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The ACT Government is committed to making its information, services, 
events and venues, accessible to as many people as possible. 

If you have difficulty reading a standard printed document and would like 
to receive this publication in an alternative format — such as large print or 
audio — please telephone (02) 6207 7307. 

If English is not your first language and you require the translating and 
interpreting service — please telephone 131 450. 

If you are deaf or hearing impaired and require the TTY typewriter service 
— please telephone (02) 6207 2622. 
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Executive summary 

Gungahlin Town Centre has developed rapidly over the last seven years with about half the land in 
the town centre already developed or committed to development. The results of almost two decades 
of planning are being seen. It is timely to review progress and to assess whether the current planning 
framework is producing the town centre that Gungahlin residents desire. 

This planning report reviews the overall design of the town centre and considers requirements for 
shops, offices, community facilities, transport, structure of the town centre and building design. Its 
focus is to ensure there is enough land for commercial and community purposes for a centre serving 
a town that will ultimately have a population of about 100,000 people. 

The report’s objectives are: 

• to identify key planning, transport and urban design issues 

• to review existing planning frameworks and planning controls, including zoning and building 
heights 

• to recommend actions that address the key issues identified and guide future development, such 
as a strategy for land use and transport. 

Extensive consultation has been undertaken, both within the ACT Government and with the 
community. This included a round of public consultation, presentations to Gungahlin Community 
Council public meetings and meetings with major commercial lessees. The following key issues  
were identified: 

• more space required for future offices and employment 

• traffic planning, particularly in improving the way traffic and shoppers mix on Hibberson Street 

• planning for future bus stations 

• planning for future entertainment and recreation facilities. 

In developing the proposed land use and transport changes, the following principles have  
been applied: 

• build on the existing built form rather than aiming for radical re-invention. This includes 
maintaining the main street approach—a number of mid-sized retail centres on Hibberson Street, 
rather than one large enclosed retail centre; and continuing to allow a mix of land uses, where 
this does not compromise the ability of the town centre to grow as the population grows 

• provide long term flexibility in planning, and encourage it in the design of the built form—this is 
critical as the town centre will need to change and adapt as Gungahlin’s population grows 

• emphasise the significance of the public spaces between the buildings, for example by 
minimising overshadowing—this is critical to a main street type of centre where people use these 
spaces to recreate, socialise and walk to work, shops and services 

• promote environmentally sustainable development, e.g. by maximising convenient access to  
public transport. 
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Based on these principles and issues identified during consultation, the ACT Planning and Land 

Authority (ACTPLA) has developed key land use actions in the town centre including: 

• provide land for future offices to the east of the existing shopping centres, along the spine of 

Hibberson Street
	

• provide additional land for future retail expansion immediately around the existing retail core 

• retain the existing community facility precincts, but encourage future community facilities to be 
integrated with other uses 

• create mixed-use residential areas to the northern and southern edges of the town centre to 
encourage after-hours activity in the town centre and provide a transitional buffer to surrounding 
areas 

• maintain the existing grid street pattern, and extend it to undeveloped areas to the east of the 

current shopping centres to create a town centre that is easy for pedestrians to navigate and 

encourages walking 


• co-locate the entertainment precinct with the major shopping centres to encourage after hours 
activity in the retail core. 

The current restriction on building heights is generally four storeys. This is reviewed in the planning report 
and changes to the building height controls are proposed to promote a more compact urban form that 
provides for taller buildings, while limiting overshadowing to public spaces and protecting the ‘human 
scale’ to the street that exists. 

Some of the changes to the building height controls include: 

• maintain a consistent built form edge to the street (street wall) to reduce the opportunity for 

overshadowing to main pedestrians areas and promote a scale that is balanced to the road  

reserve width
	

• introduce building envelopes that allow heights of approximately five storeys at the perimeter 
of sections (blocks) while allowing taller buildings towards the centre of blocks (reducing 
overshadowing to main pedestrian areas and allowing for greater densities within the town centre). 

Co-location of complementary activities and land uses can be effective in reducing the number of trips 
people need to make and the distance of trips. Fewer and shorter trips will contribute to lower levels of 
carbon emissions and lower private transportation costs.  Co-location and higher densities can promote 
improved access and use of public transport and a shift from use of private cars to other modes of 
transport including walking, bicycles and public transport. 
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In consultation with the Department of Territory and Municipal Services (TAMS—the ACT Government‘s 

key transport system deliverer), changes to the transport system for the town centre have been 
developed as follows: 

• The road hierarchy will be changed to a ring road system to divert the main flow of traffic away from 
Hibberson Street. This is supported by other measures such as requiring retail activity, pedestrian 
movement and public transport as the primary design criteria for future upgrades of Hibberson 
Street. 

