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Resolution of appointment

On 13 December 2016 the Legislative Assembly for the ACT when it created Standing Committees for the Ninth Assembly, resolved at Part 1(f) of the Resolution that there would be a:

Standing Committee on Planning and Urban Renewal to examine matters relating to planning, land management, the planning process, amendments to the Territory Plan, consultation requirements, design and sustainability outcomes including energy performance and policy matters to support a range of housing options.

On the same day, the Legislative Assembly also resolved at Part 3 of the Resolution that:

If the Assembly is not sitting when the Standing Committee on Planning and Urban Renewal has completed consideration of a report on draft plan variations referred pursuant to section 73 of the Planning and Development Act 2007 or draft plans of management referred pursuant to section 326 of the Planning and Development Act 2007 the Committee may send its report to the Speaker, or, in the absence of the Speaker, to the Deputy Speaker, who is authorised to give directions for its printing, publication and circulation.

Terms of reference

In relation to a draft plan variation to the Territory Plan, section 73 (2) of the Planning and Development Act 2007 states:

The Minister may, not later than 20 working days after the day the Minister receives the draft plan variation, refer the draft plan variation documents to an appropriate Committee of the Legislative Assembly together with a request that the Committee report on the draft plan variation to the Legislative Assembly.
The Minister for Planning, Mr Mick Gentleman MLA, referred Draft Variation to the Territory Plan 344 Woden Town Centre: Zone Changes and Amendments to the Phillip Precinct Map and Code to the Standing Committee on Planning and Urban Renewal on 27 July 2017.
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Recommendations

Recommendation 1
3.32
The Committee recommends that subject to the following recommendations Draft Variation 344 be approved.
Recommendation 2
3.33
The Committee recommends that where a draft variation to the Territory Plan proposes to amend a code, the existing sections of the code, the proposed code and an explanatory statement of the differences between the two should be provided to facilitate public understanding of the draft variation.
Recommendation 3
3.34
The Committee recommends that future draft variation documentation and the Territory Plan express minimum and maximum building heights in metres and that if surveyor measurements are to be used than an explanatory note or clear definition is provided as to what the surveyor measurement means.
Recommendation 4
3.35
The Committee recommends that the current draft variation be edited for errors, inconsistent terminology and outdated references to locations in the Woden Town Centre, particularly those identified by submissions to this Inquiry.
Recommendation 5
4.16
The Committee recommends that the ACT Government finalises the development of master plans in a more timely fashion.
Recommendation 6
4.17
The Committee recommends that the ACT Government develop a short, simple and clear outline of the intent and purpose of planning documents within the ACT, including master plans, draft variations and precinct codes and how these interact with the Territory Plan, and that this be provided to the public with all future consultation and draft variations.
Recommendation 7
5.41
The Committee recommends that the ACT Government amend the proposed C9 to only allow an additional four storeys where:

the development demonstrates design excellence;

the development provides demonstrated community benefits such as community housing or not-for-profit community facilities; and

the additional height will not have a significant detrimental overshadowing impact on public spaces or residential buildings.
Recommendation 8
5.42
The Committee recommends that the ACT Government amend the proposed R16 and C16 to ensure they apply to all development in Woden, not just ‘development adjoining the town square.’
Recommendation 9
5.43
The Committee recommends that the ACT Government amend proposed R16 to ensure sufficient solar access retention in the Woden Town Square so as to maintain amenity for people using Woden Town Square during winter solstice.
Recommendation 10
5.44
The Committee recommends that the ACT Government amend the draft variation to provide explicit overshadowing protection for dwellings in the area covered by the draft variation, to ensure they retain the minimum of three hours of solar access that they were required to have to be approved.
Recommendation 11
5.45
The Committee recommends that the ACT Government amend the draft variation to cap the scale and height of the marker building proposed for Section 3 to the scale and height of the previously-approved DA.
Recommendation 12
5.64
The Committee recommends that the ACT Government deliver a broad-based urban renewal process for Woden Town Centre that includes action on community facilities, recreation facilities, renewal of public areas and attraction of jobs to the Town Centre.
Recommendation 13
5.65
The Committee recommends that ACT Government amend the Territory Plan and/or lease conditions to provide a mechanism to require building owners to ‘make safe’ or, where appropriate, demolish, buildings that have become unsafe.
Recommendation 14
5.82
The Committee recommends that the ACT Government amend the draft variation to reduce the size of, or cancel, the proposed rezoning of land in Arabanoo Park to Community Facilities Zone (CFZ), with planning protections put in place to ensure land is reserved on the Callam Offices site (Section 80) for an equivalent set of community facilities.
Recommendation 15
The Committee recommends that the ACT Government amend the draft variation so that if any land in Arabanoo Park is rezoned to Community Facilities Zone (CFZ) it is only used for the following uses as outlined in the Territory Plan and any other use listed under the CFZ zone is not deemed appropriate for this site.

Child care centre;

Community activity centre;

Community theatre;

Cultural facility;

Indoor Recreation;

Outdoor recreation; or

Parkland.
Recommendation 16
5.83
The Committee recommends that the ACT Government amend the draft variation to rezone the existing pocket park on Furzer Street (section 181) to Urban Open Space (PRZ1) to ensure it is protected as open space for the long term.
Recommendation 17
5.84
The Committee recommends that the ACT Government amend the draft variation to rezone the ‘Landscape Area’ along Matilda Street (Section 7), as shown in Figure 3 of the draft variation, to Urban Open Space (PRZ1) to ensure it is protected as open space for the long term.
Recommendation 18
5.90
The Committee recommends that the ACT Government improves pedestrian connections and wayfinding between the town centre and Eddison Park.
Recommendation 19
5.113
The Committee recommends that the ACT Government create greater capacity for social, educational, recreational and cultural facilities in Woden, in order to prevent it from becoming a dormitory suburb.
Recommendation 20
5.114
The Committee recommends that the ACT Government develop and fund a long-term plan for community and recreation facilities in Woden Town Centre, incorporating a Community Hub.
Recommendation 21
5.115
The Committee recommends that the ACT Government amend the draft variation to reserve a large, flexible site in Woden suitable for future community, tertiary education or recreation uses such as an indoor sports hall or CIT facility.
Recommendation 22
5.116
The Committee recommends that the ACT Government, as part of the long-term plan for community and recreation facilities referred to in Recommendation 20, consider the AMC Architecture report into community facilities for the Woden Town Centre.
Recommendation 23
5.117
The Committee recommends that the ACT Government amend the draft variation to identify one or more entertainment precincts in Woden Town Centre, suitable for night-time use, that are protected from noise-sensitive land uses.
Recommendation 24
5.125
The Committee recommends that ACT Government ensures that the lessees of the Phillip Pool are kept updated on the ACT Government’s work towards a new ice rink facility for the ACT.
Recommendation 25
5.126
The Committee recommends that the ACT Government works with the lessees of Phillip Pool on alternative wording for proposed R8 that achieves the same or better facilities but provides greater development flexibility, for example allowing the lessees to provide the facilities on other sites within the Woden Town Centre.
Recommendation 26
5.135
The Committee recommends that the ACT Government works with Hindmarsh Development and Scentre Group on alternative wording for proposed R3 to allow a supermarket on Block 13, Section 18 with a floor plate size that is commercially viable and adequately services the residents of the area.
Recommendation 27
5.139
The Committee recommends that the ACT Government amend the draft variation to add ‘produce market’ as an allowable land use for Woden Town Square; the ‘Pedestrian Spine’, as indicated in Figure 3 of the draft variation; the east-west pedestrian link, as indicated in the Woden Town Centre Master Plan 2004; and adjacent blocks.
Recommendation 28
5.149
The Committee recommends that if the ACT Government chooses to pursue the proposal put forward by Junstamp Pty Ltd, they do so through a separate variation process, following completion of broader planning for a Woden Community Hub.
Recommendation 29
5.166
The Committee recommends that the ACT Government amend the draft variation as soon as practicable to recognise the light rail route and possible stops and to protect bus, cycle, walking and Park and Ride connections to light rail; and update these elements through a project specific draft variation as Light Rail Stage 2 proceeds.
Recommendation 30
5.175
The Committee recommends that the ACT Government include the proposed trunk walking and cycling network in the draft variation and associated precinct code.
Recommendation 31
5.176
The Committee recommends that the ACT Government amend the draft variation to include the missing walking and cycling connections across Melrose Drive, between Athllon Drive and Hindmarsh Drive.


1
Introduction
Conduct of the Inquiry

1.1 On 27 July 2017 pursuant to section 73 of the Planning and Development Act 2007 (the Act), the Minister for Planning and Land Management, Mr Mick Gentleman MLA, referred Draft Variation to the Territory Plan 344 Woden Town Centre: Zone Changes and Amendments to the Phillip Precinct Map and Code to the Standing Committee on Planning and Urban Renewal (the Committee) for consideration and report to the Legislative Assembly (the Assembly).
1.2 The Committee released a media release announcing the inquiry on 7 August 2017 as well as directly emailing those who had provided submissions to the public consultation process and others who may be affected by the draft variation. The Committee received 18 submissions and a list of these is provided at Appendix A.

1.3 The Committee held two public hearings and heard from 19 witnesses. A list of witnesses who appeared before the Committee is provided at Appendix B. The transcripts of proceedings are accessible at: https://www.parliament.act.gov.au/in-committees/standing-committees-current-assembly/standing-committee-on-planning-and-urban-renewal 

1.4 There were five questions taken on notice at the public hearing and these are listed in Appendix C. Answers to these questions are available on the inquiry webpage: https://www.parliament.act.gov.au/in-committees/standing-committees-current-assembly/standing-committee-on-planning-and-urban-renewal/draft-variation-to-the-territory-plan-no-344-woden-town-centre-zone-changes-and-amendments-to-the-phillip-precinct-map-and-code 
1.5 Ms Le Couteur informed committee members and any interested members of the public that she lived in Phillip about 100m away from an area that would be rezoned from RZ2 to RZ5 under the draft territory plan recommendations.
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1.6 The Committee would like to thank the Minister for Planning and Land Management and officials from the Environment, Planning and Sustainable Development Directorate (the Directorate) for their time appearing before the Committee and responding to its questions.
1.7 The Committee would like to extend its thanks to those who took the time to make written submissions, and witnesses who appeared before the Committee.

2 Planning in the Australian Capital Territory
Introduction

2.8 This chapter outlines the planning framework in the Australian Capital Territory (ACT) and briefly outlines the evolution of the Territory Plan from its inception, through a series of reviews and restructures.

2.9 The Australian Capital Territory (Planning and Land Management) Act 1988 (Cth) sets out the overarching legal framework for the planning of, and management of the land in, the Australian Capital Territory.
   It establishes the National Capital Authority, one of the functions of which is to prepare and administer a National Capital Plan.
   The objective of the National Capital Plan is to ensure that Canberra and the Territory are planned and developed in accordance with their national significance
. 

2.10 The Australian Capital Territory (Planning and Land Management) Act 1988 also provided for the ACT Legislative Assembly to make laws to establish a Territory planning authority, and to confer on that authority the function of preparing and administering a Territory Plan.
   These requirements were incorporated into the Interim Planning Act 1990 (ACT)
  and subsequently, with expanded environmental assessment and heritage provisions, into the Land (Planning and Environment) Act 1991 (ACT).
 

2.11 In 2008, as part of the reform of the ACT planning system, the Land (Planning and Environment) Act 1991 was replaced by the Planning and Development Act 2007 (the Act)
, which includes the provision for the Planning and Land Authority,
 and the Territory Plan
. 
2.12 The Territory Plan commenced operation on 31 March 2008 and provides the policy framework for the administration of planning in the ACT:
The object of the territory plan is to ensure, in a manner not inconsistent with the national capital plan, the planning and development of the ACT provide the people of the ACT with an attractive, safe and efficient environment in which to live, work and have their recreation.

2.13 Under section 50 of the Act, the:
Territory, the Executive, a Minister or a territory authority must not do any act, or approve the doing of an act, that is inconsistent with the territory plan.

2.14 The Act requires the Territory Plan to set out the planning principles and policies for effecting its objective in a way that gives effect to sustainability principles, including policies that contribute to achieving a healthy environment in the ACT.

2.15 The Territory Plan includes:

· a statement of strategic directions;

· a map;

· objectives and development tables applying to each zone;

· a series of general, development and precinct codes; and

· structure plans and concept plans for the development of future urban areas.

2.16 The Territory Plan graphically represents the applicable land use zones under the following categories:

· Residential;

· Commercial;

· Industrial;

· Community Facility;

· Parks and Recreation;

· Transport and Services; and

· Non-Urban.

