

(2]

. Proposed Development:

The pedestrian plaza forms part of the gazetted roadway at the Higdins shops, and
therefors a lease cannot be granted over the 107m? area required for the supermarket
extension, unless this area is degazetted.

.

Particular Planning Considerations:

The proposal conforms to the National Capital Development Commission’s '“Planning
Policies for Local Centres'.

8. Environmental Considerations:

The degazettal of part of the pedestrian plaza and subsequent extension of the
supermarket, will partially enclose the sastern end of the plaza, but adequate
pedestrian access is still possible through the centre. The architectural design and
general amenity of the Higgins Shopping Centre will not be detrimentally affected

9. Public Consultation:

The proposed expansion to the supermarket was -approved by the NCDC on 14
September 1984, subject to a satisfactory public consultation programme The public
document was published in December 1984. No public comments were recetved
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Variation No 2

VARIATION 2

BE:I;CONNEN, Sections 59 and 158: Deletion from
the Plan of part of an unconstructed road
between Coulter Drive and Joynton-$mith Drive
and the addition of roads which will enable
the development of 370 medium density
residential units in Sections 59 and 159.
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BELCONNEN. SECTIONS 59, 154, 155 & 158 — ROAD ADDITIONS AND DELETIONS

1. Purpose:
This proposal provides for the deletion of that part of Sutherland Crescent which
separates Sections 158 and 59 Belconnen and provides for a new residential road
pattern conjoining these Sections.

20

. Background:
Since Sutherland Crescent was gazetted in the 62nd Series in 1976 a revised subdivision
pattern in Florey to the west and the deletion of part of the residential area east of
Joynton-Smith Drive from the Belconnen Town Centrs plan make the Sutherland
Crescent Mnk across this residential site redundant,

The Development Plan for Sections 157, 158 and 59 Belconnen implements the long
standing policy to provide medium density housing within this area of the town centre

3. Length/Area'
The proposed public roadways in this development total approximately 1700 metres
in length and cover an area of approximately 34,000m3.
4. Estimated Cost:
The estimated cost for public works associated with this development including roads,
services, landscaping and the bridge across the busway is $1.8M.
. Existing Development:

The site is undeveloped., It is surrounded by major roads. To the west is Coulter Drive,
to the south Luxton Street and to the east and north by a busway and Joynton-Smith
Drive. The site is divided by the busway.

The service trades and retail core areas of the Belconnen Town Centre lie to the south
of Luxton Street. Lakeside parklands lie to the north and east across Joynton-Smith
Drive. Further residences will be developed to the south of these parklands on Section
86. The suburb of Florey is developing west of Coulter Drive.

[o)

o

Proposed Development:

The road variations will facilitate the development of 370 medium density units
including townhouses, courtyard houses and flats on Sections 158 and 59 and 40
units on Section 157. Sites will be relsased in packages of varying marketable sizes

Land packages on Sections 158 and 59 will be accessed from a system of crescents
that are designed to take advantage of the topography of the sites, and the need to
rétaih as much-exsting vegetation as possible” Private internal roads will be required
for most packages.

Advantage is taken of the proximity of the town centre proper to achieve as mgh a
density as possible with a large component of flats.

Section 157 north of the busway is intended for release in one package with a single
access from Joynton-Smith Drive.

Two aceess points are proposed for Sections 158 and 59. The southern access point
is at grade intersection with Luxton Strest. The second on Joynton-Smith Drive
requires a bridge across the busway at a point where the land is already formed to
take such a bridge. The bridge will also provide safe access for pedestrians to the lake
foreshores. Bus services will be provided on Joynton-Smith Drive.



o

The pedestrian system also links with Florey'through an existing underpass beneath
Coulter Drive and with the cycleway at Luxton Street.

. Particular Planning Considerations:

The destgn of the intersection of the access road with Joynton-Smith Drive is important
to the transition between the housing and the parklands. The opportunity is also taken
to change the character of the traffic flow on Joynton-Smith Drive which i8 currently
an underutilised high speed road.

The nearest primary school is in Florey and the nearest high school at Melba. A
secondary college will be in the town centre.

. Environmental Considerations:

This site is surrounded by major roads that have the potential to generate considerable
noise pollution. Cars has been taken to delinsate particular areas for one or two storey
houses and for additional protective mounding. These actions will reduce the noise
problem to acceptable levels.

. Public Participation:

The Policy Plan for Belconnen Town Centre identifies this site for medium density
housing. There have besn no objections to this land use.

It is not proposed that further public consultation should taeke place-except through
these gazettal preceedings.
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Telephone 511948

The Secretary
Department of Territories

Deaxr Sir

In response to the public display of the #86th Series of
Vaeriation of the City Plan, and an advertisement in the
Canberra Times, I submit an objection to Variation No 2.

My Objection as attached, with the grounds on which I
base such objection, .

Yours faithfully

A.D.Horscgoft
24 September 1985




VAPIATICN TC CITY PL..M

I hereby lodge objection to a proposed variation in the

86th Jeries of Variation %o ine City Slan, nemely, Variation
2, modifications to roads in Sections 59 and 159, Eelconnen.
Grounds for the objection are as follows:w

1. Belconnen Town Centre, in which the area lies, is
currently the subject of public discussion, following the

release of Volume 1 of the Drafit for Discussion in April 1985,

and Volume 2 in September 1985. The original date for close
of written submissions was 2 August 1985; this has been extended
due to the late publication of Volume 2 $ill 8 October 1985,
Any modification to the town plan for Belconnen, prior to the
finalization of subm:i:ssions, is therefore pre=empting proper
discussion, and the current proposal can therefore be seen as
a mockery of the public diseussion process. It is therefore
requested that, as a matter of honour, NCDC withdraw this
proposal.

2. Volume 1, at page 46, shows sections 59, 158, 157 and
part of 86 as proposed for medium density housing. Volume 2
shows, at fig 46, page 65, the same areas, togethér‘ with
section 155 and par‘c of 159, as being committed or su*table )
for housing, The prouosed vanatlon, as prmted in the .
Canberra Times, indicates the purpose of the proposed roads
is‘. to enable the development of housing in Sections 59 and
159, ie, the southern portion of the northwest housing ares,
and Ginni,(rilerra Promontory, north of Lake Ginninderra. This
latter was the subject of a Joint Committee Enquiry which
rejected the latter area for housing. Froper foundation
should be laid for any development of this area for housing

and the present submission does not appear adequate to
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waz:rant the Committee Bverturning its previous decision,

3. Volume 2 notes, at %.14 on page 88, 'Due to the diversity
and number of proposed developments within Belconnen Town
Centre it is not possible to determine ax what extensions to
existing services and infrastructure will be required.' It
apvears that NCIC concur with the proposition that till the
finalization of the Belconnen Town Centre Plan it is premature
to propose new services and infrastructure. On this ground
NCIC should withdraw the proposal.