• This report includes an extension of The Valley Ave to Gundaroo Drive, which will reduce the impact 
of future traffic growth on Burgmann School, while reinforcing the ring road system. This road 
extension will cross an area currently zoned as urban open space, but which is not currently used 
for active recreational purposes. 

• This report proposes that in the long term, public transport will remain on Hibberson Street, from 
the eastern edge of the town centre to Gozzard Street; and that several stops will be located in the 
town centre, rather than a single public transport interchange. This approach is similar to the new 
bus stations in the Belconnen town centre. 

ACTPLA understands that planning changes of this scale will attract community interest. To give the 
community an opportunity to have their voices heard another major round of public consultation will be 
held with the release of this planning report and the accompanying draft variation to the Territory Plan. 
This will give the Community Council, commercial lessees and the broader community the opportunity to 
comment on detailed wording of proposed planning changes. 
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1 Introduction 

1.1 Why review planning for the town centre? 

Gungahlin Town Centre has developed rapidly over the last seven years and the results of almost two 
decades of planning are being seen. It is timely to review progress so far and assess whether the current 
planning framework is producing the desired outcomes for the town centre. 

In 2008, the ACT Government allocated funding for a planning study to consider planning issues in 
Gungahlin Town Centre. During the planning study, ACTPLA commissioned a transport study of the 
town centre and a bushfire risk assessment to the Mulanggari Grassland Nature Reserve to inform this 
report. While developing this report and the accompanying draft variation to the Territory Plan, ACTPLA 
talked to a broad range of stakeholders. During these discussions there was widespread support for the 
distinctive ‘urban village’ character of the town centre, which is quite different to Canberra’s other town 
centres. However, the community also identified a number of areas where it would like to see changes to 
the planning of the centre, including: 

• reserving more space for future offices and employment 

• traffic planning, particularly in improving the way traffic and shoppers mix on Hibberson Street 

• planning for future bus stations 

• planning for future entertainment and recreation facilities. 

The report and draft variation include a detailed plan that considers a wide range of issues important 
to the future of the town centre, protects the positive aspects of the centre and addresses changes the 
community would like to see. Some of the key issues are: 

• commercial space needs, such as sites for future offices 

• community space needs, such as sites for churches and child care centres 

• transport needs, such as reservations for public transport routes and facilities 

• existing and future character of development, such as building heights 

• planning provisions used to guide development in the town centre. 

1.2 Study area 

This report has focussed on the commercial part of the suburb of Gungahlin and the undeveloped land 
directly adjacent. This area runs from Gundaroo Drive in the west to the edge of the new suburb of 
Franklin in the east; and from the Mulanggari Grasslands in the south to the undeveloped area behind 
the Emergency Services Centre in the north (Figure 1). 

This report does not include immediately adjacent areas such as Yerrabi, Palmerston, Franklin or the 
Mulanggari Grasslands. However, the impacts of the proposal on these areas have been considered. 
These are discussed in part four of this report. 
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 Figure 1 Study area
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2 Background: Gungahlin past and future 

2.1 History of Gungahlin Town Centre 

Canberra’s planning is based on a series of new towns, each with a town centre that is a major hub for 
employment, shopping, social activities and public transport. Gungahlin is the fourth of these towns, 
after Woden/Weston Creek, Belconnen and Tuggeranong. 

A town centre for Gungahlin has been planned, close to the current location, since the ‘Y Plan’ was 
developed by the National Capital Development Commission in 1970. The ‘Y Plan’ proposed an urban 
settlement pattern that involved a series of new towns with separate town centres, However the form of 
the Gungahlin Town Centre and the transport network to support it have changed greatly over time. The 
biggest change came in the early 1990s. 

Increasing awareness of environmental issues led to a review of Gungahlin’s central area. The Mulanggari 
Grasslands area was declared prohibited for development due to its status as native grassland with 
high ecological value. Changes were implemented through Territory Plan variation No. 53 in 1995 which 
modified the location of the town centre and formally adopted the ‘urban village’ design for the town 
centre. This approach includes the following features: 

• different land uses mixed together, including commercial and residential 

• a mix of building types and heights 

• transit-oriented, with direct public transport connections to other centres
	

• open-air shopping fronting onto a main street
	

• a street network designed to keep vehicle speeds low and encourage walking and cycling, but still 
provide easy access by car 

• small enough for easy walking but large enough to support a wide range of activities and facilities 

• public spaces and street network designed to encourage pedestrian movement 

• buildings designed to encourage home-based employment 

• capacity for change and adaptation over time 

• smaller rather than larger-scale development 

• an open space spine from north to south (Gungahlin Place) 

• a north-south/east-west grid street pattern. 