2.17 Recognising that land use policies may change over time, the Act provides for variations to the Territory Plan, which are prepared by the Planning and Land Authority, currently under the auspices of the Directorate, for stakeholder consultation and comment.
   

2.18 Under the Act the Minister must refer a draft plan variation documents, within 5 working days of the notification of the public availability notice,
 to an appropriate committee of the ACT Legislative Assembly (the Assembly) for consideration and reporting.

2.19 The Minister must not take action in relation to the draft plan variation until the committee of the Assembly has reported on it;
 has decided not to report
 or If it has not reported on the draft plan variation by the end of the period of six months starting the day after the day on which it was referred.
 

2.20 The Minister must take any recommendation of the committee into account before making his decision in relation to the draft plan variation.
 If the Minister approves it, the proposed plan variation and associated documents will be presented to the Assembly.
   Unless wholly or partially rejected by the Assembly, on a motion for which notice has been given within five sitting days of the plan variation being presented to the Assembly, the plan variation will commence on the date nominated by the Minister.
 

3 The Draft Variation 
3.21 The Draft Variation to the Territory Plan 344 Woden Town Centre (draft variation) seeks to vary the Territory Plan in the direction of the recommendations of the Woden Town Centre Master Plan (Master Plan). It proposes changes to zones within the Division of Phillip and amendments to the Phillip precinct map and code that:
· rezones selected areas, including:

· parts of the open space area south of the Callam Offices to permit community facilities;
· the residential zoning of land in Woden Green near the corner of Hindmarsh Drive and Callam Street as well as land along Athllon Drive to permit higher density development; and 
· the open space shared path along Athllon Drive and Swinger Hill from residential to urban open space to ensure the active travel path is retained;
· introduces building heights to the centre potentially up to 28 storeys, as well as selected sites where marker buildings will be permitted to assist the identification of the centre;
· Includes built form provisions which nominate building setbacks and active frontage requirements to ensure interesting and safe public spaces for pedestrians. Awning requirements are also included to ensure all weather protection along the main pedestrian areas;
· retains the existing planning requirements for community facilities to be provided within the centre, and proposes additional community facility land for future facilities; and
· includes heritage requirements for the protection of the Callam Offices heritage character through height controls around the offices.

3.22 The draft variation has interim effect.
 

3.23 As per Section 72 of the Planning and Development Act 2007 interim effect enables the provisions of Draft Variation No 344 to apply during the defined period to development applications submitted between 1 December 2016 and 31 December 2016, or submitted on or after the day the draft variation given to the Minister is notified (the notification day).
 

3.24 The effect of section 72 during the defined period means that the Territory, the Executive, a Minister or a territory authority must not do or approve anything that would be inconsistent with the Territory Plan as if it were amended by the draft variation. Where there is an inconsistency between provisions in the current Territory Plan and provisions in the draft variation, then the draft variation takes precedence for the extent of the inconsistency.
 Interim effect will end on the day the earliest of the following happens: 

i. the day the plan variation commences 

ii. the day the variation is rejected by the Legislative Assembly 

iii. the day the variation is withdrawn under section 76 (3)(b)(v) or section 84 (5)(b) 

iv. one year from the date of the notification day.

The Sites
3.25 The area affected is the Woden Town Centre. This includes part of the Athllon Drive corridor, Phillip service trades area, town centre core, the recreation precinct north of Launceston Street and a portion of the residential area located east of Callam Street.

3.26 The following Territory map zones currently apply to the Woden Town Centre:

Town Centre

· Commercial Core – CZ1

· Commercial Business – CZ2

Trades and Services Area

· Commercial Service Trades – CZ3

Oher

· Residential Land – RZ4 

· Public Open Space – PRZ1

· Community Facility Land – CFZ

· Suburban Core Land – RZ2
3.27 In addition to general codes which may apply the following codes currently apply to the Woden Town Centre under the Territory Plan:
· Commercial Zone development code;
· Phillip precinct map and code;
· Residential Zones development code;
· Single Dwelling Housing development code;
· Multi Unit Housing development code;
· Community Facility Zones development code; and
· Parks and Recreation development code.
Changes to the Territory Plan 
3.28 Land in the ACT is divided into sections and blocks.
3.29 Planning ‘zones’ are applied to land and the zoning determines what kind of development is allowed on the land. 
3.30 As illustrated in Figure 1 and Figure 2 the draft variation would make changes to the existing Territory Plan Map, including: 
· rezoning several RZ4 medium density residential zoned blocks located directly to the north east of the Hindmarsh Drive and Callam Street intersection to RZ5 high density residential zone;

· rezoning parts of the Woden Town Park from PRZ1 urban open space zone to CFZ community facility zone;

· rezoning the north western corner of the RZ4 medium density residential zoned land east of Callam Street to CZ2 commercial office zone;

· rezoning the area containing the active travel shared path adjacent to Swinger Hill from RZ2 suburban core residential to PRZ1 urban open space; and

· rezoning part of the Athllon Drive corridor from RZ2 suburban core residential zone and TSZ1 transport services zone to RZ5 high density residential zone.
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Figure 1 - CURRENT TERRITORY PLAN MAP
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Figure 2 - PROPOSED TERRITORY PLAN MAP
 
Changes to the Territory Plan 
Amendments to the Phillip Precinct Map

3.31 Precinct maps identify areas where there are additional planning controls.
3.32 The draft variation would make changes to the existing Phillip Precinct Map, including: 
· including an RC3 (rule and criteria) area for land outside of the current RC1 commercial area, namely the residential zoned land along Hindmarsh Drive and Athllon Drive (see Figure 3 and Figure 4), to permit specific provisions to be included in the precinct code for these areas that are not part of the commercial portion of the centre;

· Removing the additional merit track provision ‘corrections facility’ MT4 from the Phillip service trades area as this use is inconsistent with the desired future character of the area; and
· introducing a new prohibited development provision PD3 in the Phillip service trades area adjoining Melrose Drive and Athllon Drive for residential use and commercial accommodation. These uses will be prohibited to protect the existing service trades area from incompatible adjoining development.
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Figure 3 - CURRENT PHILLIP PRECINCT MAP
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Figure 4- PROPOSED PHILLIP PRECINCT MAP

Amendments to the Phillip Precinct Code

3.33 As outlined in the Territory Plan, Precinct Codes provide additional planning, design and environmental controls for individual blocks and may also contain references to provisions in other codes. 

3.34 Precinct codes contain additional rules and/or criteria for particular blocks or parcels identified on the precinct map, to be read in conjunction with the relevant development code. Each element has one or more rules and, unless the respective rule is mandatory, each rule has an associated criterion. Rules provide quantitative, or definitive, controls whereas criteria are chiefly qualitative in nature.  

3.35 The draft variation would make changes to the existing Phillip precinct codes including.
· nominating building heights between 6, 12, 16 and 24 storeys for selected areas within the centre, building setbacks to control the built form of higher buildings, and requirements for awnings along main pedestrian routes;

· introducing an allowance for proposed development within selected areas to increase building heights up to an additional four storeys provided building height hierarchy is maintained and development is close to public transport stops and stations;

· permitting four storey development within the central CZ3 service trades area;
· up to five storeys where development fronts on to Townshend Street and either Colbee Court or Dundas Court, and up to six storeys where development faces Altree Court;

· nominating areas requiring active frontages where ground floor uses and features direct pedestrians and provide passive surveillance into and out of the building; and

· ensuring development retains solar access to public spaces and residential development.

Consultation by Environment, Planning and Sustainable Development Directorate
3.36 The Directorate released the draft variation for public comment on 10 March 2017. The closing date for comment was 21 April 2017, however this was extended to 2 June 2017. 
3.37 The Directorate received 28 written submissions from individuals, businesses, community organisations, professional groups and a Member of the Legislative Assembly.
3.38 The key issues of public concern included:
· building heights, with submissions generally supportive or requesting increases in building heights within the town centre, and generally not supportive of increased building heights east of Callam Street;
· building setback provisions and other built form controls, with concerns the controls were repetitive or not flexible enough;
· population density, with general support for increasing density within the centre;
· solar access to dwellings and open space areas, including the town square not being sufficiently protected;
· community facilities, with both support and opposition to the proposed expansion of the community facilities zoned land within Arabanoo Park opposite the bus interchange;
· provision of active travel links through the centre, and inclusion in the precinct code;
· issues with the provision of transport orientated development and light rail alignment;
· concerns with particular site specific provisions affecting blocks;
· seeking additional urban open space areas; and

· noting errors and seeking clarification of specific provisions.

3.39 In response to public comments, changes were made to the exhibited version of the draft variation. These included:

· changes to rule R3, reducing the area permitted for supermarket on a site east of Callam Street from 1500m2 to 500m2 to enable a smaller convenience store to serve the day to day needs of residents, while not directly competing with the core commercial area;
· inclusion of restrictions in the floor plan area for marker buildings located outside of the core commercial area to reduce building bulk and form;
· inclusion of a rule requiring solar access to be retained to the town square, as well as to dwellings adjoining development during winter solstice;
· removal of the built form criterion C21 as it duplicated other provisions within the code

· amended area a) in figure 3 to follow block boundaries along the southern edge;
· amended criterion C23 to clarify which provisions apply to residential development and which apply generally, and to remove the podium parking provisions;
· amended criterion C25 to apply to podium parking as well as structured car parks;
· deleted criterion C26 as it duplicated provisions in C23 for range of apartment types;
· amended rule R33 to clarify that awnings are required along the entire length of buildings along active frontages, rather than along the entire block frontage;
· amended rule R35 to permit new driveways along Callam Street, but only south of Wilbow Street to allow vehicle access to block 10 section 156, which would otherwise be constrained by lack of other options for vehicle access; and
· other edits and corrections to selected provisions for clarity and to fix administrative errors that do not alter the intent of the variation, such as correcting references to figures within rules and criteria.

3.40 The Directorate’s report on the consultation was made available on their website.

Comments on Consultation

3.41 The Committee notes that given the large amount of planning reports, codes, plans and strategies, it is becoming increasingly complicated for individuals and community organisations who wish to participate meaningfully in public consultation.
3.42 Additionally it was noted that the length of time between the development of the Master Plan and the draft variation was an issue as it brought with it changes in community expectations, population and demographic changes, the introduction of light rail and other new development approaches. This was acknowledged by the Directorate:
What I am taking from listening to the community’s understanding of the DV, the territory plan changes—we are changing a plan and we are perhaps not comparing it to what is already there—is that there may be that misunderstanding that you can have community facilities in places already. We are trying to show people that here is an additional lot. Just responding to your question, “Did we make them aware?” we may have done, through the master planning process, but, again, because the master planning process and these territory plan changes are separated by time, they may not have made that link.

…with the passage of time—and I alluded to this earlier—communities change. We are now hearing that those representing the community have a different view to what we were hearing previously. Certainly we are prepared to listen and hear that…

There may be a volume of people who put forward a great deal of effort in the master planning process that may not have engaged recently and who may find it a shock to see changes come forward after what they thought had been agreed to.

3.43 The length of time also impacted on developers with some indicating the delay, which was beyond what they had expected, and the lack of information about when steps in the process would be undertaken, had caused some difficulty in terms of their proposed developments:
We have been told for four years, “You cannot do anything. Do not bother submitting a DA. Wait for the master plan. Wait for the TPV”. We have diligently waited for four years. As I said, the original timeline was two. It makes no sense. Now, as a result, here we are four years on.

…we worked on the expectation that that master plan and TPV process would be done in 18 months.

3.44 Submissions provided to the Committee’s inquiry expressed concern at the changes between the draft variation that had been put out for public consultation and the recommended draft variation. It was felt that a number of changes had been made without justification, sufficient explanation or adequate consultation with affected parties who had previously provided input. Particular concerns in relation to zoning rules and criteria included those raised by:

· Phillip Pool Lessee (see further discussion in Chapter 5);

· Hindmarsh Development (see further discussion in Chapter 5); and

· Woden Valley Community Council.

3.45 The Committee was also advised of concerns in regards to the draft variation having interim effect:
The other thing that concerns me is that this draft variation has an interim effect, which means that, while these inquiries and that are going on, anyone can put in a DA under the master plan and keep going, get approval before the Assembly has a chance to comment or the committee puts in its report. I am concerned that major variations to the Territory Plan do have an interim effect which allows all sorts of development to go ahead.
 