4. Should it be accepted that early development of housing
on Sections 59, 158, 157, 86 and possibly 155 and 154 or 151
should proceed, I submit that it is desirable that +the northe
west housing area be planned as a unity. It is noted that

no road layout for sections .157 or %% 86 have been proposed,
although Volume 1 indicates an access from Joynton-Smith Drive
to section 157, on a reasonably sharp curve. No indication of
suitable footpaths for the area are given, and these should

be considered at the planning stage.

5. The proposed realignment of Sutherland Crescent indicates
a crogsroads at the intersection of ILuxton Street and Josephson
Street, a dangerous form of intersection and one ?o be avoided
if possible. Indeed, Volume 2 stades: 'These terminate at the
,lake.in D-intersections, .‘glg'e. p.referrgc%. solution mfor confrol=
ling traffic flow in Eelc'onnen Town Centre... 1t is noted; from
Volume 2 Table 28, that Josephson and Luxton akrready figure

in the.top acecident black spois in Belconnen, and this proposed
crossroad would seem likely to exacerbate matiers.

6. The pwmoposal shows a bridge across the Busway to connect
with Joynton-Smith Drive at a Tmimtexzzxxkimm crossroad. The
comments of 5 above also apply to this intersection. If it

is intended that the eastern poréion of Sutherland Crescent

be deleted to make this intersection a T, then it is submitted
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that sucn deletion snould be done at the same time as fhe
vresent proposals are considered.
7. Two access points are provosed for the sections 59 and 158
subdivision; to the south at Luxton/Josephson Ztreets, and to
the east at 3Sutherland/Joynton-Zmith, Such provision appears
excessive for only 27C units. Deletion of the bridge from the
proposal could save up to $1.5 million, which at a time of
financial stringency could be very welcome to the Government.
8. In the light of the above, an alternative proposal is here
supgested, as follows:
A. The Busway between sections 158 and 157 be relocated to
parallel the western boundary of Joyniton-Smith Drive. Initially
the buses could be diverted onto Joynton+Smith Drive at a
‘suitable point, and the diversion zmmmx of the buswa&
constructed later in conjunction with the proposed underpass
of the Busway at Coulter Drive. This would enable the whole
of the housing west of Joynton-Smith Drive to be treated as
an integrated whole,
B. Sections 59, 158 and 157 should be planned as a single
development, with pedestrian access at the southeast cormer,
at the intersection of Iuxton/Lathlain Streets, opto the foot~
path there, with easy access to Belconnen Mall via a footbridge
--at:ihe intensection of Emu 3ank and Luxton-Street. (waich
would algo serve pedesirian access from Section 86 and high
density residential development of section 151), and vehicular
access from Coulter Drive by the present Busway junction.
This would provide very good access from the whole of the
area to the Mall and aesociated facilities, by a separation
of vehicular and pedestrian ?raffic would promote maximum
safety, would eliminate at least one, if not more, potentially.
dangerous junction, and should be considerably cheaper thas

the proposal under consideration.
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Variation No4 -

VARIATION 4

FYSHWICK, Section 34: Addition to che Plan of
a loop road connecting the end of Tennant
Street to Gladstone Street which will enable
the area to be subdivided for medium size
industrial blocks. ‘

FYSHWICK

(%‘
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FYSHWICK: SECTION 34 — ROAD ADDITIONS
1. Purpose:

This proposal provides for & loop access road from the end of Tennant Street connecting
to Gladstone Street, and will enable land with poor access t0 be more intensively
developed and provide a range of medium sized industrial blocks.

2. Background:

Blocks 4, 5, 9 and 10 of Section 34 Fyshwick have remained vacant for many ysars
Collectively they comprise an area of 7.5030ha of which & 650ha is ‘land- locked' such
that it cannot be subdivided t0 meet the current demand for medium sized sites

These sites were originally designated for rail access from the proposed shunt line
which has never been constructed. The State Rail Authority has indicated there is
little likelihood of the nearby proposed Canberra-Yass Railway being built The
opportunity exists to construct the proposed loop road which would resuilt in a higher
?'canda.rd of development facing the road, and the raillway should it proceed in the
uture.

. Length:

The length of the proposed access road is approximately 1100 metres
4, Estimated Cost of Road Construction:

Approximately $0.55M.
. Bxisting Development:

The site is bounded to the west by existing leases which have been developed, namely,
blocks 2, 3, 6, 7 and 8 of Section 34. It should be noted that Block 1 of Section 34
has already been leased and developed and this forms a constraint on the alignment
of the proposed road. To the east, at approximately 600 metre distance is the Molonglo
River, the land betwesn the proposed road and the river is to be trested as a river
corridor as it is subject to periodic flooding.

[

o

6. Proposed Development:

The road variation will permit the development of approximately 25 medium sized
industrial sites in the range of 2000m?*-4000m* It is considered that this would provide
a three year supply of industrial land in Fyshwick.

Servieing of these blocks 1s programmed for 198586 financial year and block turn
off is expected in late 1986. The Commission has approved the identification of this
development to be undertaken by private enterprise As such, the Commission proposes
to undertake the subdivision of the blocks in conjunction with the developer, in order
to maximise the opportunity to satisfy the prevailing demand.

. Particular Planning Considerations:

The proposed aecess road, will complets the road coninections arsund Section 34 and.
also provide public access to the river corridor It will also ensure a higher standard
of built-form results to this important edge of Fyshwick The loop road is formed by
a sumple extenston of Tennant Street and completing the junction with Gladstone Street
with a ““T"* intersection.

8. Environmental Considerations:

The road will act as a buffer zone between the river corridor and industrial
development. Special conditions will be included in the leases to ensure the
development conforms to the requirements of the Environment Frotection (Impact
of Proposals) Aot 1974, and current legislation covering air, water and noise currently
applying in the ACT.

9. Public Consultation:

As an appropriate land use policy is in place, the policy determination did not include
& public consultation process. The proposal is the Commission’s response to the current’
upturn in demand for medium- sized sites in Fyshwick.

2
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) Variation Nob

VARIATION 5

KAMBAH, Section 365: Addition to the Plan of
a road off Marconi Crescent to the east of
Kambah Village Shopping Centre to provide
access to a site now proposed for
predominately residential development. The
site was previously identified for a special
school and hostel for handicapped children.
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KAMBAH: SECTION 365 — ROAD ADDITION
1. Purpose:

This proposal in north Tuggeranong provides for a road off Marconi Crescent Kambah
to enable the area to be developed for residential purposes.

n

Background:

Kambah Section 365 is located in the district of Tuggeranong immediately east of the
Kambah Village shopping centre and on the southern side of Marconi Crescent.