In 1996, responsibility for the town centre was handed to the former government’s Gungahlin 
Development Authority. Its master plan for the town centre proposed major changes to the design of 
the town centre. While it was never formally adopted, some elements of this plan were implemented. For 
example, the commercial and community facility development north of Anthony Rolfe Avenue was largely 
converted to residential development without providing alternative land for commercial and community 
uses elsewhere in the town centre. This led to potential undersupply of commercial and community land 
in the town centre. As an interim measure to address this undersupply, the restructured Territory Plan 
introduced in March 2008 rezoned undeveloped land to the east of the town centre for commercial and 
community uses. 
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2.2 Gungahlin Town Centre today 

The town centre, consistent with the urban village approach, has a cluster of four medium-sized retail 
developments rather than a single large mall. Each is based on one large supermarket or discount 
department store that functions as an anchor for each retail development block. These centres have 
street frontages generally consisting of shops, cafes and restaurants. 

Immediately west of this retail core are a number of fast food outlets, restaurants and the Canberra 
Raiders Club. Further west are lower-rent developments for shopping and services including Magnet 
Mart, service stations and a veterinary clinic. The area north of Anthony Rolfe Avenue and east of 
Gozzard Street is largely developed and is almost entirely residential, with a small number of shops 
under dwellings on Anthony Rolfe Avenue. 

In addition to the areas of the town centre that are already built, a number of sites are committed or sold 
but not yet built on including: 

• the Government secondary college, library, aquatic centre and oval sites south of Hibberson Street, 
some of which are under construction 

• most of the land adjacent to Magnet Mart which has recently seen major earthworks (sold for a 
homemaker shopping centre) 

• the Woolworths car park (sold for expansion of the Woolworths shopping centre). 

The remaining uncommitted land is mostly east of the retail core between Hinder Street and Franklin 
residential estates and south of the retail core between Gribble Street and the Mulanggari Grasslands. 
Figure 2 shows the current status of land in the town centre. 

Figure 2 Development status of land 
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 2.3 The future Gungahlin District 

At the last Census, the population of Gungahlin District was estimated to be 32,550 (Australian Bureau 
of Statistics 2007). By 2019, the district is expected to accommodate around 55,000 people. When fully 
developed, the population is likely to be between 90,000 and 100,000; similar to the current populations 
of Belconnen and Tuggeranong. When this population is reached depends on overall growth of Canberra 
region, and how much of the growth goes to other parts of Canberra and surrounding NSW. 

New housing is currently being developed in Franklin, Forde, Bonner, Crace and Casey. Over the 
period to 2019, these suburbs will be completed and new suburbs started or commenced, including 
Moncrieff (north of Ngunnawal) and Kenny (south of Harrison). Outside the town centre a number of new 
commercial centres will be built in Gungahlin. Other districts contain group centres such as Erindale in 
Tuggeranong and both Kippax and Jamison in Belconnen, which have one or two major supermarkets 
suitable for weekly grocery shopping. Gungahlin does not have a group centre yet, but will eventually 
have four—at Amaroo, Casey, Moncrieff and Kenny. Future suburbs of Gungahlin will also have access 
to local centres. These are smaller shopping centres such as those already operating at Palmerston, 
Ngunnawal and Nicholls. 
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3 Public consultation 

3.1 The consultation process 

Initial consultation for this report was undertaken in May and June 2008. Most submissions supported 
the direction of ACTPLA’s draft concept for the town centre. Since then, ACTPLA has conducted a 
number of consultation meetings with key stakeholders to help find out how the community would like to 
see the town centre grow and improve, and to set a strong planning framework for the centre as it grows 
over the next thirty years. 

Public consultation has included: 

• a major round of public consultation on an issues paper and draft design concept in May/June 
2008. Almost 130 surveys and submissions were received 

• four presentations to Gungahlin Community Council public meetings, plus extensive ongoing 

contact with the council’s executive
	

• four presentations to ACTPLA’s Commercial Advisory Committee 

• a number of additional meetings with major commercial lessees, including two workshops looking 
at draft planning controls in December 2008 and 2009. 

3.1.1 ACT Government agencies consultation 

This report has been guided by a working group which includes Land Development Agency (LDA) and 
the Department of Territory and Municipal Services transport experts. ACT Government agencies were 
included in the initial public consultation in May–June 2008. 

ACTPLA has also worked closely with various ACT Government project teams on a number of major 
projects underway in the town centre including the leisure centre, enclosed oval and college. This 
ensures the report’s outcomes will facilitate rather than hinder these projects. 

This report is one way ACTPLA is informing the community of the proposed changes. The 
accompanying draft variation provides further information on proposed changes to the Territory Plan. 
The draft variation public consultation period offers a major opportunity for community comment. 