Understanding the Draft Variation

3.46 The Territory Plan is a complex document. Draft Variations to the Territory Plan can reflect this complexity and it can be difficult for lay persons to understand exactly what the existing rules are and how they will be changed by a Draft Variation.

3.47 The Committee notes that extensive sourcing and cross matching of relevant documentation is required to ascertain what has been amended in the Territory Plan or what is being referenced within the draft variation. This is beyond the capacity of many in the community, particularly with changes to map references; inconsistent terminology and a lack of explanatory notes.
3.48 An example of the lack of explanatory notes was illustrated by the section RC2 being left out of the draft variation documentation which, despite the fact it is indicated in the draft variation that this particular section of the precinct code will be renumbered, because of its absence had at least one submitter thinking it had been removed entirely:
Although the RC2 Yamba Drive Corridor Site is identified in Attachment A of the Precinct Code there are no longer any additional rules and criteria about the number of storeys, setbacks and materials and finishes. There is no explanation about why these rules and criteria have been removed.

3.49 It was also noted that the inconsistency in how the heights of buildings are represented, either as number of storeys or survey measurements, in the draft variation was a source of confusion:
The Variation states two measures of Building heights for three 'marker’ building sites, one in the number of storeys and the other two sites is in survey measurement.
 

The master-plan and variations have made no explanatory reference to a surveyor measurement of building height and in the final variation these 'marker' sites would have been missed by the wider community or confused the community as most of the document refers to building heights in the number of storeys.

3.50 In addition the Committee noted the following errors:

· the numbering within proposed Element 2: Buildings (as applies to RC1 – Woden Town Centre) is incorrect with section 2.1 being allocated to both ‘Building Heights’ and ‘Solar Access’; 
· the title of Figure 1 includes community recreation facilities but does not identify any on the actual map; and
· reference is made to the closed Canberra Institute of Technology (CIT).

Appendix A Committee Comment

3.51 The Committee notes that expressing building heights in storeys can cause confusion as there no definition of the height of a ‘storey’.
3.52 The Committee recommends that subject to the following recommendations Draft Variation 344 be approved.
3.53 The Committee recommends that where a draft variation to the Territory Plan proposes to amend a code, the existing sections of the code, the proposed code and an explanatory statement of the differences between the two should be provided to facilitate public understanding of the draft variation.

3.54 The Committee recommends that future draft variation documentation and the Territory Plan express minimum and maximum building heights in metres and that if surveyor measurements are to be used than an explanatory note or clear definition is provided as to what the surveyor measurement means.
3.55 The Committee recommends that the current draft variation be edited for errors, inconsistent terminology and outdated references to locations in the Woden Town Centre, particularly those identified by submissions to this Inquiry. 
4 Woden Town Centre Master Plan

4.56 A master plan is a non-statutory document that sets out how a particular area can (as opposed to will) develop and redevelop into the future. It sets out objectives and strategies to manage development and change over time and defines what is important about a place and how its character and quality can be conserved, improved and enhanced.

4.57 In Canberra, the Planning and Land Authority under the auspices of the Directorate, prepares master plans for all group centres, key transport corridors and areas adjacent to town centres.

4.58 The community and industry are engaged throughout the process, to ensure local issues and community values are considered.

4.59 Implementation of a master plan may involve:

· Territory Plan variations;

· Sale of territory owned land;

· Capital works;

· Realisation of industry opportunities identified within the master plan; and

· Further community consultation.

4.60 The first Master Plan for Woden Town Centre was developed in 1965 and with construction of the town centre beginning in 1967 an update to the Woden Master Plan was undertaken in 1968. The next Woden Master Plan was developed in 2004, however was only partially implemented before the ACT Planning Strategy (2012) identified the need for a review of the Master Plan and the need for a master plan for the Mawson group centre.

4.61 Work began on the current Master Plan in 2013, with consultations beginning in 2014. It was finalised in late 2015 with the document stating it:
…provides a vision, a spatial framework and strategies to guide the development of the Woden town centre of the next 20+ years.

Understanding of Relationship Between the Draft Variation and the Woden Town Centre Master Plan

4.62 The Committee notes that a number of submissions to both this inquiry and to the Directorate during their consultation period raised concerns about the draft variation and proposed changes to the precinct code not complying with the Master Plan. These included:
The Woden Valley town centre master plan has a strong focus on environmental sustainability. However, I am concerned that draft variation No 344 to the Territory Plan does not have provisions to ensure that the ACT government policies and strategies are achieved.

From the 2004 master plan onwards, it has become quite apparent that the only aspects of the master plans that ever seem to be enacted are those that seem to suit the commercial interests of people within the Woden town centre area, rather than the social amenity.

The opening statement that the draft variation incorporates the recommendations of the 2015 Woden Town Centre Master Plan, which builds on the 2004 Master Plan, is dubious.

The precinct code does not appear to address the social and cultural requirements of the broader community in the Town Centre. Sites need to be identified in the code for community facilities, e.g an entertainment precinct, a performing arts theatre, community/arts centre, a multi-purpose sports facility, educational institutions and residences and the shared path networks.

4.63 In evidence to the Committee, concerns were also raised in relation to content which exists in other precinct codes, such as the Gungahlin Precinct Code, and does not appear in the Phillip Precinct Code: 

We know that the Gungahlin precinct code contains many features that are not included in Woden’s draft precinct code. For example, an entertainment precinct, a community and recreation facilities precinct, sites for surface parking, a cycle network and a public transport stop.

4.64 When it was suggested that Gungahlin’s precinct code was more comprehensive because they did not have a master plan it was proposed that in order for something to be complied with under law it needs to be in a precinct code, not a master plan:
the difference is that the precinct code is law, and it must be obeyed, whereas a master plan is just a policy document—you can just ignore that.

4.65 In this context the fact the Master Plan is not a statutory document was of concern. It was subsequently suggested that if it was made a statutory document this may reduce confusion and give the public more confidence in the processes involved in implementing a master plan:

I certainly think master plans should be statutory documents. It may be something for the committee to consider.
 

4.66 The Directorate, however felt that much of the concern expressed by submitters was because of a lack of understanding of the interaction between the Master Plan and the Territory Plan. Minister Gentleman observed that:
While there is scope to amend the variation in keeping within the spirit of the master plan, I note that a number of the issues raised seek changes that would be inconsistent with the master plan or referred to broader policy issues that lie outside the scope of the draft variation.

4.67 The Directorate sought to make clear that:
the Territory Plan variation is only one tool in realising the master plan vision. Implementation of the master plan will also be carried out through other directorates undertaking associated works, such as the implementation of the active travel network, the rejuvenation of public spaces and the provision of public services and facilities.

4.68 And highlighted how it is not just the government and government directorates that are involved in implementing the Master Plan:
…the master plan is not all about what the government will do. It is about what the local community and, for that matter, the broader community want to see in their centre, Woden being a town centre. It provides the framework for that private investment. The Territory Plan variation is but one aspect. In this case we have pulled out those things that are relevant to the Territory Plan and incorporated them. But that is not the end of it. As the minister quite clearly said in his opening statement, there will need to be other investment, both public and private, to achieve everything in the master plan. It may take some time to achieve that. The life of a master plan can be two, three, five, 10 years. In fact, the master plan would identify those short, medium and longer term actions.

4.69 Ian Mackay from the Canberra Southern Cross Club recognised the dynamic nature of the Master Plan and noted that as Woden evolves there will be a need to make timely and responsive changes to both it and the Territory Plan:

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 endpoint. 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 responsive policy framework that facilitates rather than restricts opportunities is essential to future investment.

4.70 This was reiterated by Minister Gentleman who stated:

it is essential that all the stakeholders recognise that DV344 is a starting point for the next phase of the town centre development rather than being the end point. While it may seem that some of the proposed changes will be set in stone for the next 20 years, the reality is that planning is a constant review of the policies in place. It ensures that the building environment is responsive to changes in climate, to the community and to understanding best practice design as well.

4.71 The Committee recommends that the ACT Government finalises the development of master plans in a more timely fashion.

4.72 The Committee recommends that the ACT Government develop a short, simple and clear outline of the intent and purpose of planning documents within the ACT, including master plans, draft variations and precinct codes and how these interact with the Territory Plan, and that this be provided to the public with all future consultation and draft variations.

5 Key Issues 
Building Heights and Scale  
Height Maximums

5.73 The core of the Town Centre currently does not have maximum building height limits.  The variation would introduce maximum building height limits in these areas.  Other parts of the Town Centre do currently have maximum building height limits and the variation would make changes to these.  These changes generally increase the maximum building height allowed.

5.74 Very few individuals or community organisations who provided evidence to the Committee supported the building heights as proposed in the draft variation. Whilst some were willing to extend to 16 storeys in some areas,
 the most common maximum that submitters felt was acceptable was between 7 and 12 storeys.
 

5.75 Those that supported higher building heights were generally planners and developers, however one submission to the public consultation process supported no cap on building heights in Woden so that Woden could become the new ‘City Centre’. They believed that the increase in building heights would improve ‘efficiency, productivity and environmental outcomes’.
 
5.76 In support of taller but thinner buildings Junstamp Pty Ltd suggested that:

Higher buildings offer the opportunity for more elegant more diverse building forms and more interesting skyline.

5.77 Purdon Planning in their submission to the public consultation process for the draft variation also supported the concept of height over bulk:
if strict height limitations are placed on sites, developers will be inclined to build more bulky developments to achieve sufficient yields. Rather more slender, taller developments should be encouraged, as these would enhance the centre’s built form.

Bulky, box-like buildings provide reduced opportunity for sustainability measures for passive solar, communal green spaces and site servicing in comparison to elegant, this architecturally designed developments which can achieve similar yields whilst freeing up open space to cate for amenity integrated into the built form and surrounds at ground level.

5.78 However this was countered by concerns about shadowing, solar access, wind shear and claims that:
High rise development will interrupt the existing views Woden residents currently enjoy to the numerous hills and mountains visible from the Valley.

5.79 Sustainability of high rise towers was also a noted concern:
The Master Plan states that "new developments will be environmentally sustainable". …Taking into account building and operational inputs, some studies have shown that the desirable height for environmentally sustainable buildings is from 6 to 8 storeys. Certainly much of the literature disagrees that high rise towers are as sustainable.

5.80 It was noted that in addition to the height limitations, C9 of the proposed draft variation, provides an extra four storeys when:

a) the development maintains the building height hierarchy of the centre by retaining the taller buildings at the middle of the town centre; and 
b) development is close to public transport stops and stations.
 
5.81 However, it was brought to the Committee’s attention that criteria for the additional storeys had been reduced from an initial six criteria in the Master Plan to two criteria in the draft variation. A number of submitters felt that this change favoured developers over social amenity:
The recommended variation is overall disappointing by giving developers and building owners increased building heights in areas a, band c (density bonusing) by an additional four storeys stating only that the development is close to public transport stations, stops and maintains the building height hierarchy with higher buildings to the centre. This does not include any requirement for the provision of affordable housing or the retention or providing of public open space and community facilities. With this recommendation close to public transport stations and stops all sites contained within the town centre could reasonably be argued will meet this requirement and see building heights allowed up to 16 storeys fronting all side of the commercial precinct in area c. This was not the intention of the master plan.

5.82 Some queried why social amenity was being traded off against innovation:

There are no criteria for innovation that would compensate for further loss of amenity by adding more storeys. I have seen developments requiring innovation to get the extra approval and there is no written assessment of the innovation. I am not at all confident that there is any benefit from the extra storeys and ask that this provision at least be recommended for removal. So called community benefits are often fraught when included in developer driven proposals. Community benefits should be based on community need, not developers' aspirations for 4 more storeys.

5.83 Whilst others queried the actual benefits of such an approach:
I personally think that those rules around four are a bit contrived, to be honest. I think what would be more sustainable and get better built outcomes is if you allowed for heights which were based on merit and based on built outcomes rather than a series of rules that said 12 and then add a bit more. Generally you are not going to end up with beautiful buildings, nor are you going to end up with the outcomes that you are probably wanting. No, I would disagree with putting almost contrived controls onto the heights but rather have them merit based on sustainable outcomes and parts which breathe and get light.

Height and Scale

5.84 In their evidence to the Committee the Woden Valley Community Council indicated that:
In order to increase the population in Woden to support the sustainable demand for commercial activities, the WVCC supports urban infill. Residential developments must minimise overshadowing and maintaining human scale.

5.85 Human scale was identified as an important concept which was articulated in both the 2004 and 2015 Master Plan’s, however submitters did not understand why marker buildings of 12 storey’s was considered ‘human scale’ in 2004 and up to 28 storey’s is considered ‘human scale’ in in the current process.

