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Standing Committee on Planning and Urban Renewal · ·- "· · 
Legislative Assembly for the ACT 
GPO Box 1020 
CANBERRA ACT 2601 

By email - committees@parliament.act.gov.au 

Dear Sir/Madam, 

Draft Variation 344 - Woden Town Centre - Zone Changes and amendments to the Phillip precinct 
map and code 

Thank you for the opportunity to comment on Draft Variation 344 (DV344). 

The Canberra Southern Cross Club (CSCC) is a major and committed stakeholder in the Woden Town 
Centre. We share the Woden Master Plan's vision for a dynamic town centre which offers 
community, commercial, residential and recreational opportunities, and recognize our role in 
achieving this. 

Block 4 Section 79 is a key site within the Woden Town Centre which lends itself to precinct scale 
development which may include residential, commercial and residential care accommodation uses. 
This would reduce development pressures in suburban locations and support light rail, while a 
strong built form would 'finish' the northern edge of the town centre. Our commitment to high 
quality outcomes is illustrated by the Health and Wellbeing Centre under construction on the 
southern part of the site. 

We have proactively engaged in policy development leading to DV344. Copies of prior 
representations are attached, and we reiterate our comments therein. In short, DV344 could better 
facilitate the development opportunities inherent in Block 4 Section 79 by adopting a criteria based 
approach to development scales. Officer advice is that this potential can be realized through a 
separate Territory Plan variation process. While we are disappointed that our proposals were not 
integrated into DV344, we will continue to work towards this outcome. 

Woden Town Centre will experience considerable change in the coming years, which may include 
opportunities not anticipated in the Master Plan. It is essential that all stakeholders recognize 
DV344 as the starting point for the next phase of town centre development, rather than an end 
point. We continue to advocate for a refresh of the Master Plan and Territory Plan once the 
alignment and location of light rail stations has been confirmed. Ensuring an up to date and 
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responsive policy framework that facilitates rather than restricts opportunities is essential to futun~ 
investment. 

We would be happy to discuss this with you further. 

Yours sincerely, 

Ian Mackay 
Chief Executive Officer 
Canberra Southern Cross Club 
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14 March 2015 

Woden Master Plan 

PO Box 158 

Canberra ACT 2601 

By Email- woden@act.gov.au 

Dear Sir/Madam 

Canberra Southern Cross Club representation to the draft Woden Master Plan 

Thank you for the opportunity to provide comment on the draft Woden Master Plan. The Canberra 

Southern Cross Club {CSCC) has reviewed the draft Master Plan and its implications for Block 4 

Section 79 Phillip, known colloquially as the Woden Pitch and Putt site, and Block 11 Section 18 

Phillip on which the main Club facility is located. 

Section 79 (Pitch and Putt site) 

Most of our concerns relate to Block 4 Section 79. This site is currently zoned for CZ6 leisure and 

Accommodation purposes and was developed by CSCC as a pitch and putt facility in 1999. cscc 
ceased operation of the pitch and putt in 2013 for economic viability reasons but maintains an 

ongoing commitment to the site and the delivery of facilities to its members. To this end. CSCC has 

been working on a master plan to develop the site for a broader range of uses than currently 

permitted by the Crown lease. Diversified development will provide CSCC with a sustainable income 

stream while reducing reliance on gaming, whilst enabling CSCC to continue to deliver a range of 

recreational uses in tune wtth member demand. 

Our master planning processes to date have focused on the potential delivery of a circa 120 space 

childcare facility and an indoor recreational facility. The indoor recreational facility will replace that 

currently located on Block 8 Section 24 Phillip (the Yamba Club site) which CSCC will hand back to 

the Crown lessee in December 2017. Consequently it is imperative that CSCC develop part of Block 4 

Section 79 to accommodate a replacement facility by this date. This will occur irrespective of our 

broader development aspirations. 

At 3.6 ha, Block 4 Section 79 is one of the largest blocks in the Woden Town Centre. Strategic 

placement of the proposed childcare and indoor recreational facilities will create a significant 

development pad at the northern end of the site which will be available for alternative uses. Early 

analysis suggests local demand for services such as aged accommodation plus health, wellness and 

care facllities. This sits comfortably with CSCC's community mandate, and leverages the site's 
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unique advantage of its proximity to Canberra Hospital. Further analysis will flesh out the exact type 

and composition of development. 