3.2 The community’s key issues 

An issues paper and concept report was released for public comment in May and June 2008. Since 
then ACTPLA has held several public consultation meetings and workshops. Both positive and negative 
comments were made about the centre. Some of the key issues include: 

• Commercial issues: submissions and surveys strongly supported more employment in the 
town centre. Many of the submissions indicated a desire to reserve sites for offices with only one 
response against offices coming to Gungahlin Town Centre. 

• Entertainment: many submissions and survey replies wanted more entertainment activities in 
the town centre, particularly cinemas and pubs or bars. Many were also positive about having 
restaurants and activities with longer business hours in the main shopping area.  
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• Community and recreation land needs: many submissions and survey replies called for more 
community facilities. Some of the facilities suggested included a larger library and health centre or 
aquatic centre, which are already planned in the town centre by the ACT Government. Most people 
thought these facilities should be in the town centre rather than other parts of Gungahlin District.  

• Active frontage: during the retailers’ workshop in December 2009, concern was expressed about 
the commercial viability of mandatory active frontages on blocks in Gozzard Street and Hibberson 
Street (east of Hinder Street) as the topography may discourage foot traffic. 

• Hibberson Street and Gungahlin Place: several submissions indicated there is too much traffic 
on Hibberson Street. Some suggestions included diverting traffic through other streets and 
closing off Hibberson Street to all cars. Gungahlin Place linear park was seen by many people as 
being too exposed to weather conditions, too wide and not having enough green areas. Retailers 
raised concern that the traffic and limited weather protection hindered people from moving across 
Gungahlin place to adjacent shopping centres. Consequently, this could make shopping in the town 
centre unpleasant and make people shop elsewhere.  

• Protecting neighbouring homes: a small number of submissions and survey responses raised 
issues with having a town centre close to houses, such as traffic and noise. 

• Car parking: although parking was a popular issue during consultation, views about it were very 
mixed. Some submissions said there was not enough parking with others being happy with the 
amount of parking provided in the town centre. Some suggested basement parking as the preferred 
parking as it is undercover, while others preferred ground-level parking areas. 

• Walking and cycling: footpath and cycle path connections were frequently raised during 
consultation. Retailers and shopping centre owners emphasised the importance of providing an 
opportunity for people to walk from one centre to another as easily as possible. 

• Traffic: Hibberson Street traffic was an issue that was raised at all levels of consultation. Other 
major traffic issues raised were the amount of traffic passing the Burgmann School and the need for 
upgrades on Gundaroo Drive. Several people mentioned the need to plan for future growth in traffic 
as the town centre grows. 

• Public transport: many submissions and surveys called for more frequent public transport with 
more stops, a bus interchange and the need to reserve a site for an interchange. 

• Bushfires: two submissions called for this report to consider bushfires entering the town centre 
from the Mulanggari Grasslands.. 

• Mulanggari Grasslands and nearby protected heritage sites: a very small number of 
submissions were received on the Mulanggari Grasslands Nature Reserve. Several sought improved 
pedestrian and cycling access through the nature reserve. One was strongly opposed to any 
changes to the nature reserve and was concerned about the possible impact of the town centre. 
The ACT Government’s environment and heritage agencies have advised that heavy recreation 
activities through the grasslands and heritage sites could degrade the grasslands. However, the 
grasslands can be visited by the public on designated mown trails. 
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Retail provision in the town centre was a key issue raised. The submissions and surveys received on 

this issue were quite mixed. In the short term, some wanted additional shops and longer business hours, 
but others said there should not be any more major shops until the population of the district has grown. 

In the longer term, there was a mix of views on how shopping should grow. Many of the submissions and 
surveys wanted the current style of smaller shopping centre with street-front cafes and shops. A smaller 
number of people preferred one large centre similar to Belconnen and Woden town centres. In the retail 
core, centre owners and some others preferred expansion on the existing four sites over new sites.  

Another key issue was the design of the retail core. ACTPLA has had a number of detailed discussions 
on these issues with centre owners, retailers and the Gungahlin Community Council executives. 
Generally, these groups would like a detailed master plan developed for the town centre which will allow 
the centre owners to make investment decisions with a high level of certainty. The master plan would 
need to cover issues such as locations of entrances to shopping centres, landscape design, location of 
on-street retailing, street design, bus stop locations and so on. 

In response to the key issues and suggestions raised, ACTPLA has made a number of planning and 
urban design changes, which are detailed in the following sections. 

Note: Please refer to Attachment B for a summary of comments received during the initial public 
consultation in 2008. 
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4 The planning report in detail 

4.1 Design concept 

4.1.1 Goals and objectives 

The goals and objectives for the town centre aim to reinforce the positive characteristics of the centre 
and improve its structure. They are overarching urban design considerations for the centre that take 
into account access and movement, built form, public realm, streetscape, structure, parking, safety, 
adaptability and sustainability. 