5.86 Additionally submitters expressed concerns about built heights and the ‘landscape setting of the Woden Valley’ and again highlighted the Master Plan which indicated that building heights should be limited so they
provide a building height transition from the surrounding areas, and provide a human scale to the height and massing of the building…

5.87 It was identified that the intention of the master plan is to have a transition from lower scale development along Melrose Drive to higher scale development in the town centre.
 This concept seemed to correlate with previous models for the Woden Town Centre:
Talking to planners, including some early planners on Woden town centre, the intention with the Lovett Tower was to have that central massing like a traditional village or whatever, where you have a church and the town centre goes down from that. In terms of planning principles, as I have been told by several planners, it is not good to have things around the edge but to have the central massing because that is the sort of urban form people are used to.

5.88 However, concern was expressed at the height of even the lower scale development relative to buildings on the other side of the roadway:

Precincts such as along Melrose Drive are proposed to have up to 12 storeys, which is significantly higher than the existing developments opposite in Lyons, which are predominantly three to four storeys.

5.89 Purdon Planning in their submission to the public consultation process expressed concerns that:
the alignment of the various building height zones do not lend to an even transition for the cityscape though jumps in height restrictions between building height zones.

Marker Buildings

5.90 Building height and scale also underpinned the evidence provided to the Committee on the concept of marker buildings in the Woden Town Centre:
I do not believe a rational case has been made in relation to the marker building concept. The master plan describes their purpose to help people identify that they have entered the centre or to assist them to orient themselves as they move through the centre. I am sorry; I just do not get it. One could argue that Lovett Tower acts as a marker of the centre of the town, although I suspect most people use their smartphones these days and are often looking down. But surely adding additional marker buildings will dilute its significance and just confuse people.

The Master Plan states that 'opportunities for marker buildings in strategic locations are promoted to help people identify that they have entered the centre or to assist them to orient themselves as they move though the centre'. The WVCC rejects this concept, visitors can use GPS technology or a map. This policy values visitors more than the community living in the district.

5.91 Some submitters expressed concern about how the marker buildings fitted in with Lovett Tower:

To have a seemingly randomly scattered range of similarly high buildings would look even odder. I was told by one of the original NCDC planners for the town centre that the Lovett Tower was meant to be the centre of the town in the manner of a church tower with buildings reducing in height from the centre. Certainly this is the traditional visual approach. While central height massing is understandable, the need to have marker buildings equally as high as stated in the Master Plan "to help visitors find their way to and around the centre" is a ridiculous reason.

5.92 Purdon Planning in their submission to the public consultation process expressed concerns about the marker buildings in some locations, indicating that:

It would disrupt the Woden Cityscape and provide a concave effect tot eh building heights to the Town Centre, which is not considered desirable and does not align with creating a high visible heart to Woden.

Particular consideration must be given to this cityscape, as the Town Centre is located within a valley and a poorly located marker building would impact many Woden Valley residents.

It is also questioned as to what such a development is pinpointing as part of its marker building function. Marker buildings are ideal for highlighting the heart of a Town centre or key point of interest, or to act as a gateway building at the entrance to a centre.

5.93 There was specific concern about the proposed marker building that would be situated on the Woden Tradies site, which had previously had a DA reduced to 19 and 17 storey’s due to overshadowing concerns:

Now it is acceptable go back up to 24 storeys for some reason? There is no need for a marker building on this site and 12 storeys will be in-keeping with the surrounding developments of Sorrell (10 storeys) and Trilogy (12 storeys) along with Discovery House and the new Siruis Building.

5.94 Not all submitters had reservations about marker buildings with the Australian Institute of Architects (AIA) stating in their submission to the public consultation process:

The marker buildings as shown in the Master Plan are supported by the Institute. Both Centre’s and their connector, Athlon Drive, are situated in a low point of the Woden Valley where there is little natural topographical beauty, except a lowly flowing creek. To add scale, proportion and texture, we believe the introduction of mixed use buildings of high quality design will certainly enhance, link and identify both Centre’s.

5.95 In response to concerns about the marker buildings the Directorate explained that:
From a planning perspective, marker buildings are important because, apart from providing some visual interest to the town centre, they actually help people to orientate themselves, particularly visitors, when they come to a centre. From a planning perspective they are quite useful in terms of adding that interest.

5.96 They also explained the origin of the concept of marker Buildings for Woden Town Centre:
The marker building idea came up through the development of the draft master plan, so out of the first stage of engagement. As Mr Ponton touched on, it is very much about an urban design response, whether it is buildings as markers, as a kind of gateway into the town centre, or used as identifiers if you are standing in the bus interchange and you need a visual cue about where you go to for either different activities or just to orient yourself as you walk around.

Shadowing / Solar Access

5.97 The Committee noted that there was a great deal of discussion and concern about the effects of shadowing and ensuring adequate solar access to public spaces and future residences. 
5.98 Submitters raised concerns about how the proposed draft variation was going to ensure that:

each dwelling in every development will have acceptable solar access. For example, if the first development of a precinct is located to the north and is able to achieve a northerly aspect, how will subsequent developments achieve the minimum standard if they are overshadowed? Conversely, if the first development of a precinct is located to the south, what protections will there be to avoid overshadowing by subsequent developments to the north? I suggest there needs to be a detailed assessment of appropriate building heights and setbacks for each block in a precinct before it is sold.

5.99 Effectively it was felt there would be a first in best dressed scenario, not only for buildings that would overshadow the town square but for buildings who would overshadow each other. With such considerations in mind a number of submitters pressed upon the Directorate that there be no ‘isolated consideration’:
 
Rather than randomly approving individual tower blocks, with little or no assessment of the impact of such towers on neighbouring buildings or ground level environment, if we are allowing such development, then impacts on adjacent buildings and ground level spaces must be part of the assessment mandatory criteria.

5.100 The Directorate sought to reassure the Committee that

It would come down to the proposal and the design of it. I suppose there would be different ways—you might have a taller, thinner building that might not overshadow much of the town square for very long. Obviously if it is a wider, tall building it is going to have a much bigger impact and would be unlikely to be able to be approved. It would be an assessment of the overshadowing of the square at the time of the development application. It would not be in isolation, just that development; it would be a consideration of the square.

5.101 In this context Mr Elsum suggested that the proposed three hours solar access:

should be amended to increase the area from 1,000m2 to at least 75% of the square and the minimum hours from 3 hours between 9am and 3pm to 6 hours between 9am and 4:30pm to cover after-school use by children and their carers.

5.102 Mr Erett also claimed that the minimum three-hour solar access was ’an inadequate bare minimum, particularly for segments of the population such as retirees, who are likely to spend more time at home.’

5.103 Mr Erett also suggested that:

If the government is serious about achieving a sustainable built environment, this should be demonstrated by additional criteria incorporating a higher standard of solar access for residential buildings. That is: 

• solar orientation should be optimised such that all apartments in a residential development must have 4 to 5 hours of solar access to living areas, between 9am and 3pm at the winter solstice. i.e. residences facing south or directly east/west should not be permitted. 

• No development should adversely impact solar access to an adjacent residential building or public space.

5.104 In this context Mr Elsum suggested that the proposed wording of C16 should be consistent with R16 and ‘be amended to include guidelines on what is considered "reasonable".’

5.105 Mr Erett maintained that four to five hours of solar access could be achieved by orientating the buildings correctly, particularly if a mixed use approach was used:  
…[The] mixed-use idea would allow you to orient different components of the building for their best purposes. For example, with office accommodation, it is preferable to orient it to the south because it reduces the heating load on the building and therefore reduces your energy costs in terms of air-conditioning. Whereas on the north side retirees who might be at home during the day want the sun in their apartments in winter and on their balconies and private open spaces to improve their living.

5.106 Mr Millman proffered the suggestion that shadowing and solar access would be improved with tall and slender buildings which:
can perform much better from an environmental point of view than short, fat buildings. Their shadows move more quickly because they are slender; the ability to get light into all the apartments is much easier; and the ability to get corner units and cross-flow ventilation is obviously better.

5.107 When giving evidence both the Directorate and the Woden Valley Community Council utilised digital representations of the shadowing effect across the town square at various times throughout the year. However, it was observed by the Committee that there was a great deal of inconsistency in the modelling and noted that the nature of the development, including setbacks, height allowances, building dimensions and building orientation would have an effect on shadowing and solar access provisions that could not be consistently determined by such programs.

5.108 The Directorate suggested that the shadowing models available to submitters would not have taken into account solar provisions and setbacks but also admitted that their own shadowing models over time had undergone changes:

It is the directorate really trying to understand the impact of buildings and what they might look like. As we get more information and as we look at more information, the overshadowing and how we can address that is more apparent in these diagrams. It is not that one was inaccurate; it is just that we are building up our understanding and setting up more criteria around that.

Appendix A Committee Comment

5.109 The Committee recognises that the draft variation will introduce height limits for the first time for much of the Town Centre.  This is supported.

5.110 The Committee also recognises that the Town Centre is in desperate need of redevelopment and renewal and allowing tall buildings will support the financial viability of this redevelopment.

5.111 However, the Committee is concerned that there appear to be substantial community concerns about the proposed building height limits and their impacts.  Unaddressed community concerns will lead to conflict, objections, community campaigns and appeals at the Development Application (DA) stage of proposals.  Conflict with the community erodes certainty for developers and leads to costly delays – redevelopment could be slow or non-existent if every proposal is highly-contested.

5.112 To address these issues, the Committee recommends a number of changes to the draft variation intended to increase community support:
· First, there is a clear lack of community support for the four-storey height bonus proposed in C9.  The Committee’s view is that this should be changed so the bonus is only available where it will not cause additional overshadowing problems and there is clear community benefit.

· Second, there needs to be greater protection of sunlight into the Town Square.

· Third, there needs to be better protection of sunlight for dwellings.  The Committee is concerned that apartments are approved in one building that just meet solar access standards for 3 hours of sunlight,
 but are then overshadowed by the next building approved. For example the proposed Geocon development on the site previously owned by the Tradies Club will overshadow existing apartments across Melrose Drive in Lyons, while potentially in future itself being overshadowed by a redevelopment of the Pool site. The result can be large number of lower floor apartments with very little sunlight in contravention of their original planning approval.
· Whilst the Committee notes that changes have been made to the draft variation that address this issue in relation to the Hindmarsh Development on Section 81, they are of the view that the broader issue should be addressed more systematically with a planning rule that applies to the whole of the Town Centre.
· Finally, there is a clear lack of support for the marker buildings concept.  Changes have already been made by the Government in earlier stages of the draft variation process to the proposed marker building on Section 81.  Changes also need to be made to the proposed marker building in Section 3.
5.113 The Committee recommends that the ACT Government amend the proposed C9 to only allow an additional four storeys where:

· the development demonstrates design excellence; 
· the development provides demonstrated community benefits such as community housing or not-for-profit community facilities; and 
· the additional height will not have a significant detrimental overshadowing impact on public spaces or residential buildings.
5.114 The Committee recommends that the ACT Government amend the proposed R16 and C16 to ensure they apply to all development in Woden, not just ‘development adjoining the town square.’

5.115 The Committee recommends that the ACT Government amend proposed R16 to ensure sufficient solar access retention in the Woden Town Square so as to maintain amenity for people using Woden Town Square during winter solstice.

5.116 The Committee recommends that the ACT Government amend the draft variation to provide explicit overshadowing protection for dwellings in the area covered by the draft variation, to ensure they retain the minimum of three hours of solar access that they were required to have to be approved.    
5.117 The Committee recommends that the ACT Government amend the draft variation to cap the scale and height of the marker building proposed for Section 3 to the scale and height of the previously-approved DA.
Wind Shear

5.118 Evidence provided to the Committee expressed consistent concerns about current windshear problems in Woden Town Centre:
Essentially, the wind that comes off Lovett Tower goes down and blows through the town centre. I do not know if you have spent much time in the town centre, but if you go into the town centre it is just a wind bowl, as is the north walk as well, which is the bit that goes down towards Scarborough House, down towards IP Australia. The whole place is just a wind tunnel. It may have been changed a little now, with the creation of the steps down to the bus interchange, but not a great deal. It is the wind that comes off all those buildings that creates what I would call a mini tornado in there and it is the reason why they took out the fountain years ago. It just blew water all over the town square.

5.119 According to the Master Plan:

Wind shear from tall development was consistently raised as a concern during all stages of community engagement, particularly in the town square and office precinct.