While the existing Crown lease and CZ6 land use zone enables a range of community and 

recreational purposes, alternative commercial uses are restricted. We have reviewed those uses 

that could be contemplated in the CZ6 land use zone and do not believe that there are any other 

uses that would be suitable to the location, meet a known community need, or provide CSCC with a 

sustainable economic outcome. While the CZ6 land use zone facilitates commercial accommodation 

uses, our initial analysis suggests this is unlikely to be financially viable in the context of a contracting 

town centre workforce, existing commercial accommodation supply and the fact that commercial 

accommodation uses can establish in all other commercial land use zones. We therefore propose 

rezoning the site to an alternative commercial zone, preferably CZ2 Business. This would sit 

comfortably within the broader precinct, facilitate a II uses inherent in the Crown lease and provide 

CSCC greater flexibility in delivering a commercially viable mix of uses. In the alternative, retention 

of the CZ6 land use zone could mean that the site is either inefficiently developed with low intensity 

uses distributed across the site, or that a significant part of it will remain undeveloped for some 

time. 

We understand that the Authority is facing pressure to retain recreation facilities in the precinct. 

The CSCC would be happy to discuss means of achieving this provided the resultant statutory 

framework created further flexibility through an amended land use zone. We draw the Authority's 

attention to Control 2 ofthe Commercial Zones Development Code which would provide additional 

security via the delivery of recreational facilities under an alternative commercial land use zone. 

Irrespective of the ultimate land use zone, access is a key constraint that must be addressed before 

the site can be developed for any purpose. The site is irregularly shaped with an elongated frontage 

to but no practical access from Yamba Drive. The site maintains a very narrow frontage to 

Launceston Street which, by reason of its proximity to the intersection of Yamba Drive and 

Launceston Street, is not appropriate for access. Access is currently via a small pedestrian bridge 

that crosses the Yarralumla Creek. Any development on the site would require bridge upgrades to 

enable vehicular access, at considerable cost to CSCC. This also assumes that the Irving Street 

intersection ls upgraded to cater for the increased number of vehicle movements. 

The Territory Plan identifies the alignment of the Yarralumla Creek as an Intertown Public Transport 

Route. It is likely that Capital Metro will ultimately run along this alignment. It would be natural for 

the ACT Government to safeguard this corridor by limiting new structures, with the impact of 

creating a landlocked site with no practical access. 

To this end we have instructed Graeme Shoobridge to discuss the feasibility of vehicular access from 

Yamba Drive with Roads ACT and TAMS and would be happy to update you as these discussions 

progress. In the interim we request that the Master Plan recognise the inappropriateness of any 

town centre site becoming land locked by reason of public infrastructure and include a reference to 

the creation of access from Yamba Drive, thereby setting the policy context for detailed 

investigations. 



Assuming the existing CZ6 land use zone is retained, future development potential will be 

constrained by Controls 57 and 58 of the Commercial Zones Development Code. Whilst enabling 

criteria assessment, the prescribed two storey height control and six metre setback is not considered 

appropriate to this town centre s_ite, irrespective of the underlying land use zone. Our preference 

would be for the building heights proposed on Sections 22 and 24 to be mirrored across Block 4. 

This would provide the opportunity for a much stronger and balanced northern entrance to the 

town centre, particularly In the context c;>f a 16 storey marker tower on the Yamba Club site. Present 

controls would result in a very distinctive 'break' between taller development on the Yamba Club 

site and much lower level development on the site. This will appear incongruous when approaching 

from Yarra Glen and does not provide a graduated transition of height, which is the overall intent of 

the Master Plan. 

Block 11 Section 18 (Woden Club) 

The CSCC's ambitions in respect to Block 11 Section 18 Phillip are over a longer time scale. CSCC 

intend to improve the ground floor arrangements to reorientate activity towards the public realm 

within the next five years. In the longer term CSCC may wish to redevelop the site. 