The site was originally identified for a High School but was subdivided in 1981 for
development as a special school and hostel for handicapped children. That proposal
did not proceed 2nd it is now proposed to develop the site predomineantly for residential
purposes.

. Length:
The length of the proposed road is approximately 675 metres.
4. Estimated Cost:

The sstimated cost for road construction, hydraulic servicing and landscape for this
proposal is $660 000,

Existing Development:

The site 1s bounded on the north by Marconi Crescent and a row of courtyard blocks,
the east by open spacs and the Taylor Primary School, the south by district playing
fields and the west by Kett Street and the Kambah Village shopping. csntre.

«

@

o

Proposed Development:

The road variation will permit the development of 91-113 residential units comprising
14 cottage blocks, 7 courtyard blocks, 19-22 aged persons units and 4 sites for cluster
housing yielding 51-70 units.

The final total may reduce by 12-18 units if the proposal to develop a church in the
north west corner of the site is achieved.

Servicing of the blocks is programmed for commencement in the 1986./87 financial
year and block turnoff is expected early 1987 First residents could be expected during
1987.°

. Particular Planning Considerations:

2

The proposed road intersects with Marecn, Crescert in order to direct traffic yo the -

distributor road rather than Kett Steet, 2 low order road designed for recreational
and shopping traffic.

8. Environmental Considerations:

A broad landscape zone has been identified for development by the Commonwealth
along Marconi Crescent and Kett Strest in order to create physical, visual and noise
separation from these roads and the Kembah Village shopping centre.

All healthy trees have been identified for retention where possible.
9. Public Consultation: ’

Consultation was undertaken in December 1984 and written comments were invited.
Six responses wers recefyed raising the issue of access off Kett Streef in preference to
Marconi Crescent, the avallability of land for church use and a lower maximum yield.
All of the issues raised were reviewed and In consideration of these, the Policy and
Development Plan was amended to permit the development of community facilities
which would, if-achieved, reduce the total number of units to be developed on the
site. Access to the sitd remains to-be off Marconi Crescer(n:.
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Variation No 7

VARIATION 7
TORRENS, Section 21l: Addition to che Plan of
three culs~de-sac off Ritchie Street and one

off Batchelor Street to provide arcess for
medium density residential development.
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TORRENS: SECTION 21 BLOCK 11 -~ ROAD ADDITIONS

1. Purposs:
This proposal provides for one cul-de-sac off Batchelor Strest and three culs-de-sac
off Ritchie Street to enable the area to be developed for medium density residential
bloeks.

»

Background:

The suburb of Torrens is situated in the south western ares of the District of Woden.
Block 11 Section 21 Torrens is located on the eastern edge of the suburb, adjacent
to Athllon Drive and opposite the primary school.

The site has remained undeveloped Commonwealth land since the suburb was first
settled in 1967,

In August 1984 a draft Policy Plan was published proposing a change of land use
for the site from Undeveloped Commonwealth Land to Medium Density Residential

Following the public consultation process a final Policy Plan was adopted in June
1985 confirming the land use policy for the site as Medium Density Residential.

@

Length:

The lengths of the proposed culs-de-sac rangs from approximately 50 metres to 64
metres. The total length of the four culs-de-sac is approximately 216 metres.

-

Estimated Cost of Road Construction:
Approximately $85 000. N

5. Existing Development:

The site is bounded on the east by Athllon Drive, a sub- arterial road connecting
Tuggeranong and the Woden Town Centre. To the south of the site is Beasley Street
which is the main distributor road servicing the neighbourhood of Torrens. On the
west the site is bounded by Ritchie and Batchelor Streets. Opposite ths site in Ritchie
Street is the Torrens Primary School. Further to the north and also opposite the site
in Batchelor Street are the neighbourhood playing fields. Standard residential housing
adjoins the site on the northern boundary.

24

Proposed Development:

The road varjation will permit the development, by the Commonwezlth, of 34 medium
density residential units The 16 units fronting onto Ritchie and Ratchelor Streets
will be one storey with the remaining 18 umts being two storeys Only s1x of the blocks
will be accessed from the existing peripheral roads, the balance being served by the
proposed culs-de-sac.

Servicing of the 34 medium density blocks is programmed for commencement in the
198586 financial year and block turnoff is expected in mid 1986. First residents
could be expected by early 1987.

~

. Particular Planning Considerations:

The proposal reflects the general form of development a.lrea.dy existing in the locality
and allows the integration of medium density housing into the nsighbourhood
environment. The proposal would have a supportive effect on the local retail centre
and the primary school.
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To maintain the character of the existing residential development in Batchelor Strest
the units fronting onto Batchelor and Ritchie Strests will be single storay.

The proposed culs-de-sac have large ciréular turning heads to allow for effective service
vehicle manoeuvring.

. Environmental Considerations:

As'the site is long and narrow the proposed culs-de-sac have besn incorporated into
the design to maximise the opportunity for & northerly orientation of all the units

The units heve also been desighed to minimise openings on the eastern walls to avoid
the possible impact of noise generated by traffic on Athllon Drive.

It is intended that individuality will be given to each cul-de-sac by carefully varying
the landscape treatment, particularly of the islands in each of the cul-de-sac heads.

.' Public Consultation:

In August 1984 public comments were invited on draft Policy and Development Plans
for Torrens Section 21 Block 11. The draft plan was advertised in 76 Canberrs Times
on 25 August 1984 and in accordance with Commission procedures copies were sent
to local parliamentarians, the ACT House of Assembly, the Joint Committee on the
ACT and the Committee on Trausition to Self Government. Nearby residents were sent
& copy of the draft Plan on 24 August 19684 and written commesnts were invited by
21 September 1984,

Six responses were received on the draft Plan including submissions from the Torrens
Primary School Board and the Torrens Primary School P & C Association Following
a request from the School Board and P & C Association a meeting with their
representatives was held on Wednesday 26 September 1984 to discuss their concerns.

All of the issues raised were reviewed by NCDC and in consideration of these, the
Development Flan was amended to reduce the number of two storey units and to realign
the most southerly cul-de-sac to reduce traffic conflict adjacent to the main entrance
of the school. This is the proposal which is presented for- gazettal.
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Variation No 8

VARIATION 8

ISABELLA DRIVE CYCLEWAY: Addition to the Plan
of a bicycle path from the Chisholm Group
Centre to Drakeford Drive passing through the
suburbs of Fadden, *Gowrie and Monash.