5.120 These concerns extended to how this issue would be extrapolated if additional high-rise building were to be constructed, particularly as it was noted that ‘high-rise buildings create their own micro-climates’:

One of the big issues with the Woden town centre, as we all know, is windshear. When I used to do comments on variations to the Territory Plan, as the Woden community council planning officer—and I did heaps of them—windshear was the major factor they quoted, because the only records we had at the time were at the airport. The Woden town centre is a far different microclimate to the airport, and wind is a major factor in the town centre. I think it has been quite destroyed by all the buildings that are already there, but 28-storey towers are going to create huge alleys for wind and all sorts of things.

5.121 A number of ways to mitigate this issue were suggested in the Master Plan and by a few submitters who touched on the inclusion of balconies, podiums, setbacks, mandatory minimum distances between buildings:

Development controls should include measures to reduce wind shear from taller development onto the streets and public spaces…Providing building setbacks to upper floors is one way to achieve this.

Improve the design of the town square to incorporate structures that reduce wind impacts and the heat island effect, including canopies or arbours; any new structures should be multipurpose to allow for community events and contribute to a pleasant space.

5.122 However, it was not clear how these measures took into account ‘the interaction with surrounding buildings.’

Height, Accessibility, Safety and Sustainability

5.123 Evidence was provided to the Committee in relation to the safety concerns that some submitters held in relation to high rise buildings, including fire hazards and the increased likelihood of power failures:

The safety of residents is also compromised when there are power failures which seems to be more probable. Not able to open windows for cooling and no air conditioning in power failures, no lifts, all pose greater threats in high rise towers. Residential buildings of such height pose safety concerns for residents from fire. While there are good regulations under the Building Code, all too frequently in Canberra with private certification, the code is not adhered to. Also new building materials are not safety checked at times resulting in the current plethora of buildings with fire risk cladding exposed by ABC's "Four Corners" program.

5.124 Accessibility issues were another concern:

Such towers are not family friendly. Where will the children play in the Town Centre? What are the social impacts on children living in such environments? If the buildings are to be for aged people then there needs to be more than one lift servicing high rise buildings for when one lift breaks down.
 
5.125 Submitters also raised concerns about the environmental impact of high rise developments:

High rise is not that sustainable in terms of energy /water use. A 2011 study conducted by Willoughby City Council in Sydney showed that High rise development uses far more energy and water and produced more CO2 than mid rise, low rise, town house and even single detached dwellings.

…there are insufficient studies to show that they are the best way to provide for residential densification on an environmentally sustainable basis.

Urban Decay and Loss of Amenity

5.126 Many submitters expressed concerns about the loss of amenity in the Woden Town Centre and noted the significant urban decay that is making the Woden Town Centre, and in particular the town square an unpleasant place to spend time:
The square fails as a pleasant place to be. The landscaping is virtually non-existent. Some of the frontages, on the north side are boarded up and have attracted the taggers. Lift your eyes to the abandoned Health building and you could be in a post-industrial city of the US rust belt. The one broken window rule has applied and, now, almost all the windows are broken.

We have seen the loss of social amenity. We have seen the loss of heritage buildings within the north walk area and we have seen the loss of social amenity along the north walk itself, where there are some nice small picnic areas for public servants to eat their lunch. This has been barricaded off from public use for the last two years, I think. I do not believe there is any great social amenity within the Woden town centre at all. 

I think that is quite obvious if you are looking at the town centre now. It is a fairly derelict sort of area. It is almost dystopian in the way in which you look at it.

5.127 Submitters specifically highlighted the loss of social, recreational, education and cultural facilities and open space:

We have lost a few things, not the least of which is the bowling alley. If you look at the north walk, you will see that it has been closed off, I think for about three years, due to the decommissioning of the Albemarle and Alexander buildings. They used to have barbecues and green spaces for people to have lunch, for instance. They have now been closed off for at least two years. There is no access to them. It is that amenity, the simple amenity. There is no other great amenity in the area apart from the Phillip oval, which is built for use by small numbers of people. There is the loss of the pitch and putt, the gym down at the Southern Cross Club, the bowling greens—they have all gone. We still have the privately owned pool and ice-skating rink. We have Eddison Park. But that is the only remaining social amenity within the town centre.

Instead facilities in Phillip have closed, for example, the CIT, basketball stadium, bowling alley, bowling greens, tennis courts, pitch n putt, commercial buildings and night clubs. The future of the pool and the ice skating rink are at risk and Woden has never had a community/arts centre. Policies that have allowed the closure of significant community assets have left little activity in the centre and a lack of confidence in Woden, by both the community and the private sector.
 
5.128 Others focused on the fact there is no community centre, community art space or meeting facilities and that all the focus appears to be on the local clubs:
There is not a community centre within the Woden town centre—not the like of which would in any way rival that which you might see in Belconnen or in Tuggeranong—that allows for greater social and recreational participation within our regional area.

there is nowhere that people within Woden can go for any social or recreational activities, other than to the clubs…There is no community art space, as you have in Belconnen and no doubt have in other areas such as Tuggeranong. There are no places where groups can meet without having to go to a club. There are no places where functions can be held other than going to a club. When you go to the club you also have to purchase the food from the club. You cannot get your own caterers in.

5.129 There was also concern about the effect of the loss of workers due to the relocation of territory and federal government departments:
Woden and, through proximity, Mawson, have been detrimentally affected by the Federal Government’s decisions to relocate departments.

5.130 Although the relocation of ACT Health in the last twelve months was acknowledged as a step in the right direction it was felt that replacement of office buildings with residential buildings with inadequate town amenities would mean Woden was destined to become a dormitory suburb:
the danger is that it turns into a campus town centre where people live but they do not work there, and that is not really a great outcome from a town planning point of view or for the daytime activity in that area.

WCS holds concerns that dormitory residences are being created without the supporting social and recreational infrastructure for those residents.

I see that Woden is becoming a dormitory suburb where people can live and sleep, but there is nothing for them to do there. There is absolutely no social amenity whatsoever within the region.

5.131 This loss of amenity was blamed by some submitters on redevelopment which had already taken over amenity without seeking to replace it or introduce additional facilities:
In fact amenity has been lost due to the redevelopment of parts of the town centre, such as the closure of the green areas around the Town Centre with the minimalist replacements of a small park with the realignment of Corinna Street and the upgrading of the stairs to the bus interchange.

There has been no significant development for social or recreational purposes that benefit the broader population.

We see an overwhelming desire to redevelop the area, particularly with regard to residential and commercial interests, but there is no social amenity that is being built alongside that residential building.

5.132 Despite the perception of reduced amenity in Woden Town Centre there was an optimism held by a key developer in the precinct who highlighted to the Committee what Woden did have to offer:
In Woden you have two of the strongest clubs in Canberra, being the Hellenic Club and Southern Cross Club, so you have that straight off the bat. You have the Woden hospital nearby, which is a big employment catchment but also an amenity for residents nearby. Woden plaza has stagnated. That is both a function of the office market, I suppose, but also of the ownership. But the ownership has just changed over, where half a share has been sold to a more active owner, and we are already seeing Westfield start to approach Bradley Street differently. If you do not know it, Bradley Street is quite an inactive street at the moment that the Hoyts opens up to. They have been able to turn that into an eat street, so instantly it is starting to turn that southern end of the town centre into something different to what it is today. Eddison Park is quite a big park and I do not know how well irrigated it is or how well looked after it is, but it is a big open space. The skate park down on the corner of Launceston and Yamba is quite a good space.

But when you tick off the things that it has, as well as the really strong trades area to the south, it is quite a good hub and quite well connected by public transport as well. For me it has a lot of positive things; it has just come off its worst part of the life cycle.

Appendix A Committee Comment

5.133 The Committee notes that the Woden Town Centre is in urgent need of urban renewal, Changing the Territory Plan is only part of the solution as many actions of the Master Plan need to be implemented in other ways – for example through investment by Government. The establishment of an Activation Team or similar, as has been done to support urban renewal in the City, would also speed up renewal of the Town Centre. 
5.134 The Committee considers that Woden Town Centre would benefit strongly from an integrated urban renewal and activation process that combines the Territory Plan changes with investment and other activation and renewal activities.

5.135 The Committee considers that there is a broader problem in the ACT where buildings can sit abandoned for extended periods, awaiting redevelopment.  This creates a safety problem and blights surrounding areas by driving customers away from businesses.

5.136 The Committee recommends that the ACT Government deliver a broad-based urban renewal process for Woden Town Centre that includes action on community facilities, recreation facilities, renewal of public areas and attraction of jobs to the Town Centre.

5.137 The Committee recommends that ACT Government amend the Territory Plan and/or lease conditions to provide a mechanism to require building owners to ‘make safe’ or, where appropriate, demolish, buildings that have become unsafe. 

Community Facilities 

Public Open Space

5.138 Concerns were raised throughout the inquiry as to the perceived lack of public space in the Woden Town Centre, particularly compared to other parts of Canberra:

I just think there is no green space within the Woden town centre at all. Eddison Park and Phillip oval are the only two green spaces, I think, within the Woden town centre area generally. We have lost more parts of green space along the north walk. I think there is a great opportunity for revitalisation of the town centre outside the Westfield Plaza. That provides a great deal of amenity for people to use other than being drawn into the plaza or into the clubs for their activities. But there is a consistent loss of green space and amenity within that area. At least in Belconnen you have got Margaret Timpson Park. In Tuggeranong you have got the whole lake shore area around there and Greenway, and the same in Gungahlin. But there is no corresponding space, other than Eddison Park, in Woden.
 
5.139 Submitters also had concerns about the nature of the public space that already exists in the Woden Town Centre:

The WCCC considers that the overall vibrancy and feel of the Town Centre could be improved and this should be one of the foremost considerations when planning any new developments or improvements to the Town Centre. Currently, the general Centre precinct is stark, cold and dull and lacks vibrancy. There is a lack of landscaping, comfortable community meeting spaces, inviting outdoor areas with trees, foliage and flora, and play areas for children. The WCCC urges the ACT Government and developers to consider how the vibrancy of public spaces in the Town Centre can be improved.

5.140 In this context a number of submitters expressed concern about what they believe to be further reduction of this public space by the proposed rezoning of the urban open space near Arabanoo Park, and by development being prioritised without the compensatory social amenities:
There has been a reduction of open green space in Woden with the loss of: the green courtyards in the Alexander and Albemarle building, Athllon Drive open space for densification, the proposed expansion of the' cemetery into 3 hectares of Eddison Park and the pitch n putt is likely to be developed. It is a great concern to the WVCC that open space can be sold or rezoned without any plan for the community's requirements for open space. Aside from Eddison Park, there is now very little green open space in the Woden Town Centre and we note that the pocket park north of the library is zoned as CZ2 and could be developed.

I think we are seeing the loss of the green space, and corresponding amenity in the town centre again being lost to commercial and residential interests and no corresponding development of social amenity.

The WVCC notes the significant loss of open green spaces in an ad hoc manner and without a plan for the requirements for open space in the future. Once open space is provided for other activities, for example, a development or a cemetery, it cannot be retrieved and reinstated as open space again.

5.141 In particular many submitters were concerned about the rezoning of public space near Arabanoo Park to a community facilities zone (CFZ), particularly as they felt many other blocks and carparks that could be utilised to provide such facilities instead of current green space:
Another disappointing outcome of the Variation is that public space from Arabanoo Park will be rezoned for community facilities CFZ. This was another LDA proposal some years ago that has been included in the variation. Why take open space from the park when there is amble space around Callam offices (Block 29 section 80) mainly carparks that could be used for more community facilities including more carparking spaces.

The WVCC does not support rezoning Woden Park/Arabanoo Park as the Town Centre is abundant with empty blocks and carparks that could be used for community facilities and the case to rezone this open space has not been made. Before any open spaces are rezoned, a review of the requirements for open space should be undertaken.

With additional residential and commercial development in the town centre, public open 'green' space will be at a premium. Some of the many surface car parks could be used for community facilities.

5.142 In defence of the change in zoning to CFZ the Directorate indicated that they were responding to community feedback:

And if I could just add that during the master planning process we undertook surveys of the local community to understand what they wanted for their town centre, and 79 per cent of people were looking for additional community facility land in that location. The short answer is that this was in response to what we were hearing from the community during the development of the master plan. I guess what we are hearing is that perhaps there has been a change in the community, or certainly those representing the community, in relation to that particular parcel. But 79 per cent of those surveyed at the time were supportive of that change.