The goals and objectives for the town centre are: 

• value and build on the urban village approach adopted in earlier planning 

• provide opportunities for people to live, work and recreate 

• provide a mix of land use types and densities 

• provide a structure to the town centre that is robust, while recognising the changing needs of the 
centre 

• continue the main street character to Hibberson Street that promotes quality of public realm and a 
‘human scale’ to the built form 

• provide opportunity for a variety of public transport modes 

• provide a street network designed for low vehicle speeds that allows for convenient pedestrian and 
cycle access 

• balance and protect residential amenity with the commercial uses 

• promote social inclusion by providing accessible commercial and community facilities 

• build on the distinct public domain character and provide opportunity for variety and change in the 
public realm 

• encourage flexibility and innovation in design of the built form and open space. 
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4.1.2 Key features of the design concept 

The design concept applies the goals and objectives to the structure of the town centre. The key 
features of the design concept include: 

Enhance the street and block pattern 

The proposed street layout will provide a clear hierarchy of individual streets that are easy to navigate 
and that contribute to the overall structure of the town centre. This includes extending the existing street 
grid pattern to the east. 

A ‘ring road’ system, using The Valley Avenue and Anthony Rolfe Avenue, is introduced to direct most 
of the through traffic off Hibberson Street along the edge of the town centre. Parking and loading areas 
are to be provided to the rear of development allowing private vehicles to access parking from lanes. 
The proposed road structure promotes Hibberson Street as a pedestrian friendly environment. The 
street and block pattern is illustrated below in Figure 3. 

Figure 3 Street and block pattern 
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Extend the existing landscape features 

The new road structure allows for the open space network to better connect to surrounding suburbs and 
access routes. The proposed open space network connects significant landscape features next to the 
town centre and will provide opportunities for convenient cycle and pedestrian access routes into the 
centre. 

The proposed open space network provides a hierarchy of open space that embraces the environmental 
qualities that were started for the public domain, such as solar access and water management. It 
protects and values the Mulanggari Grasslands south of the town centre and the open space west of the 
enclosed oval. 

A wide open space spine has been introduced to the east of the town centre that provides a significant 
north-south access route and links the grasslands to the north and south of the town centre. The 
proposed open space network is illustrated below in Figure 4. 

Figure 4 Open space network 
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Define land use and precincts 

The land use considers and builds on existing precincts with retail uses along the main street, residential 
uses along the ‘access corridor’, and the introduction of an office precinct to the east of the town centre. 
The design concept maintains and reinforces the urban village approach and lifestyle, and the main 
street style of development. 

The proposed land uses encourage activity in the existing retail core and provide opportunities for 
significant employment. This reinforces a pedestrian focus for Hibberson Street and Gungahlin Place. 
The retail core and office precinct are flanked by mixed-use residential, providing opportunities for 
increased retail development and residential intensification. Land for community facilities is located 
throughout the town centre and it is intended these will be incorporated into other developments. The 
proposed land use is illustrated below in Figure 5. 

Figure 5 Proposed land use 
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 gure 6 Inter-Town Public Transport 

Improve way-finding including parking and public transport 

Several measures are proposed to help people find their way around and through the centre. These 
include an entry address at key locations to signify arrival to the centre, with clear sign posts at arterial 
roads and entry gates at the edge of the centre. A more legible street pattern and road hierarchy will 
define a border around the edge of the centre. 

The grid street pattern will also help to improve access in and around the town centre along new streets, 
open space networks, footpaths, cycle ways and public transport routes. 

The Inter-town Public Transport (ITP) route is to be realigned along the main street (Hibberson Street) to 
provide convenient and accessible public transport stations, close to the retail centre. The current ITP 
route along Anthony Rolfe Avenue is to be retained as an alternative route. This is illustrated below in 
Figure 6. 

Fi
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4.2 Commercial issues
	

This section outlines proposals for commercial activity (e.g. shops and offices) in the town centre. 

Gungahlin Town Centre will be the major commercial centre for Gungahlin District. Town centres 
traditionally have a department store (e.g. Myer or David Jones), discount department stores  
(e.g. Big W, Kmart or Target), major supermarkets, hardware stores and various small retailers. The other 
town centres also have a number of large offices which provide employment close to homes and boost 
retail spending. 

4.2.1 Offices 

What is the issue? 

Office developments at town centres bring major benefits, including reducing travel times to work, 
boosting retail spending in the town centre and increasing public transport use. However, it has been 
very difficult to attract offices to Gungahlin Town Centre. 

Office development at the earlier town centres was facilitated by the Commonwealth Government, which 
instructed agencies where to locate. This was stopped in the early 1990s. Now Gungahlin Town Centre 
needs to compete for tenants in the commercial property market. 