%‘@Cﬁﬂ?g ETR
I CE{ L%‘/;‘

=

Q




TUGGERANONG: ISABELLA DRIVE — CYCLEWAY ADDITION

1.

2

W

~

ol

Purpose:

This proposal provides for a eycleway from the Chisholm Group Centre to Drakeford
Drive adjacent to Isabella Drive.

Background:

The cycleway route passes through the suburbs of Fadden, Gowrie and Monash in
an east west direction. ’

Gazettal of the cycleway will facilitate its construction in conjunction with the
construction of Isabelle Drive and result in cost-efficlency savings because of the
interrelationship of the two preojects.

. Length:

The length of the proposed cycleway is appro:dma'tely 6.0 kilometres.

Estimated Cost:

The estimated cost of constructing the cycleway in conjunction with Isabella Drive
is §400 000.

. Existing Development::

In Gowrle, the proposed route is close to the newly developing residential land off
Galleghan Circuit,

Elsewhere, the cycleway route passes through undeveloped Commonwealth land along
the northern bank of the Tuggderanong Creek Stormwater Channel intersecting with
the feeder paths from Chisholm, Richardson, Macarthur, Fadden, Gowrie and Monash

Proposed Development:

‘When completed, the cycleway will be the main east west link to the Tuggeranong
Laks, Tuggeranong Town Centre and the Murrumbidges River Corridor Further, it
will greatly improvs access to and from the Chisholm Group Centre, Chisholm High
School, Gowrie Parish Centre, Fadden Pines and well as generally improving the
interconnections between suburbs either side of Isabella Drive.

Particular Planning Considerations:

The main planning criteria employed in the route selection process were designed
o create an as direct and safe route to the Town Centre as possible Consequently,
through the utilisation of underpass and overpass opportunities, no at grade crossings
are involved and the resulting route grade is very gentle.

Environmental Considerations:

The proposed cycleway route within environmentally sensitive areas, particularly the
Fadden Pines area, has been carefully designed to closely follow the natural contours
and prevent the unnecessary destruction of healthy trees.

. Public Consultation:

The proposed route of the cycleway accords with the route shown on the Canberra
Cycleways Policy Plan (AP 203) and the published Canberra Cycleways brochure The
cycleway also appeared cn all public consultation docurnents in the immediate vicinity
of the route - Fadden Pines, Monash and Isabella Plains.

Pedal Power has seen the plans and given support in principle.
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Variation Ng ¢
YARIATION 9

HUME, Section 5: Addition to the Plan of a
loop road off Sheppard Street which will
enable the area to be developed for a range of
medium sized industrial blocks.




HUME: SECTION § — ROAD ADDITIONS
1. Purpose:

This proposal provides for an access loop road from Sheppard Street to enable the
area to be developed and serviced for a range of industrial blocks.

o

. Background:

Section 5 Hume is the next development area suitable for medium-sized industrial.
blocks (R000-4000m?) which are considered necessary in order to mest the current
and anticipated demand. Elsewhere (Section 2 and 3) larger size blocKs are in ample
supply.

3. Length:
The length of the proposed access road is approximately 850m.
4. Bstimated Cost of Road Construction:
Approxmiately $600 000.
Existing Development:

The site s bounded on the north by a landscaped drainage reserve, and the sast by

. & landscaped reserve and the Queanbsyan -Cooma rail reserve. To the south are two
existing leases (Blocks 3 and 4) and additional land for Stage Two development. To
the west the site is bounded by Shepperd Street and Hill Station The land has been
used for agistment of animals, mainly horses. It is showing slgns of neglect and there
is evidence of severse erosion problems.

o

o

Proposed Development:

The road variation will permit the development of about thirty (30) medium sized
industrial sites, twenty-six (26) are standard and four are battle-axe blocks. The
average size of the blocks is approximately 3200m?, the sizes range from 1900m? to
4500m?,

The road has been designed as a loop road to reduce the dead-end affect associated
with long culs-de-sac. Industrial land at the end of culs-de-sac has not proved popular
in the past and the opportunity exists for nearly all blocks to have full frontages to
the new road. -

Servicing of these blocks will be undertaken in conjunction with the construction
of the road and will be from existing trunk mains located in Shepperd Street.

2

. Particular Planning Considerations:., .

In addition to the need to provide blocks with adequate fromages the road proposal
maximises the potential to reduce traffic movements by having two accesses onio
Shepperd Street, each of which is a “T" intersection. It is also possible to further
develop this system by further extension in a southerly direction around the two
existing leases of Blocks 3 and 4. This possibility will be the subject of Stage 2
proposals,

8. Environmental Considerations:

By having a loop road, the impact on Hill Station and its environs will be minimised.
In addition it is proposed to create a LS matre landscape reserve adjacent to the Hill
Station building which will act as a screen to the building development. Building
development will be limited to a height of 10 metres with a maximum of two storeys.

©0

. Public Consultation: -

As an appropriate land use policy exists, there was no need for a public consultation
process. The proposal is in response ¥ a rapid increase in interest in leasing industrial
sites in Humse and ig expected to satisfy the current demand-for 8-4 years.
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Variatipn No 10

VARIATION 10

TUGGERANONG, Part Blocks 1239, 1271 and 1283:
Addition to the Plan of roads south of
Tuggeranong Town Centre and wect of Drakaford
Drive. The road layout will enable
residential development of the area and
provide access to shops, a site for a

community facility and a school.

Qo



TUGGERANONG: PART BLOCKS 1839, 1271, 1283 — ROAD ADDITIONS
1. Purpose:

The proposal in Tuggeranong provides for a network of roads off Drakeford Drive
and off the extension of Isabella Drive, to enable the area to be developed as a
netghbourhood. Proposed land uses within the site include standard and medium
density residential, business and commercial premises, an educational establishment,
open space, a water pollution control pond and a site for community uses and/or
residential.

2. Background:

Tuggeranong Part Blocks 1238, 1271, 12883 is located to the north and north east of
~Stranger’’ Trig (Barney's Hill) and adjacent to the Murrumbidgee River Corridor.
It is west of Isabella Plains, and to the south of the Tuggeranong Town Centre.

The site is undeveloped Commonwealth land.
. Length:

The length of the proposed distributor roads is 2 92 kilometres; that of the collector
roads 3.96 kilometres, and that of the Inops and culs- de-sac is 6 86 kilometres The
total length is 13.74 kilometres.

4. Bstimated Cost of Road Construction:
Approximately $4.3M.
5. Existing Development:

The site is bounded by the Isabella Drive and Drakeford Drive reservations, and the
Murrimbidgee River corridor

ol

8. Proposed Development:

The road variations will permit the development of 680 standard residential blocks,
eight low density cluster housing sites capable of 129-161 dwellings, eighteen medium
density sites capable of 587-757 dwellings, shops, a site for community uses and/or
residential, & primary school, neighbourhood playing fields, open space and a water
pollution control pond.