5.143 In response to a Question Taken on Notice the Directorate indicated that the community opinion on this change had been gleaned from a specific survey question that sought views on introducing community facilities to Town Park/Arabanoo Park:

The draft master plan proposes to introduce community facilities in the Town Park/Arabanoo Park to provide more activity in the park and to locate facilities close to public transport, cycle paths, shops and services. Do you support the proposal for community facilities in the Town Park/Arabanooo Park?

A total of 90 people responded to this question and were asked if they agree, are neutral or disagree with the proposal, with the following results:

Agree                71 respondents             (79%)

Neutral              14 respondents             (15.5%)

Disagree             5 respondents                 (5.5%)

5.144 The Directorate also indicated that they had sought opinion from Woden Community Service about the use of that space
 and together with the data from the survey and other conversations regarding the low use of the park they included in the Master Plan a recommendation:

that community facilities be located in the Woden Town Park (Arabanoo Park), flanking the northern and southern ends of the park and retaining urban open space through the middle of the block. The draft master plan recommended this location to encourage a greater use of the Woden Town Park and to better locate community facilities land closer to public transport, main shared paths, shops and services, and where short stay parking could be provided.

5.145 The Directorate indicated the possible uses for the site under the new zoning:

It is going to be rezoned a community facility zone, and that allows things like a community activity centre and child care, a place of worship—a variety of uses. Given the size and the location, it is to allow some sort of community uses there to help focus the community on that green space and have some community uses there. You have got the youth centre there currently, and then there has been merit development just north of that on the other side of the park in the variation.

5.146 However they noted during the inquiry that:

In relation to our ideas for what will go on the site, it is important to note, again, that the Territory Plan variation is about providing the framework for others to deliver. It is not for the planning system to necessarily identify what is the best use in terms of what the community needs; we provide the frameworks. We are hearing certain community services are needed. The master plan alluded to the types of activities the community was looking for, but the specific detail of that is for delivery by others.

5.147 The Committee also heard that because of the new zoning to CFZ there would be the possibility that social or supportive housing would be established on the site:

Getting back to the draft Territory Plan variation briefly, that is the only reason why I suggested that we should not allow that change to community facility zoning. However, if the committee could recommend that there be no housing associated with that small piece of land, I think that would suffice in this period, because there is so little land for community facilities in the Woden town centre that to put social housing there is just going to take up a lot of scarce resources where there is a need to have more program-oriented community facilities.

5.148 In response to these concerns the Directorate indicated that:
In relation to the types of uses, that is certainly something that is open to this committee to make recommendations on if there is concern about—I am guessing—supportive housing and the like. We can certainly restrict the types of uses that are allowed within that zone for that location. That is certainly a possibility.

5.149 In terms of public space in the Woden Town Centre as a whole the Directorate indicated that there were a number of provisions that sought to improve as well as add to the amount of public space but they also noted that there was a focus on quality of over quantity:

A number of items occur in the variation. They include provisions to increase and improve open space and recreation. There are provisions for additional landscape areas within the town centre and rezoning of land for urban open space along the Athllon corridor. A Phillip precinct code puts controls in place to activate frontages in proximity to key community recreational uses within the town centre. There are additional provisions in the Phillip precinct code to regulate buildings at the interface of public places and spaces. That includes, of course, the solar access and passive surveillance and safety.

I think one of the things that the master plan is trying to do is to encourage people in and out of the areas and also, from a management perspective, not necessarily going to a very binary argument about the total area of open space but the quality of it.

Committee Comment
5.150 The draft variation allows for large-scale redevelopment of the Town Centre, and many thousands of additional people will call it home.  It is also hoped that the number of workers will increase over time.

5.151 The Committee agrees with community concerns that the draft variation does not do enough to provide high-quality open space for these future residents and workers.

5.152 The Committee notes that while adjacent to the Woden Town Centre there is a large area of open space – Eddison Park and the Cemetery – its location puts it out of easy reach of many users of the Town Centre, and further the Cemetery is of limited recreational value.

5.153 The Committee is of the view that the loss of Arabanoo Park can be avoided without loss of space for community facilities, by relocating the proposed community facilities onto the adjacent Callam Offices site.  If the Government does choose to continue with some rezoning of Arabanoo Park contrary to the Committee’s main recommendation, park land should not be rezoned for commercial sale.  Instead, the area rezoned should be reserved in the Territory Plan for public and ‘community benefit’ uses.
5.154 The Committee recommends that the ACT Government amend the draft variation to reduce the size of, or cancel, the proposed rezoning of land in Arabanoo Park to Community Facilities Zone (CFZ), with planning protections put in place to ensure land is reserved on the Callam Offices site (Section 80) for an equivalent set of community facilities.

The Committee recommends that the ACT Government amend the draft variation so that if any land in Arabanoo Park is rezoned to Community Facilities Zone (CFZ) it is only used for the following uses as outlined in the Territory Plan and any other use listed under the CFZ zone is not deemed appropriate for this site.

· Child care centre;
· Community activity centre;
· Community theatre;
· Cultural facility;
· Indoor Recreation;
· Outdoor recreation; or
· Parkland.
5.155 The Committee recommends that the ACT Government amend the draft variation to rezone the existing pocket park on Furzer Street (section 181) to Urban Open Space (PRZ1) to ensure it is protected as open space for the long term.
5.156 The Committee recommends that the ACT Government amend the draft variation to rezone the ‘Landscape Area’ along Matilda Street (Section 7), as shown in Figure 3 of the draft variation, to Urban Open Space (PRZ1) to ensure it is protected as open space for the long term.
Active Areas
East-West Pedestrian Link
5.157 There was particular concern about the change in focus from an east-west pedestrian link though the town square, which would serve to make it the ‘place for the community to meet and socialise’, to an increased focus on Bradley Street and Corinna Street as the active area.
Although the vision in the master plan provides for the town square to be the place for the community to meet and socialise, this concept appears to be diminished, with the precinct code including 28-storey buildings that will overshadow the town square and reduce place-making in the area. Consultation for stage 2 of light rail will also overlook the east-west pedestrian spine by locating the station south of the bus interchange.

Westfield has moved the activity down here to Bradley Street, to where Hoyts was. We did originally have a theatre in the town square, in the Cosmopolitan building. That has now closed since Westfield opened Hoyts down here and Westfield is developing this area, Bradley Street, as the active area. It does not align with the master plan.

The draft Precinct Code needs to identify where the focal point for community activity will be so that activity is not scattered across all active frontages with no focal area of vibrancy.

5.158 A number of other submitters also had concerns about the effect of the proposed building heights on the town square and the east-west spine:
All of us who have made these submissions are trying to ensure that that east-west continuum focusing on the town centre is revitalised. That is not going to be achieved by those really high, sheer cliffs on the edge of it. It is just not going to happen.

The draft Precinct code provides for 28 storey buildings around the Town Square which will make it difficult for the Square to become 'attractive' and 'comfortable' for the community. The overshadowing is likely to continue the current situation of people moving through the square and not stopping, leading to a continuation of the lack of activity in the square.

5.159 The Directorate maintained that the east-west spine, as articulated in the master plan was still a focus:
the master plan certainly does identify the importance of the east-west connection. You referred to the park. As Mr Riches said earlier, the east-west connection and the identification of that site for community facilities land, in terms of where people might want to go to, is clearly identified within the master plan. I need to remind the committee again that the master plan has a role. The Territory Plan variation, or the Territory Plan, has a role. But then in terms of delivery of infrastructure, there are other parts of government and the private sector that need to deliver. The master plan sets the framework. It is the enabler. Certainly the east-west connection is very clearly identified in the master plan.

5.160 Within this plan, the Directorate agreed that a main focal point for the Woden Town Centre was the town square:

I think it is safe to say that the town square is an important area for Woden. We certainly heard that during the master planning process and also through this planning process. It is also located centrally to the town centre, so I cannot see that there would be any other answer than to say that it is the town centre.

5.161 However the Directorate also acknowledged that the town centre was not the only site identified as an active pedestrian precinct:
The master plan identified three sites for this type of increased activity, the town square being one, the site that you have identified [Bradley Street] being another and Corinna Street being the other. I guess what we are saying is that we were listening to the community, what they wanted. From a planning perspective it is important to make sure that we provide opportunities for people to utilise these spaces. I think the critical thing here is—the minister has touched on this—that for these areas to succeed we need people. The master plan, and therefore the Territory Plan variation, is looking at opportunities to facilitate getting people into the town centre, whether that be residential—people living in the town centre itself—or providing good connections to get people from outside the centre into the centre so that the town square can be successful, Corinna Street can be successful and Bradley Street can be successful.

5.162 The Committee recommends that the ACT Government improves pedestrian connections and wayfinding between the town centre and Eddison Park.
Providing Amenity
5.163 From the evidence provided to the Committee is was clear that submitters, whether they be individual, community groups or developers ‘want a vibrant town centre and one that has a wonderful amenity for people to live and work in and enjoy themselves…

5.164 It was of note that both Weston Creek Community Council and Woden Valley Community Council identified that the amenity provided by the Woden Town Centre and Philip Precinct was not:

just about the people in the high-rise towers. We need these community facilities for the 35,000 people around Woden and for the 30,000 people that will be in Weston Creek.

5.165 The Woden Community Council also identified that:
if there isn't a balance between commercial and social/recreational amenity people will not be attracted to the town centre without the express purpose to shop in the plaza or work in remaining office blocks, which will mean that the object of the plan to revitalise the town centre for people will not be achieved.

5.166 In order to attract people into Woden Town Centre it was suggested to the Committee that:
Co-location of community facilities and services in a highly accessible Town Centre will contribute towards diverse and active precincts.

5.167 The idea of an entertainment precinct was proposed as a way of enabling the community to meet in a comfortable environment:

An alternatives site for an entertainment precinct should be identified for the community to meet in a comfortable environment. The WVCC recommends that the car park between the Hellenic Club and the bus interchange be designated as an entertainment precinct, where music (noise) is allowed, and should be included in the draft Variation. Development of residential buildings in this area should be subject to the noise attenuation requirements contained in the multi-unit housing development code.

5.168 It was also suggested that there needed to be:
opportunities for free/low cost activities that attract people into the centre, such as community arts/low cost public entertainment/busking/street art/pop up cafes, urban play/exploration children areas within the built environment. Greater access linkages for pedestrians to spaces, such as Eddison Park would assist people interacting with the space in more than an employment or consumer interface.

5.169 Whilst it was acknowledged that whilst the creation of amenity is not ‘solely the government’s responsibility’, submitters suggest to the Committee that:

there is a requirement of government to put some sort of obligation back on to developers to create social amenity in the communities that they say they are developing.

There should be requirements on developers to create social amenity other than just the commercial and residential space that they are building.

Social, Cultural, Education and Recreational Facilities

5.170 In terms of publically funded facilities like pools, indoor sport centres, higher education facilities and art centres it was suggested that Woden was missing out when compared to other parts of Canberra:

If you were to overlay all the publicly funded facilities around Canberra you would find that most are on the north side, there are some in Tuggeranong, but there is a great dearth in Woden and Weston.

There are a whole range of community facilities that Woden people have been wanting for years. Tuggeranong has two arts centres. Belconnen has them. Fiona went through them before. It is space for these community activity centres where the community can bond, get together, share ideas and whatever else they wish to do.

5.171 In their submission to the public consultation process for the draft variation the Australian Institute of Architects (AIA) shared this perspective and advocated for change:
In comparison to other districts and their Town Centre’s in the ACT, community focus has, in the past, not been strongly supported within Woden. A vibrancy and purpose could be reintroduced into the Valley by the future provision of core facilities that could include an art gallery, community hall, better defined market precinct, and more family focused public facilities.

5.172 Whilst it was again acknowledged that it is not the government’s sole responsibility to provide social amenity the consensus was that:

community facilities and sporting facilities that do not make money should be provided by the government. Our examples are: a community arts centre— it is not going to make money—and a CIT, which does not make money. It is subsidised by the ACT government to the tune of 75 per cent. A municipal swimming pool does not make money. They are subsidised by the ACT government. A multipurpose sports hall does not make money and is subsidised by the ACT government. In relation to these four facilities that do not make money, we are saying that is what we pay our rates for and the ACT government should provide those facilities that do not make money. Outside of that, in relation to the facilities that the private sector can make a profit from off the community, the private sector should provide those ones.

5.173 With these considerations in mind the Woden Valley Community Council advocated for:
stakeholders work together to identify sites for social and cultural facilities, including a community/arts centre, a CIT, a multi-purpose sports hall, a public pool, a cycle network and open green spaces to include in the Precinct Code. These assets are not commercial in nature and are unlikely to be provided by the private sector. Investment by the ACT Government in these assets will create activity and provide confidence in Woden, facilitating investment by the private sector.