The Government has recently sold office sites to try to attract offices to the town centre. Given the 
uncertainty about Commonwealth office location, it is difficult to estimate an amount of land to set aside 
for office space. 

The location of offices in the centre is also an issue. Offices can have a large impact on the areas around 
them. They bring large amounts of business for nearby shops, services and cafes. However, an area 
dominated by offices usually has little activity at night and on weekends. This can cause public safety 
risks if it is not well managed. Large offices also bring large amounts of traffic (Section 4.6). 

Response 

This report responds to the community’s strong views in support of offices by reserving enough land 
for up to 200,000m2 of office space1 sufficient to accommodate 10,000 office jobs. This is similar to the 
space developed at the Belconnen and Woden town centres and greater than office development at the 
Tuggeranong Town Centre (Table 1). 

Table 1 Office floorspace in other town centres 2010 (NLA) 

Town Centre Current Floorspace 

Belconnen Town Centre 164,935m2 

Woden Town Centre 165,800m2 

Tuggeranong Town Centre 122,879m2 

Source: Property Council of Australia (2010) 

1 It is likely that less than this amount will actually be built, but space is available for this amount if demand arises. 
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To make the town centre as attractive as possible to potential office users this report:
	

• includes two separate office precincts designed to appeal to different types of tenants—the 
Gungahlin Business Park in the north-west corner and the office mall at the eastern end of the town 
centre (Figure 7) 

• includes sites large enough for government departments 

• includes flexible planning provisions for the office precincts to allow a wide range of activities that 
bring employment, including scientific research and defence facilities 

• allows offices above shops as part of mixed-use residential buildings. This will cater for smaller 
offices that do not need an entire building. 

Figure 7 Proposed office precincts 

Finding the proposed provisions 

The office precincts are shown in Figure 19 as “CZ2 Business” zone. The planning provisions to allow 
offices in shopping and mixed-use residential areas are contained in the draft variation to the  
Territory Plan. 
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4.2.2 Shopping and services – allowing for growth
	

What is the issue? 

Gungahlin Town Centre is going to be one of Canberra’s larger retail centres. The ACT Retail Model 
(2007) indicates that by 2036, retail sales in Gungahlin Town Centre will be higher than in Belconnen and 
Tuggeranong town centres. This means more space will be required for: 

• two additional department/discount department stores (e.g. Myer, Target or Kmart respectively) 

• entertainment such as cinemas, bars and restaurants (Section 4.2.3) 

• many more speciality shops, especially types not common at present such as clothing and 

footwear
	

• many more services such as car services, accountants and medical facilities. 

Most of this demand will require identifying additional retail sites. Some of the demand may be met by 
expanding existing retail developments (for example, the Woolworths centre can expand into the car-
park next door), although the scope is limited by current planning provisions, the sizes of the sections 
and in some cases, the design of the existing buildings. 

The proximity of Gungahlin Town Centre to Mitchell means sites for large land-take uses such as 
government depots, self-storage centres and car sales do not need a location in the town centre. While 
there is no vacant unleased land in Mitchell, over time a number of current activities in Mitchell could be 
expected to move to other industrial areas such as Hume and be replaced by higher value activities with 
more need to be close to customers. 

Response 

The intention of this report is to create three types of shopping and services areas, as shown in Figure 8: 

• a core of six major shopping centres on Hibberson Street, that includes the four current centres 
(Woolworths, Big W, Aldi and Coles), with flexibility for offices to be built above the centres 

• two areas of smaller shopping and entertainment centres immediately west and south of this core 
which can cater for a large number of smaller shops and offices that don’t need to be in a major 
centre, such as hair and beauty, real estate and accountants 

• a large area at the western end of the town centre that includes Magnet Mart and the service 

stations suitable for shopping and services that need cheaper sites.
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Figure 8 Proposed shopping and services areas
	

This report allows for up to 100,000m² of major shopping centre floorspace and 90,000m² of other 
retailing and services2. This is similar to current floorspace at the Belconnen Town Centre, but more than 
Woden or Tuggeranong Town Centres (Table 2). As Mitchell can accommodate large land take activities, 
the amount of actual floorspace required may be able to be met from a lower amount of land than other 
town centres. 

Table 2 Shopping and services floorspace in other town centres 

Town Centre 
Major shopping centre  
floorspace – 2007 

Current other retailing  
and services – 2007 

Belconnen Town Centre 
75,000m2 

with major expansion planned 
119,000m2 

Woden Town Centre 69,000m2 101,000m2 

Tuggeranong Town Centre 69,000m2 73,000m2 

Source: ACTPLA data 

2 Less than this amount may be developed, but space is available for this amount if demand arises. 
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Response – major shopping centres
	

This report identifies two additional sites for large shopping developments immediately east of the Aldi 
and Coles developments, between Hinder Street and Kate Crace Street (Figure 19). However, as sought 
by the major commercial lessees, it also includes changes that require greater flexibility to expand 
retailing in future. This includes: 

• protecting the retail core from being broken into small parcels 

• modifying a number of the current planning requirements on development 

• parts of sites immediately to the rear of the retail core will be reserved for car parking, which will 
mean less room taken by car parking in the retail core, see sub-section 4.6.1 for more detail. 