Block sizes vary from 650m? to 1300m?* and average 880m® including 33 battleaxe
blocks.

For the first stage of development (300 standard residential blocks), servicing is
programmed for commerncement tn the 1985 86 financial year and first block turnoff -
15 expected in late 1986 with first residents expected by mid 1987.

Of the remaining three stages of the development servicing of the final stage is
programmed for comimencement in the 1986./87 financial year and first block turnoff
is expected in mid 1987 with first residents expected by early 1988.

7. Particular Planning Considerations:
The proposals for the site incorporate the following planning principles:

{(a) provide a central core of aétivity contalhing infants and primary school, shops,
playing field, community uses and medium density housing;

(b) locate distributor roads within 400 metres of the limits of residential development
to allow ease of access to bus services;

86.



(c) provide easy pedestrian access to the hilltop reserve and the Murrun{bidgee
Corridor;

(d) provide local parks on pedestrian spines;

(e) provide identifiable pedestrian ‘cycle movement throughout the site, and linking
to adjacent neighbourhoods and the Town Centre;

(f) retain existing trees where possible;

(8) provide an area of low density cluster development on the western ridge with special
development conditions to ensure an appropriate interface with the Murrumbidgee
River Corridor is achieved;

(h) provide medium density housing in close broxlmity to the Town Centre.

. Environmental Considerations:

The design is intended to integrate as closely as possible with the Murrumbidges River
Corridor, minimising visual and environmental impacts, and allowing for connections
to recreation trails. In particular, special development conditions will be placed on
the low density cluster housing located on the western ridge in order to protect visual
intrusion into the river corridor.

Further, a major alm in developing the water pollution contrcl pond is to protect the
Murrumbidgee River from poliutants in stormwater runoff from the urbanised
catchment, both during construction and following habitation. An earth embankment
will be constructed across Stranger Creek at a distance of approximeately 500 metres
upstream from the Murrumbidgee River, to intercept and retain stormwater runoff.
The pond. will be designed in a landscaped setting, integrating nearby housing, and
recreational facilities such as pienic areas, playgrounds and trafl systems.

. Public Consultation:

On 13 April 1985 the Commission placed an advertisement in The Canberra Times
seeking public comment on the Draft Policy and Draft Development Plans for the site.
No comments were received.
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Variation No 11

VARIATION 11

AREA SOUTH OF BARNEY'S HILL: Delation from
the Plan of the major part of the existing
Point Hut road and the addition of a road
layout in this area to enable further
residential development. -The roads will also
provide access .to‘ sites to be developed for
Government and Catholic schools and playing
fields.
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AREA SOUTH OF BARNEY'S HILL: ROAD ADDITIONS AND DELETIONS

1.

2.

3.

4,

5.

6.

-2

o]

Purpoée:

This proposal provides for the further development of residential land in south
Tuggeranong.

Background:

The site is situated to the south of Barney’s Hill, west of Tharwa Drive and the area
of Conder and partly bounded on the west by the Murrumbidgee River Corridor and
on the south by the area of Gordon. The site includes part of the subdivision layout
of Gordon, which the Commission had approved in 1974,

Length:

The approximaete length of roeds is as follows:
Sub-Arterial Road - 4000 metres
Distributor Road - 4600 metres
Collector-Loop Road . 7700 metres
Culs-de-sac .. 2500 metres.

Estimated Cost of Road Construction:
Approximately $7.5M.

Existing Development:
The site is improved pasture, used for shesp and cattle grazing.

Proposed Development:

The development provides for a distributor road system Unking with a sub-arterial
perimeter road which provides an alternative outlet for south Tuggeranong residents
Internal pedestrian systems follow existing drainage channels and connect via
underpasses to pathways leading to schools.

The development provides for 632 standard residential sites, 161 Cottage ‘Courtyard
blocks and 330-400 medium density housing units, local parks, neighbourhood
playing field, Catholic high school and primary school and Government primary
school. Servicing is programmed to commence October 1987 and first occupancy
anticipated late in 1989,

. Particular Planning Considerations:

The development interfaces with the Murrumbidgee River Corridor and it is proposed
to incorporate special release conditions in order to control development along the
edges to lessen the impact adjacent to the Corridor The sub-arterial perimeter road
links Johnson Drive with Tharwa Drive and provides an alternative traffic outles for
Lanyon.

. Environmental Considerations:

It 1s proposed to extensively landscape the interface with the Murrumbidgee River
Corridor.

A water pollution control pond is to be providéd within the subdivision to collect
stormwater runoff from Barney’s Hill, Banks and Conder Construction will commence
prior to general land servicing. -

. Public Consultation:

The programme for public consultation has commenced. -
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Variation- No 12

VARIATION 12

AREA KNOWN AS GORDON: Addition to the Plan of
roads west of Tharwa Drive and south of the
existing Point Hut Road to enable further
residential development. The roads will alsc
provide access to a local shop and a site for

community facilities.

| Fccani B T8

YY)

DRIVE




GORDON: ROAD ADDITIONS
1. Purpose:

Provides for the further development of residential land n Tuggeranong South
2. Background:

The site is located to the west of Tharwa Drive and the proposed development of Banks,
and generally follows the eastern and northern foothills of Lanyon Hill Subdivision
layout was approved by the Comrmission in 1874 Gazettal of roads was not proceeded
with due to the lack of demand for residential sites,

3. Length:
The approximate length of roads is as follows: .
.Distributor roads - 3200 metres
Collector-Loop - 7500 metres
Culs-de-sac - 2500 metres

4. Estimated Cost of Road Construction:

Approximately §4.0M.
5. wxisting Development:

The site is improved pasture, savannah woodland, used for sheep and cattle grazing
6. Proposed Development: ’

Amendments have been made to the approved subdivision layout in accordance with
recent Ministerial decisions to restrict development of land in the vicinity of Lanyon
Homestead. Area includes the existing Lanyon Teiephone Exchange

The deveiopmsnt provides for 709 standard residential sites and 117-147 low density
cluster units, local shop and community facility site Servicing is programmed to
commence in December 1987 and first occupancy anticipated early 1990

7. Particular Planning Consideration:

Amendments to the road layout have been kept to a minimum in order to maintain
the opportunity to take advantage of the available north easterly aspect Low density
cluster developments with special release conditions have been provided on the steeper
slopes in order to control building form, colour and landscaping.

8. Environmental Considerations:

Development has been kept low on the hillside and low density cluster developments
with special release conditions have been provided to ensure a compatible interface
Drainage from the site will be reticulated ingo the Water Quality Control Pond.