Woden Community Service Facilities

5.174 Woden Community Service (WCS) described itself s as a service provider who

provide services across the service types in the ACT, not the least of which is a suite of mental health services that we provide across the ACT, housing support services and the service access model through the gateway, through OneLink, which is serving the whole of the ACT. We employ over 300 staff. We have a turnover of $18 million a year and we engage at least 100 volunteers a year. We provide services to over 6,000 people a year in the ACT, if not more.

5.175 Throughout the inquiry the Committee was informed that there was a significant need for new accommodation for WCS and its associated operations. The need to relocate services has resulted in a decentralised operation that ‘is putting increased pressure on our client facing operations.’

5.176 WCS said that they now have operations at 26 Corinna Street, the Youth Centre, Launceston Street and Callam Offices.

5.177 WCS identified that they needed a ‘client-facing space’ which is ‘accessible to people to be able to walk in and to access.’
 They also identified that it would preferable to develop 

a community service hub accommodating a range of services to create a better integrated service response for people across a diverse service range.

5.178 Despite the difficulties facing WCS they acknowledged that ‘the ACT government has a commitment to try to find a building for Woden Community Service’ however they also emphasised the need for ‘greater social amenity within the Woden Valley area.’

5.179 In response to a Question Taken on Notice the Directorate indicated that there had been a feasibility study into a Woden/Weston Creek Community Hub undertaken in 2013 by Colin Stewart Architecture and another undertaken in 2016 by AMC Architecture.

5.180 The AMC Architecture study was completed in July 2016. It investigated the ‘feasibility and design options’ for a Community Hub in Woden. It looked a two options:

· Refurbishment, adaptive reuse and development of the Callam Office Building; and

· Adaptive reuse of the Cosmopolitan Building.

5.181 AMC Architecture’s assessment concluded that a Woden Community Hub be developed in the Callam Offices. They presented two options which sought to provide accommodation for the required community facilities within heritage and other constraints; one of which identified the potential for adjacent residential accommodation.

5.182 The AMC Architecture study also noted the need for improved accessibility to this section of Woden as well as the need to ‘reposition’ Callam Offices in the Woden area whilst being mindful of heritage considerations.

5.183 There is yet to be any determination regarding the establishment or location of a Community Hub for the Woden/Weston area.

Committee Comment
5.184 The Committee noted that the AMC Architecture report was not available prior to or at the hearings, which were conducted as part of this inquiry, and as such restricted discussion in relation to the future of WCS and the development of community facilities in the Woden Town Centres, as a Community Hub or otherwise.

5.185 The Committee recommends that the ACT Government create greater capacity for social, educational, recreational and cultural facilities in Woden, in order to prevent it from becoming a dormitory suburb.
5.186 The Committee recommends that the ACT Government develop and fund a long-term plan for community and recreation facilities in Woden Town Centre, incorporating a Community Hub. 

5.187 The Committee recommends that the ACT Government amend the draft variation to reserve a large, flexible site in Woden suitable for future community, tertiary education or recreation uses such as an indoor sports hall or CIT facility.

5.188 The Committee recommends that the ACT Government, as part of the long-term plan for community and recreation facilities referred to in Recommendation 20, consider the AMC Architecture report into community facilities for the Woden Town Centre.
5.189 The Committee recommends that the ACT Government amend the draft variation to identify one or more entertainment precincts in Woden Town Centre, suitable for night-time use, that are protected from noise-sensitive land uses.
Site Specific Issues
Ice Rink / Pool

5.190 The Phillip ice rink and pool facility in Irving Street, Phillip was once an ACT Government owned public pool which was privately operated by a tenant on the site until 2008 when the tenant, Glencora Pty Ltd were granted a 99yr lease.

5.191 Although there is support for the retention of the Philip Swimming Pool and Ice Skating Centre there is acceptance that the future pool and ice rink facilities in the Woden Town Centre is a difficult issue, particularly with the restrictions placed upon the current site; the residential developments nearby which have private pools; the development of a new pool at Stromlo; the feasibility study into a new ice rink for the ACT and the pending multipurpose indoor sports facility feasibility study.

5.192 The restrictions placed on the site under R8 of the draft variation require that any development:
complies with all of the following: 
a) provides or retains an ice skating rink suitable for national ice hockey competition 
b) provides or retains a 50–metre public pool with direct public address to Irvine Street 
c) development for other uses involves redevelopment of the pool as an indoor facility.

5.193 The owners of the site, currently referred to as Block 2 Section 22, have indicated that with the facility nearing the end of its life they have two options, one of which will contravene the proposed conditions in the draft variation and require future requests to vary the Territory Plan in relation to the site. The two options were explained to the Committee as follows:

The minimal development scenario looked to relocate the pool and the ice-skating rink, although still not an international standard, on the available site that was left such that you could keep the pool and ice-skating rink operational, keeping the business viable and simply moving it over the day that it was completed. The other end of the spectrum was, in the spirit of what might be community car park area to the east of the site, to look at an international ice-skating rink on that car park. That might be elevated on top of car parking to retain car parking as a community asset for a sports precinct. That would still retain a 50-metre swimming pool but allow a larger development to make such a thing viable.
 

The key consideration in looking at the two master plan scenarios was that Trilogy, being to the north, overshadows the site substantially and there is simply no choice but for a new pool to be an indoor swimming pool from a privacy perspective and also from a solar access perspective.

5.194 The Directorate indicated that there were crown lease requirements to maintain a pool on the site in question and implied that the owner would have:

purchased the property knowing what the obligations were. If it were the case that they wanted to provide a pool elsewhere in order to allow redevelopment of that site, then, yes, they would need to come to government with their proposition. But I am not aware that that has occurred, certainly not to my directorate.

5.195 Evidence to the Committee suggested that a major swimming facility/indoor leisure centre is needed in Woden
however there is no indication when or where this will occur, particularly as a feasibility study has not yet been completed.
5.196 In relation to the ice rink the Directorate, in response to a Question taken on Notice, advised the Committee that:
Active Canberra has commenced scoping and consultation activities for a new ice sports facility in Canberra. A consultant has been engaged and is currently investigating what a new facility would need to incorporate to be financially viable and of use to the ice-sports community.
This piece of work will look to determine how big the rink (or rinks) would need to be, the size of the parcel of  land that may be required to  accommodate  such a facility, how much parking would be needed to support it,  what kind of capital cost is involved and potential operating costs.

There are number of complex issues and interdependencies to be carefully considered as part of this project, such as the Territory's capacity to sustain two ice facilities and Territory Plan requirements on the existing site.

Any new ice facility, should government funding be provided, will need to appropriately consider the impact on the current ice skating facility in Phillip, including relative to the current zoning and lease purpose clause applicable to that site.

5.197 The Committee recommends that ACT Government ensures that the lessees of the Phillip Pool are kept updated on the ACT Government’s work towards a new ice rink facility for the ACT.
5.198 The Committee recommends that the ACT Government works with the lessees of Phillip Pool on alternative wording for proposed R8 that achieves the same or better facilities but provides greater development flexibility, for example allowing the lessees to provide the facilities on other sites within the Woden Town Centre.
Supermarket

5.199 There was a mixed response to the changes made between the previous and current versions of the draft variation in relation to the proposed floor size for a supermarket within Section 81, Block 13.
5.200 The current Territory Plan stipulates a floor size of 200m2; the draft variation that went out for public consultation proposed a floor area of 1500m2 whilst the current recommended draft variation proposed a floor area of 500m2.

5.201 The Directorate explained to the Committee why the latter change had occurred:

The variation that went out for consultation had it at 1,500. Then we received submissions that that was going to be too large and would have an impact on the town centre and the commercial retail hub in the centre. The aim of the supermarket there was to meet the needs of the local community on that side of Woden. So it was reduced in size for that reason. That was in response to submissions but not in consultation with the lessee of the block.

5.202 In response to a Questions Taken on Notice the Directorate informed the Committee that the population of the area to be serviced by the supermarket was also considered:

In this respect, the estimated maximum potential population of Woden East which would likely utilise a shop in the proposed location is approximately 2,700 - 3,000. Advice I have received from the Directorate is that the ACT supermarket floorspace demand based on this maximum population would be between 500m2 and 1,000m2. As the town centre is in close proximity, it is considered reasonable that the lower end of the range be considered for this area. A 500m2 supermarket as proposed in the draft variation would provide for day to day grocery needs of the local residents, while not impacting on the patronage to the full line supermarkets within the town centre.

5.203 The WCCC indicated their support for the change to 500m2 as it would avoid direct competition with the major retail area of Woden. They claimed that:

A small convenience store would enable residents to acquire smaller day-to-day essentials while still encouraging the use of the facilities inside Woden Plaza for more substantial shopping. It is important that Woden Plaza remains a viable shopping hub for the Woden and Weston Creek regions.

5.204 However, Hindmarsh Development, who are seeking to develop the site indicated their aim was to create a mixed use precinct and were disappointed with the lack of consultation in relation to the change to 500m2:
We wanted to create a master plan environment, a mixed use precinct. It is obviously going to be close to the new train line. It is about creating a destination and adding retail. Originally we had discussions around 1,500 square metres retail being available for a supermarket. In the most recent TPV, without any consultation, that was cut to 500 square metres.

5.205 In undertaking their own queries about the reduction in floor space, Hindmarsh Development indicated that they:

have only uncovered the objection from the Scentre Group….By allowing a small piece of shopping competition within the immediate area, it will have a direct impact on amenity for the following reasons: - More choice for consumers; - A new facility; - Well placed with the future light rail; - Existing residents and occupants in Woden Green will not have to cross Callam Street to meet their daily shopping needs, thereby removing potential short distance car traffic and pedestrians; and - It will allow people working in the town centre, who chose to park at the future public carparking can do their shopping where their car park is. All of these reasons will place competitive pressure on Scentre to respond and improve its facilities so that the impact on its trade is minimised.

5.206 The Scentre public submission referred to by Hindmarsh Development was submitted as part of the public consultation process undertaken by the Directorate in relation to the draft variation. In their submission they expressed concerns in relation to

· to the lack of consultation for the change; 

· a perception that the change seemed to benefit only the landholder; 

· the possibility that a supermarket >1500m2 could be developed under the rules and criteria; 

· the possibility it would contravene established retail hierarchy; 

· that it would represent a significant departure from the objectives of the CZ2 zoning;

· that there had been no traffic, social or economic impact assessment on surrounding areas; 

· the lack of justification for the need for such a supermarket with 400m of an established town centre is not justified; and 

· the fact it was not identified in the master plan.

5.207 The Committee recommends that the ACT Government works with Hindmarsh Development and Scentre Group on alternative wording for proposed R3 to allow a supermarket on Block 13, Section 18 with a floor plate size that is commercially viable and adequately services the residents of the area.
Farmers/Produce Market

5.208 In their evidence to the Committee Knight Frank proposed the establishment of a farmers/produce market in blocks 50 and 52 of section 8, Phillip, and particularly along the north walk, which is identified as block 77 of section 8, Phillip. As the current Territory Plan does not permit such activity in this zone Knight Frank requested that an amendment to the Phillip precinct code be considered that would ‘enable the opportunity for a produce market as a permissible use’.

That amendment would enable the opportunity for a weekend farmer’s market on the site, and particularly along the north walk
… we believe that the addition of the produce market would help to enliven and add vibrancy to that precinct and encourage pedestrian movement through that locality.

5.209 In response to queries about this possibility the Directorate indicated in their evidence to the Committee that:
Because it was not a suggestion raised in the master plan process or in the variation process, it was not added. I suppose for further work in the future we can have a look at that use, but it is a use under the Territory Plan.

Committee Comment
5.210 The Committee thanks Knight Frank and its client for its suggestion for a produce market. The Committee believes that this suggestion could apply more broadly to the key pedestrian areas of the Woden Town Centre and their adjacent leased blocks.

5.211 The Committee recommends that the ACT Government amend the draft variation to add ‘produce market’ as an allowable land use for Woden Town Square; the ‘Pedestrian Spine’, as indicated in Figure 3 of the draft variation; the east-west pedestrian link, as indicated in the Woden Town Centre Master Plan 2004; and adjacent blocks.
Other
5.212 In addition to the matters discussed above the following concerns were raised by planners and developers in relation to their specific sites.
Built Form

5.213 Knight Frank referred to concerns about two criterion that dealt with built form, in particular setbacks on buildings of 10 storeys or greater. They indicated that the wording as proposed would impact upon their development options. They contended that:
the mandating of building setbacks is not justified on sound design or town planning grounds and will create a built form that departs from the existing 10 or more storey buildings that are located in the Woden Town Centre. It is not necessary to have the middle of the building setback from the building base to reduce apparent bulk and scale, provide visual separation from the podium, or provide an attractive and interesting built form that fronts on to the street.
… [However], it is agreed that the requirement for a podium level, that creates a sense of human scale and deflects down draughts, and a building top section that is designed to screen plant and services and creates an integrated and appropriate conclusion to the built form should still apply.