Response – intermediate retailing 

This report proposes the existing leisure and accommodation zone (except Gungahlin section 1 block 
37 for Gungahlin Leisure Centre which is discussed in section 4.3) be rezoned to a broader commercial 
zoning (Figure 19), which would enable future redevelopment for retail and commercial purposes— see 
Table 4 list of zone changes in section 5 of this report. This land has been chosen for rezoning to meet 
the need for additional future retail space because it is close to the existing major shopping centres. It is 
also between the major shopping centres and one of the future office precincts. 

This report also includes land for small shopping developments immediately to the south of the major 
shopping areas, on the northern side of The Valley Avenue. These sites already have appropriate zoning 
and are currently owned by the ACT Government. These areas need to be protected to ensure they are 
not developed entirely for residential use; however apartments would be restricted to the second floor 
and above—see draft variation to the Territory Plan proposed Precinct Code for Gungahlin Town Centre 
Part C(2) – Retial core mixed use, element 1 restrictions on use. 

Response – lower value retailing 

A small increase in the current services zoning is also proposed between existing development around 
O’Brien Place and the proposed extension of The Valley Avenue. 

4.2.3 Entertainment 

What is the issue? 

Entertainment is a key function of a town centre. Future entertainment facilities may include cinemas, 
additional clubs, restaurants, pubs and bars and nightclubs. Traditionally, separate areas of each town 
centre have been zoned for these activities, e.g. Emu Bank in Belconnen Town Centre. However, many of 
these areas have struggled to find tenants. Entertainment activities have instead moved elsewhere in the 
town centre, e.g. cinemas in the large shopping centres. 

Currently, Gungahlin Town Centre has a small area zoned for entertainment that includes the Canberra 
Raiders Club and McDonalds. However, many of the town centre’s restaurants have instead located in 
the main shopping area. 
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Response 

This report proposes that the entertainment precinct is co-located with the major shopping centres 
(Figure 9). This: 

• recognises that new cinemas are typically only viable in many-screen formats associated with  

large shopping centres (e.g. Dendy in Civic, Limelight at Tuggeranong and Hoyts in the other  

town centres)
	

• recognises that restaurants are locating in Hibberson Street 

• will bring more people into the centre out-of-hours, making it a livelier destination and providing 
support for existing shops. 

A recent ACTPLA survey showed that there is widespread support in the Gungahlin community for 
clubs. To kick-start the entertainment precinct, the ACT Government is planning to sell a site in the 
entertainment precinct for a second club. 

Finding the proposed provisions 

This report proposes: 

• including planning provisions to support the future entertainment precinct: see the relevant sections 
in the draft structure plan and precinct code—the zoning of this precinct shown in Figure 19 will 
allow a wide range of entertainment facilities including cinemas, restaurants and pubs 

• the co-location of entertainment precinct with the existing retail area to allow a broader range of 
commercial uses. 

The detail of these changes and, including Territory Plan map changes and the proposed precinct code 
and structure plan, can be found in the draft variation to the Territory Plan. 

Figure 9 Proposed entertainment precinct 
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4.2.4 Retail core design issues
	

What is the issue? 

The main street approach of several mid-sized retail centres around Hibberson Street has resulted in 
several positive outcomes. For example, responses to the ACTPLA survey indicated support for the 
appearance of the on-street retailing and outdoor cafes. From a business perspective, it can also be a 
point of difference to other centres, which can potentially create a competitive advantage. 

However, it also brings challenges for retailing. Firstly, the main street (Hibberson Street) needs to work 
like the corridors inside a shopping centre, with entrances to the major stores convenient to each other, 
and the street easy to walk along and cross. 

Secondly, coordination between the different shopping developments is a challenge. With one large 
shopping centre, one company has control of the building and will have a management plan to address 
issues such as spreading the anchor stores around the shopping centre to make sure the smaller shops 
get passing trade. In Gungahlin Town Centre, there is no one entity which is able to provide overall 
management of the centre. 

Response 

ACTPLA may support a management plan being developed and also the creation of a Civic-style 
landowners committee. However, it does not believe this report should include a detailed management 
plan since it is the basis for planning provisions in the town centre. 