9. Public Consultation: X
The programme for public consultation has yet to be completed.
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Variation No 13

VARIATION 13

ISABELLA PLAINS WEST: Daletion from the PLan
of unconstructed roads and addition to the
Pian of roads east of Drakeford Drive linking
with existing roads. The road layout will
enable development éor residential purposes
and provide access to a local centre and

community facilities.
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ISABELLA PLAINS WEST: ROAD ADDITIONS AND DELETIONS
1. Purposs:

This proposal provides for a network of roads off Isabella Drive, Drakeford Drive,
and off a modified extension of Ellerston Avenue - which partially completes the design
of the suburb by linking to existing gazetted (constricted and unconstructed) roads
in this area of Tuggeranong.

The proposal enables development of standard residential blocks, medium density
housing, shops, a site for social/community facilities, a_government infants and
primary schools, a Catholic parish centre and high scheol, neighbourhood playing
fields, open space, 2 water pollution control pond and public utilities.

2. Background:

Isabella Plains Sections 812 part, 837, 389, 841, 844- 846, 849, 850, 854 part, 855
part, 856 and 877 part are located in the district of Tuggeranong to ths south of Monash
and west of Richardson.

Roads within the site were gazetted in 1975 and it was originally designated for
medfum density housing, a group centre, schools, playing tields, open space and public
utilities including an ACTEA substation.

. Length:

The length of the proposed distributor roads is 1.82 kilometres; that of the collector
roads is 1.0 kilometres; and that of the loops and culs-de-sac is 1 48 kilometres The
total length is 4.1 kilometres.

4. Estimated Cost of Road Construction:
Approximately $1.5M.
. Existing Development:

The site is currently bounded by the Isabella Drive, Drakeford Drive and Johnson
Drive reservations, minor gazetted road reservations, Ellerston Avenue, the
Tuggeranong Creek channel and a floodway between the latter and Ellerston Avenue

«

wm

The north eastern sector of the site lies adjacent to recently auctioned standard
residential blocks in Isabella Plains The western sector of the site contains gazetted
but undeveloped roads to suit the original land use proposals Pine Island Road passes
through the northern part of the site, and the Tuggeranong Creck channel flanks the
north eastern portion of the site.

. 6. Proposed Development:

The road variations will permit the development of 184 standard residential blocks,
cottage, courtyard housing sites capable of accommodating 125-165 dwellings, shops,
a governmeny infants and primary school, neighbourhood playing fields. open space,
a water poliution control pond, public utilities, and site for social."community facilities
and a Catholic parish centre and high school.

No blocks will be accessed from existing peripheral roads.

Block sizes vary from 680m? to 1200m? and average 860m? (including 11 battle-axe
blocks). The proposed blocks compare favourably in size with the existing blocks in
Isabells Plains. - .
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7. Particular Planning Considerations:
The design 13 consistent with the following principles:
(1) to allow traffic generated from within Isabella Plains, ease of access onto the
arterial road network;
(11) to reduce the potential for a traffic “‘rat run'’ (and conseguent high traffic volumes
through Isabella Plains) pet:ween Drakeford Drive and Isabella Drive; and

(41) to meaintain a close locational relationship between the local shops, community
facilities and the (three) schools,

8. Environmental Considerations:

The site is of generally flat grades and sparse vegetation, with somse tree plantations
in the north east. These are.to be incorporated, in part, into the development.

A water pollution control pond is proposed similar to the one further downstream
in the ‘“Tuggeranong Part Blocks 1239, 1871, 1283 (arsa west of Isabella Plaing)”
site. For a description, refer to these notes.

Public Consultation:

On 13 April 1985 the Commission placed an adver in The Cenberra Timag
seeking public comment on the Draft Policy and Devslopment Plans for the sits,
including adjacent sites in Isabella Plains and Calwell. A comment weas received and
considerad regarding the co-location of high schools. The Policy and Development Plans
were retained in their present form.

©
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Variation No 14

VARIATION 14

DRAKEFORD DRIVE/THARWA DRIVE: Modification to
Drakeford Drive and Tharwa Drive and
assqclated roads to provide for a preferred
alignment and intersection arrangement.
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DRAKEFORD DRIVE/THARWA DRIVE — ROAD ADDITIONS AND DELETIONS

1.

Purpose:

This proposal provides for the regazettal of the proposed extension of Drakeford Drive
south of Johnson Drive to Point Hut Road. A Section of Tharwa Drive near the
intersection with Drakeford Drive is also included.

. Length:

Approximately 2 km.

. BEstimated Cost:

The total cost of roadworks associated with this proposal is $5M.

. Egdsung Development:

Nit.

. Proposed Development:

The construction of Drakeford Drive and Tharwa Drive will form part of the overall
development of the arterial road network of Tuggeranong to service Calwell and
Lanyon.

. Particular Planning Considerations:

A revised junction orientation enhances legibility of the road network and facilitates
access to the Tuggeranong Town Centre.

A signalised T junction to accommodate traffic from Lanyon to Drakeford Drive (to
the Tuggeranong Town Centre) and Tharwa, Drive (to the Monaro Highway) is proposed

. Environmental Congiderations:

Attention has been given tc the environmental issues associated with the locatinn of
roads so as to provide an aesthetic appearance by means of sensitive location in relation
to the landform and by landscaping to provide a blending of the roadworks into the
environment, and to minimise the costs associated with this development

. Public Consultation:

This iterm was referred to the Joint Commmittee on the ACT in the 84th Series. At that
time, the land proposed to be reserved for road purposes allowed for various road
configurations to be implemented as traffic volumes and planning decisions dictated

The Cemmittee sought **further information concerning the intersection of Tharwa
Drive and Drakeford Drive and proposed land development in South Tuggeranong ™

During the development of the proposals for Tharwa Drive it has been found that the
ability to take traffic from Tharwa Drive onto the Monaro Highway (Eastern Parkway)
1s imited by the proposed traffic signals at Johnson Drive and the proposed two lane
ramps to the Monaro Highway.

Accordingly, the alternative realigned Tharwa Drive ‘Drakeford Drive intersection or
the possible grade separated junction which had previously been preserved as options
are unlikely to be required regerdless of the size of Lanyon. Any increase in,
developments in Lanyon beyond that currently proposed would involve the
consideration of other access road arrangements.

Accordingly, a signalised at grade T junction is now recommended.
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Variation No 15 '

VARIATION 15

AREA KNOWN AS CONDER: Deletions and addations
to the Plan which will provide a modified road
layout for the residential development of the
area. The modifications will improve traffic
flow to the north and provide a fire break and

access to the adjacent hill reserves.
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CONDER: ROAD ADDITIONS AND DELETIONS

1.