5.214 Knight Frank recommended that the wording for criterion C18, and in particular c), should be slightly modified. They indicated the

The criteria normally allow for some consideration of merit. But using the term “consistent” could be read to imply that you actually have to match that in order to obtain that consistency. What we would suggest is that in order to remedy that you replace the word “consistent” with “compatible”. That would then enable some broader consideration of the setback without mandating that you would have to achieve like for like.

5.215 They also recommended that the wording of the criterion C19 also be revised to enable minor departures from setbacks at not only ground level and above 12 storeys but also in the middle part of the building. They requested that the criteria should ‘permit development to be considered on its merit without mandating that the middle of the building is set back.’ 

Height Restriction

5.216 Mr Mackay indicated to the Committee that in regards to Block 4 Section 79, that the current height restriction of six storeys, which is applied to his site only, does:
not provide us with the flexibility to position height where it is most appropriately located relative 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.

5.217 Mr Mackay in his evidence to the Committee highlighted that the developments alongside his site are going to be between 12 and 16 storeys in height and that:

particularly on that corner, the northern entrance, that the drop down to six levels may not be ideal. It is certainly not ideal for us in terms of a development opportunity, but also from a visual entrance point of view going immediately from 12 and 16 down to six levels may not be an ideal development outcome as well for the community.

5.218 Mr Mackay proposed that C9 be amended:
through the deletion of the 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 to five storeys adjacent to Launceston Street.

Zoning

5.219 Junstamp Pty Ltd in their submission to the Committee sought to have 
the land use zoning in DV 344 for Block 1 Section 12, and other adjacent community sites if necessary, should be Commercial-Business CZ2. Community Use is a permitted activity in a CZ2 zone and the existing community uses would not be under threat provided the site(s) remains in existing government ownership.

5.220 They indicated that there:

are no other real opportunities to allow that community facility to have a proper street frontage. We have done some preliminary work to demonstrate how that might work, including new community facilities within the new development, but really the first step would be to allow for more than just community use on that site.

5.221 The Committee recommends that if the ACT Government chooses to pursue the proposal put forward by Junstamp Pty Ltd, they do so through a separate variation process, following completion of broader planning for a Woden Community Hub.
Path Location

5.222 Hindmarsh Development highlighted an issue in relation to a footpath associated with their Woden Green development. This footpath is currently approved for relocation as part of an Estate Development Plan for the site yet the draft variation indicates it cannot be moved.

5.223 In their submission Hindmarsh Development indicated that ‘retention of the current path is not possible in the current location’
and expressed a need for a change to the draft variation is this area so that the site can be developed in accordance with the approve plan. 

Restriction in Square meterage

5.224 Hindmarsh Development also expressed concerns about the tower floor plate limitation of 700m2 that had been applied to two of their sites, Block 13, Section 81 and Section 156, Block 9. They indicated that this restriction alongside the implied ‘single tower’ restriction on land that was sold to them ‘with no restrictions’ was ‘incredibly odd, especially considering these restrictions were not in the original draft variation DV344.’

5.225 In their submission and evidence to the Committee they indicated they were ‘aware that any planning outcome must be merit based and be sympathetic to its surroundings,’
 however they expressed serious concerns about the lack of consultation and the extent of the new planning controls:

these artificial controls go much further, seriously damaging the site and the ability to create mixed use developments that will revitalise Woden.

these constraints were not added to any other site in Woden under this TPV. There will be overshadowing issues created with sites such as the marker building status, given under Criteria 11 on the Tradies site. We do not believe all land owners are being much further, seriously damaging the treated equally…These new controls severely impact the value of this land.

5.226 Hindmarsh in highlighting the content of the original draft variation requested that original conditions, as stipulated in the draft variation that went out for public consultation, be retained (aside from the previously mention path issue) and that the 700m2 cap and reference to a single tower be removed from the current draft variation.

Yarralumla Creek / Wetlands
5.227 Yarralumla Creek is the key sub catchment in the Woden district. It is currently a constructed channel that extends to Mawson. The areas surrounding it are prone to flooding which has potential impacts on the environment, development activity and design and the route of transport corridors.
5.228 The Australian Institute of Architects (AIA) suggested during the public consultation for the draft variation that:
Yarralumla Creek has the potential to include an ecological wetland precinct, and the Valley could benefit from more identifiable an easy to use pedestrian connections between both Centre’s and other open spaces such as Eddison Park. These inclusions will attract residents, and provide much needed environments for workers and visitors.

5.229 It was suggested that such a precinct, as has been developed in Lyneham, could provide ‘social as well as environmental opportunities.’
 

5.230 In developing the draft variation the Directorate indicated that the concept of wetlands or a pond as a flood mitigation measure for Yarralumla Creek had not been discounted:

The work on the master plan identified where that rezoning could be changed from the existing. That was to coordinate the works with the wetlands, which were being worked out as part of the basin priority project. The site for the wetland—I apologise if you cannot see this; this is from the master plan, page 96—was to occur around that area, around the middle section. The rezoning was about bringing the development closer to the Woden town centre—closer to the Mawson group centre—and allowing for that wetland to occur along Athllon.

5.231 The Directorate indicated that the wetlands are part of the Mawson draft variation (DV345) and there was nothing in the current draft variation (DV344) that would prevent the development of the wetlands as part of the healthy waterways project.

In light of the other variation that Ms Kaucz referred to, which is where the main wetlands would occur, there is nothing in this variation that would preclude that from being undertaken under the current planning scheme.

5.232 Following on from what was described as a ‘lost opportunity’ to place the ponds at Woden Green, Ms Pinkas and Mr Erett advocated for caution and deemed that ‘the time to be implementing those changes is now, before development, rather than thinking about it afterwards.’
 It is:

essential to first undertake the proposed water retention plans and works prior to releasing land for development. We would not want to have to loose yet another opportunity to naturalise the creek by insufficient land being available at the Athlon Drive end of the valley...

Transport

Light Rail
5.233 Reference was made during the inquiry to the future light rail transport corridor that would be coming through Woden Town Centre, however, no information was forthcoming as to a likely route:

It is a very exciting time for Canberra, with light rail coming in, I think, and the announcement of stage 2 has been even more exciting. In regard to the finesse in engineering on how it enters Woden, as you have indicated, the transport corridor has been kept in place over the years, which is good. It allows us to facilitate light rail to the beginning of Woden, on the northern side, but then it is an engineering process to identify how light rail will then go through the town centre. Some of that work is beginning now. I understand that some surveying work has already been done along some of the corridor.

We continue to work closely with our colleagues in Transport Canberra and City Services, but, given where they are at in terms of developing the project, the government is yet to make a final decision in relation to the detail of light rail.

5.234 Mr Erett was particularly concerned about why rezoning activity was taking place in and around potential light rail transport corridors when no decision had been made:
In relation to one specific land use change, the draft variation proposes rezoning part of the Athllon Drive corridor. A portion of this precinct has been zoned as transport since Woden’s inception to allow for the future development of rapid transit. With the proposed stage 2 of light rail being planned to Woden, I suggest it is premature if not irresponsible to be rezoning this land at this time before planning has been done for further extensions to Tuggeranong. Alignment options for the future extension of the light rail to Mawson and beyond are constrained by Yarralumla Creek and the narrowness of the Athllon Drive median strip between Hindmarsh Drive and Mawson Drive, which would not facilitate light rail down the middle of the road. For this reason any consideration of the rezoning of the Athllon Drive transport corridor should be deferred until the light rail extension has been constructed to Mawson or at least until after detailed alignment planning has been completed.

5.235 In this context it was acknowledged by the Directorate that future variations to the Territory Plan could be needed:
It would be important for us to make sure that we come back and review this work and whether or not there are any further variations required to facilitate any decisions of government in the future in relation to light rail. We would certainly be looking to do that and provide advice. But I think it is really a time issue.

It is perhaps pre-emptive for us to make changes in the Territory Plan variation process, but we note that there are places that make the route more logical than others.

5.236 Irrespective of what option would be taken by government as to the light rail transport corridor though Woden, evidence provided to the Committee reiterated the need for integrated land use and transport planning:
Development of the business case for light rail stage 2 provides the opportunity to integrate transport and land use planning. It is vital that the community understands where stations will be, how densification will occur, how precincts will be connected and where community facilities, open spaces and entertainment areas will be.

Appendix A Committee Comment

5.237 The Committee notes that as it will be at least one year before Territory Plan variation(s) associated with Light Rail Stage 2 are underway, development in the Woden Town Centre during this time needs to protect the light rail alignment and provide options for excellent connectivity.

5.238 The Committee recommends that the ACT Government amend the draft variation as soon as practicable to recognise the light rail route and possible stops and to protect bus, cycle, walking and Park and Ride connections to light rail; and update these elements through a project specific draft variation as Light Rail Stage 2 proceeds.

Active Travel

5.239 Evidence provided to the Committee indicated that many submitters believed that the draft variation did not strongly promote active travel principles that had been forecasted in the Master Plan and which had been supported by a number of community groups:

The Master Plan identified major routes (shared paths, shared zones, separated cycle ways and on-road cycle lanes) to rectify this failing and make walking and cycling to the major destinations convenient and safe…Only in one instance does DV344 set out a "shared active travel path" to be reserved, i.e. the rezoned land to the south of Hindmarsh Dr. This is an important reservation.
 
5.240 The Directorate explained that such aspects of the Master Plan did not need to be ’a line item or a rule or criteria in the draft variation if that work would already occur in that location.’

To put it into the statutory planning document was not deemed necessary because it does not require a development application to be assessed as it is often exempt development. For that reason we do not have it in the Territory Plan. It does not need the weight of the Territory Plan to put it into place.

5.241 Despite this assurance there was concern that future development could encroach onto bikeways and other pedestrian links:
A cycle network is not defined in the draft Precinct Code and any alignment required for a cycle network in Woden is at risk of being built out by a developer. The cycle network should be identified in the draft Precinct Code in order to provide active transport and confidence in the development of the cycle networks in Woden.

5.242 And there was also confusion about why one section of ‘shared active travel path’ south of Hindmarsh Drive could be included in the draft variation and not any others:
…if it can be done for this tiny part of the Woden Town Centre, it should be possible to do it for the other parts of the Centre…A precedent exists for reserving walking and cycling network plans. Such a network plan already exists in the Gungahlin Precinct Code. Accordingly, technical arguments that it cannot be done should be discounted.

5.243 This view was shared by Ms Carrick in her evidence to the Committee:
Why, in the precinct code for Woden, is a cycle network on Athllon Drive identified? If you want to, you can identify them. They have identified one for Athllon Drive. This is in the Woden town centre. This bit here is not identified. They want to develop Athllon Drive. There is a bit of cycle network identified just here.

5.244 Pedal Power advocated for inclusion of the Woden Town Centre Master Plan Active Travel Network in the draft variation:

The cycling community (represented by Pedal Power's 7,300 members) calls for changes to DV344 to rectify this major failing and embrace the active travel recommendations of the master plan in a comprehensive way.

Appendix A Committee Comment

5.245 The Committee notes that the ACT Government indicated that it was not necessary to include the trunk walking and cycling network in the Territory Pan as it is not provided by developers. The Committee does not agree with with this view, particularly as the verge adjacent to development sites, including any shared path, is often re-constructed by developers during development of an adjacent building. 

5.246 Further, the Committee is of the view that including the path network in the Territory Plan, as has occurred with the current Gungahlin Town Centre Precinct Code, will ensure that the alignment required is protected as the Woden Town Centre is redeveloped.
5.247 The Committee recommends that the ACT Government include the proposed trunk walking and cycling network in the draft variation and associated precinct code.
5.248 The Committee recommends that the ACT Government amend the draft variation to include the missing walking and cycling connections across Melrose Drive, between Athllon Drive and Hindmarsh Drive.

6 Conclusion
6.249 The Committee has made 31 recommendations.
6.250 The Committee would like to reiterate its thanks to the Minister, officials and submitters who contributed their time and effort to this inquiry.

Caroline Le Couteur MLA
Chair

7 December 2017
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