Currently height on Block 11 is controlled by criteria. The Master Plan proposes a 12 storey limit, 

although it is unclear whether this will be a mandatory rule. While appreciating some community 

sentiment to~ards mandatory rules, they are by their nature the lowest common denominator; the 

height which all sites could accommodate without undue negative impact, within the confines of 

current community expectations, and without reference or regard to site characteristics or an 

evolving context over time. Adopting a mandatory height rule does. not enable variations to 

maximum height over t ime, other than by way of a Territory Plan variation with associated time and 

resource costs. Adopting a mandatory rule will not enable the planning authority to navigate the 

many competing issues that must be addressed within a dynamic town centre context over a say 20 

year timeframe. Qualitative criteria, supported by an appropriately framed desired character 

statement, provide an opportunity to mediate between these extremes while taking into account 

the local context as it evolves over time. 

We trust this is of assistance and would be happy to discuss the points raised at your convenience. 

Yours sincerely 

Chief Executive Officer 

Canberra Southern Cross Club 



4April 2017 

Territory Plan Section 
PO Box 158 
Canberra ACT 2601 
BY email -terrplan@act.gov.au 

Dear Sir/Madam 
DV344 - Woden Town Centre - Zone Changes and amendments to the Phillip precinct map and 
code 
Thank you for the opportunity to provide comment on DV344. As you are aware the Canberra 

Southern Cross Club (CSCC} has two facilities within the Woden Town Centre -the site located on 
, Block 4 Section 79 Phillip and our main club site located on Block 11 Section 18 Phillip. 

DV344 has had a long gestation. The Master Plan was completed on the understanding that light rail 

would eventually run to Woden, however the timeframe for this has now been brought forward. It 
is likely that the light rail alignment will run from Yarra Glen along Callum Street; consequently both 

our blocks will be well positioned to support the new wave of transit orientated design. 

Our 2015 submission to the draft Woden Master Plan identified our ambitions for Block 4 Section 79 

Phillip, which we are steadily working towards. Our next step will be to seek a scoping document to 
inform a Territory Plan variation for the northern part of Block 4, possibly to facilitate residential 

development. A residential outcome was identified in the Master Plan, and is consistent with 
broader plannii:,g policy which promotes urban intensification in town centre locations. 

Both the Master Plan and DV344 maintain a strong emphasis on delivering a height hierarchy and 
creating a strong edge to the town centre. Our 2015 submission proposed mirroring heights on 
Sections 22 and 24 across Block 4, thereby providing for a much stronger and balanced entrance to 

the town centre. We note that a 16 storey marker building is proposed on Block 8 Section 24 (the 

former Yamba Club site), and that the Trilogy development includes a 12 storey tower, stepping 
down to eight storeys. The community and wellbeing centre currently being constructed on Block 4 
adjacent Launceston Street will be five storeys in height. 

The proposed Rule R9 and Criteria C9 for the Phillip Precinct Code provides almost every other 

commercial site with the opportunity for additional height, where particular criteria are met. This 
flexibility is explicitly withheld from Block 4 Section 79. We assume this reflects its current CZ6 
Leisure and Accommodation land use zone, although do not consider this to be a robust rationale. 

The application of a mandatory six storey maximum building height control does not provide us with 
the flexibility to position height where it is most appropriately located r;-elative to site constraints, to 

provide for a transition of scale either across the site, or across this highly prominent part of the 
town centre, or to respond to opportunities for transport orientated design presented by proximity 
to light rail. 
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We propose amending. Criter ia C9 through the deletion of t he note, thereby providing the 
opportunity to develop to 10 storeys in height where Criteria C9 is met. This amendment would only 
affect our block, and would not, in principle, distort the height hierarchy bearing in mind 
surrounding approved and proposed development, and provide the opportunity to transition down 
t o five storeys adjacent to Launceston St reet. 

Irrespective of this, we strongly advocate for a refresh of the Master Plan and relevant Terr itory Plan 
provisions once the alignment and location of light rail stations has been confirmed. Our 2015 
submission advocated the use of qualitative crit eria to enable the flexible application of the Territory 
Plan to the local context as it changes over t ime. While appreciating that EPSDD has gone some way 
towards this, Criteria C9 in effect operates as a mandatory height limitation for our site (Block 4 
Section 79 Phillip). We are also concerned that a maximum building height of 16 storeys on Block 11 
Section 18 Phillip may not be sufficient to truly leverage the opportunities that light rail will bring to 
this corridor, particularly in respect of t ransit orientated design, bearing in mind existing 
development scales in t he locality. 

We would be happy to discuss this with you further. 

Yours sincerely, 

Ian Mac av 
Chief Executive Officer 
Canberra Southern Cross Club 
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