N

Purpose:

This proposal seeks approval to & number of minor amendments to the previously
gazetted, but not yet constructed, road system in Conder, and to new proposals to
access low density cluster housing, the proposed Group Centre, a high school and
possible secondary college.

. Background:

The development i located in the south Tuggeranong area, south of Tuggeranong Hill
and east of Tharwa Drive. Roads, including Tharwa Drive, were gazetted in the 60th
and 61st Series of Variations to the Plan of Layout of the City of Canberra. Depending
on the extent to which development in the South Lanyon ares may proceed, the
construction of Wrights Drive to ink to the Monaro Highway is uncertain If Wrights
Drive does not preceed, traffic routes into and out of the Lanyon area will be limited.
This, coupled with changed Commission standards relating to vehicle movement

. numbers in residential streets and increases in recent years of vehicle trips per

L

«

o

household, has led to the need for the currently proposed amendments.
New proposeals include the location of the Group Centre on the eastern side of Tharwe

.Drive. Related uses will include district playing fields, clubs, a high school and possible

secondary collegs.

Length:

The approximate lengths of roads are as follows:
Distributor Roads - 6950 metres
Collector-Loop Roads - 3580 metres
Culs-de-sac - 500 metres.

Estimated Cost of Road Construction:

Approximately $3.6M.

. Existing Development:

The site is improved pasture, savanneh woodland, used for shesp and cattle grazing
and is within the Point Hut water catchment boundary.
Proposed Development:

The proposed road variations will permit the development of the Conder area which
is planned to prcmide 1229 standard residential sites. 250- 280 low density cluster
units and 22-28 medium density cluster units.

The development of the Group Centre will be staged. A small first stage will coinecide
with the early settlement of Conder in lieu of a separate local centre Stage 2, which
will achieve a full Group Centre scale, will gpen in 1990,

Servicing is progra.mmed to commence in September 1986 with first occupancy
anticipated early 1988.

Particular Planning Considerations:
Changes to the road system have been:

(a) the inclusion of an upper level distributor road which defines the edge of
development and allows for a balanced traffic flow to the north, as well as fulfiliing
a fire-break and access role in the management of adjacent hill Teserves;

- 108.



(b) the loop distributor system feeding the residentiel collectors and, providing access
to the future Group Centre, Activity Spine; and

(¢} the deletion of a number of roads within the area of Group Centre and Activity
Spine owing to the redesign of this area. To maximise the convenience and viability
of the Group Centre, access has been arranged off both the sub-arterial road to
Conder and Tharwa Drive directly. The centre w.ll be vigsually exposed and readily
accessible to passing motorists and tourists.

. Environmental Considerations:

The upper level distributor road forms an interface with the lower slopes of
Tuggeranong Hill providing access for maintenance vehicles and pedestrians. Access
tracks and cut-off drains are to be provided where residential development abuts
hillside reserves.

A major overland flow path traversss the central activity area and crosses Tharwa
Drive by means of an underpass to a proposed water pollution control pond at Point
Hut. Construction of the pond will commence prior to land servicing to protect the
water quality of the Murrumbidgea River.

. Public Consultation:
The puble consultation process has yet to be completad fcr the Group Centre area.

Public consultation was not considered necessary for the balance of Conder as the
proposals comprise minor changes only to the previously gazetted road system.
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Variation No 16

VARIATION 16

CALWELL WEST: Deletion from the Plan of roads
west of Duggan Street and addition to the Plan
of an alcernative road layout: to access
proposed residential development, shops,
schools, and public utilities. The
development will be undertaken as part of the
"Joint Venture for More Affordable Housing"
programme established by the Government.
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CALWELL WEST: ROAD ADDITIONS AND DELETIONS
1, Purpose:

This proposal in Tuggeranong provides for a network of roads off Duggan Street to
enable developmsnt of residential blocks, low density leasehold cluster housing, shops.
an infants and primary school, neighbourhood playing fislds, open space and public
utilities.

2. Background: .

Calwell Sections 701-706, 739-74R, 743 part, 744 part, 792 pars is located in the district

-of Tuggeranong to the south of Isabella Plains. Roads in the site were gazetted in 1975,
and it was originally designated for standard residential housing, schools, shops.
playing fields and open space.

3. Length:

The length of the proposed collector roads is 840 metres and that of the loops and
culs-de-sac is 2.21 kilometres. The total length is 3.05 kilometres.

4. Estimated Cost of Road Construction:
Approximately 80.7M.
8. BExisting Development:

The site is bounded by the existing reservations of Johnson Drive, Quttrim Avenue
and Duggan Street and the proposed reservations of Drakeford Drive and Tharwa Drive.
It contains gazetted but undeveloped roads to suit the original land use proposals
Pine Island Road passes through the centre of the site.

6. Proposed Development:

The road variations will permit the development of 197 residential blocks, three low
density leasehold cluster housing sites capable of 80-75 dwellings, shops, an infants
and primary school, neighbourhood playing fields, open space and public utilities
Block sizes vary from 450m? to 1100m?, and average approximately 750m?, including
31 battleaxe blocks,

The site has been idsntified as a demonstration estate for the '‘Joint Venture for More
Affordable Housing" (JVMAH). For further explanation, refer to the notes concerning
Isabella Plains Section 877 (part). In regard to the physical elements incorporated
in the design, the Calwell site differs from the Isabelle Plains site in the following ways:

@) no swale dramns are proposed; .
(b “'leasehold cluster 'housing_" ‘is proposed.

This is a new concept of development, which envisages the development (by private
enterprise) of a cluster housing form, with individual leasehold title for each dwelling.
In practice, this proposal requires close coordination of design of both access roads
and dwellings. For this reason, it is proposed that the Committee allow minor
adjustments to the alignments of access roads within the leasehold cluster housing
sites, to be made at the detailed design stage without reference back to the Committee

7. Particular Planning Considerations:

Apart from the overall principles mentioned in the "“Isabella Plains Section 877 (part)”
notes, the planning principles incorporated in the design of the Calwell site include:

{2) to preserve and integrate existing vegetation into design where practicable;
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(b) to provide for a I and trunk ¢y ¥y Unk through site;
{¢) to develop leasehold cluster sites on areas of highest environmental quality

. Bnvirc 1 Congid

The site is gently undulating with scattered maturs trees, most of which will be
retained in the development.

. Public Consultation:

On 13 April 1985 the Comimission placed on advertisement in Zhe Canberra Times
seeking public comment on the Draft Policy and Draft Development Plans for the site,
including adjacent areas. No comments were received relating to the site.

.
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Variation No 17

VARIATION 17

AREA KNOWN AS BAHKS: Addition to cthe Plan of
roads east of Tharwa Drive to enable the

development of this area Eor residential

purposes and to access a proposed primary
school.
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BANKS: ROAD ADDITIONS

1.

»
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Purpose:

Provides for the development of residential land adjacent to the Conder development
in south Tuggeranong.

Background:

Located to the south and'adjacent to Conder Subdivision layout approved by the
Commission in 1974. Gazettal of roads not proceeded with due to lack of demand for
residential land.

Length:

The approximate length of roads is as follows: 3
Distributor Roads - 5250 metres
Collector-Loop Roads . 8500 metres
Culs-de-sac - 3750 metres

Estimated Cost of Road Construction:

Approximately $6.2M.

Existing Development:

The site is improved pasture, savannah woor:lls,nd. used for sheep and cattle grazing

. Proposed Development:

Provides for a main distributor road system linking Conder to the north and Tharwa
Drive to the west. A linkage to a future Wrights Drive should it be required is also
provided. -

The development provides for 792 standard residential sites, 125-150 low density
cluster units, 161 cottage.’courtyard units, Government primary school and
neighbvourhood playing field. Servicis.g is programmed for commencement in April
1987 end first occupancy is anticipated in mid 1988.

. Particular Planning Considerations:

Roads have been sensitively located to avoid substantial existing features and take
advantage of existing drainage channels, which form part of the pathway system,
linking residential areas with the primary school A bus terminal facility has been
provided in conjunction with the school and local shop underpasses will be provided
along major pedestrian routes.

Environmental Considerations:

Low density cluster developments with special release conditions are proposed in-
(2) the area adjacent to the Lanyon Homestead gateway; and

(b) in an area where it.is proposed to retain existing tree cover.

Additionel landscaping is proposed within the road corridor adjacent to the Lanyon
Homestead gateway.

. Public Consultation:

Still to be completed,
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VARIATION 18

ISABELLA PLAINS, Section 877: Addicion to the
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ISABELLA PLAINS: SECTION 877 (PART) — ROAD ADDITIONS
1. Purpose:

This proposal in Tuggeranong provides for a network of roads off Ellerston Avenus
to enable development of residential blocks and open space.

Background:
Isabella Plains Section 877 (Part) is located in the distriet of Tugderanong to the south
of Monash and west of Richardson.

The site was originally designated in 1977 for residential and part of a golf course
(the balance of the site being proposed in Monash). A land use change to residential
was foreshadowed in the policy plan for Isabella Plains North (now re-named Monash),
completed in December 1984.

3. Length:
The length of the proposed collector roads is 1.62 kilometres and that of the culs-de-
sac is 1.5 kilometres. The total length is 3.12 kilometres.

4, Estimated Cost of Road Construction:
Approxfmately $0.8M.

. Existing Development:

The site s bounded by Ellerston Avenue, Ashley Drive, the Tuggeranong Creek drainage
channel, and & floodway between the channel and Ellerston Avenue.

»

o

(2]

. Proposed Development:

The road variations wil permii the development of 275 residential biocks, none of
which will be accessed from existing peripheral roads Block sizes vary from 450m?*
to 1200m?® and average approximately 760m? This includes 27 battle-axe blocks.

The site has been identified as & demonstration estate for the ‘‘Joint Venture for Mure
Affordable Housing'' (JVMAH), The JVMAH programme was established by the
government as a means of demonstrating and promoting more cost-effective residential
development practices throughout Australia. Other demonstration estates are being
developed in Sydney, Melbourne and Brisbane.

The primary objectives of the JVMAH programme are:

(a) to llustrate in very practical ways - to local councils and other senior government
authorities, industry practitioners (such as town planners, engineers, architects
and builders), and the public - how different approaches to engineering and
planning requirements for residential development can significantly lower
production costs while maintaining quality living environments; and

(b} to encourage the wider use of these practices.

There are two demonstration estates planned for Canberra - one at Isabella Plains
and the other at Calwell (refer separate notes) The estates will incorporate physical
elements which are seen as potentially cost-effective, and existing standard design
practices. i

As a check, cost-monitoring will be undsrtaken and comparisons made within the
estates and with other residential areas. In addition, the Housing Industry Association
has expressed interest in developing ‘‘display villages™ in each estate which the
Commission and Commonwaalth support. - -
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The design of both estates incorporates the following cost effective elements:

Minor access streets and lanes

Creation of a more unified human scale residential environment ensuring safe
pedestrian use through special entry treatment, reduced pavement widths and
by retention of the existing landscape features.

Pathway treatments

close attention to integration of landscaping and pathways with adjacent fencing
and housing, thereby minimising maintenance costs.

Narrow frontage allotments -

Creation of rectangular blacks which are efficient for development and land
utilization, by providing a narrow frontage.

Swale drainage ,

Grassed verdes in leu of kerb and channel which will improve stormwater run-
off management. R

Zero 1ot line and built form orientation for solar bensfit

Allow minimum or no setback on front and/or side property line on smaller blocks
to maximize the efficient use of the block in terms of outdoor open spaces and
optimum solar benefit.

Battle-axe allotments

To demonstrate the potential of this cost effective land utilization development
form by group releases enabling design integration of the access functions and
house designs.

Road design

Variation in alignment, pavement and verge widths to create visual enclosures
and opportunities to incorporate existing landscape features will provide safer
vehicle and pedestrian roads.

. Particular Planning Considerations:

Overall principles consistent with the JVMAH objectives and which are consistent
with current Commission practice are:

mixture of standard and innovative design practice;

more efficient land use without any environmental quality reduction;
building orientation allowing solar benefit opportunities;

lower vehicle speeds in road design consi t with ped 1 safety;

design roads as floodways;

snsure clear road hierarchy;

maximise utilisation of open space for residential benefit where practicable; and
provide for efficient movement of service vehicles.

In particular the planning principles incorporated in the design of the Isabella Plains
site include:

(a} to relats development in some areas o characteristics of development south of

Ellerston Avenue;



(b) to-develop allotments at the lower end of size scale where better environmental
quality exists; and .

(o) to focus on existing tres plantations by:
* integrating ocul-de-sac heads into;
* developing a pedestrian pathway through;
« Hnking a playground to;
the plantation areas.

. Environmental Considerations: : -,

The site is of generally flat grades and sparse vegetation, with the exception of some
tree plantations in the north and north-sast. These are to be incorporated, in part,
into the development.

. Public Consultation:

On 13 April 1985 the Commission placed an advertisemens in The Canbarra Timés
seeking public comment on the Draft Policy and Draft Development Plans for the site,
including adjacent areas. No comments were recsived relating to the site
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