Instead, ACTPLA is proposing a number of flexible planning provisions that will help to coordinate 
development in the retail core. These include: 

• planning provision for shopping centres primarily fronting Hibberson Street to ensure the main street 
character is maintained; see the relevant sections in the draft precinct code 

• planning provision for major public entrances of shopping centres to be easily accessible and visible 
from each other; see the relevant sections in the draft precinct code 

• design criteria to guide future changes to Hibberson Street and Gungahlin Place; see sub-section 
4.4.2 of this report for more details 

• planning provision for retail anchors to be spread around the retail core (one per section) to ensure 
activity across the retail core 

• changes to active frontage (on-street retailing) requirements, to focus on Hibberson Street and 

Gungahlin Place as the core retail streets; see sub-section 4.4.1 for more details.
	

In developing these provisions, ACTPLA met with shopping centre owners and a representative of the 
Gungahlin Community Council to seek comments on the draft requirements. 

24 



25 25
	



 

  

 

4.3 Community and recreation land needs 

What is the issue? 

A significant amount of land (in two main clusters) in the town centre is already zoned for community and 
recreation facilities. However, most of this land is committed to facilities that have either been developed 
or under construction. These include a secondary college and new public library (under construction), 
a major ACT Government health centre (design studies underway) and a leisure centre (design studies 
underway). 

Once these facilities are completed, little land will remain to meet future demand. This raises two issues: 
how much additional land is required for community and recreation facilities, and how much of it needs 
protective zoning to prohibit other types of development. 

To estimate how much future land is required, ACTPLA wrote to possible community service and 
recreation providers to find out their site needs for Gungahlin. Table 3 shows a list of possible future 
facilities. 

Table 3 Possible future community and recreation facilities 

Sites already committed or established 

ACT Government health centre Aquatic centre Child care centre 

Churches (2) CIT centre Community theatre 

Family and Community centre Library Licensed clubs x2 

Major oval Secondary college Youth centre 

No site allocated 

Arts centre More child care centres More places of worship 

More youth facilities Seniors club Third licensed club 
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The identified possible requirements raise the following issues:
	

•	 Timing and site requirements are uncertain, e.g. demand for places of worship is driven by the 

religious communities, not by the ACT Government, so it is hard to forecast when sites will be 

needed.
	

•	 Many of the facilities would not benefit from co-location, e.g. there are not many people needing 
to go to a child care centre, a youth centre and a seniors’ centre. Instead, a child care centre 
would benefit from being near workplaces or schools, a youth centre may benefit from being near 
recreation activities and a seniors’ centre may benefit from being near shops so users can make 
a single trip for multiple activities. This suggests that another community precinct is not needed. 
Instead, future community facilities would be better mixed-in with other activities like shops and 
offices. 

•	 Some facilities have particular site needs such as being close to public transport (e.g. a seniors club) 
or not being close to residential zones (e.g. a third licensed club). No single community precinct 
could meet all of these needs. 

•	 Some of the facilities cannot compete commercially for sites and will need to have land with a 

zoning that provides for the development of community facilities.
	

There is also the issue that it will be many years before the Gungahlin population peaks. Over that time, 
the mix of ages, cultures and community needs will change. There needs to be space set aside for the 
long term to meet the community and recreation facility needs of the second and third generations of 
residents, not just today’s residents. 

Response 

As shown in Figure 10, this report: 

• retains the cluster of community and recreation facilities around the Gungahlin college and future 
major oval, though various zoning changes (including minor expansion of the community facility 
zone) are proposed to better reflect community facilities being developed by the ACT Government 

• retains the cluster of community facilities north of the main shopping centres on Gungahlin Place 

• in recognition of the issues raised above, rather than creating a third precinct for future community 
facilities, this report sets up a system to make sure sites are allocated for community facilities across 
the town centre as it grows over time. 

The system for allocating sites for community facilities in future includes: 

• a requirement that subdivision in certain precincts takes account of demand for community and 
recreation facilities by requiring a certain amount of land to be reserved for community facilities 
along the northern and southern edge of the town centre 

• indicative areas of community facility zoning in undeveloped parts of the town centre, shown in 
Figure 19 

• allowing community facilities to be located in various precincts. 
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Figure 10 Proposed zoning for community and recreation facilities
	

Finding the proposed provisions 

Community Facility (CFZ) zoning is shown in yellow in Figure 19. The western cluster also includes areas 
in dark green (PRZ2 restricted access recreation zone) for the major oval and aquatic centre and light 
green (PRZ1 urban open space zone) south of the oval. 

4.4 Public realm and precincts 

4.4.1 Active frontage 

What is the issue? 

Active shopfronts enliven the street and provide for a safe pedestrian environment that supports an 
active day and night street environment. This is particularly important along Hibberson Street, Gungahlin 
Place and main pedestrian areas and routes. 

Concern has been expressed that the topography / slope of land in Gozzard Street and Hibberson 
Street (east of Hinder Street) was likely to discourage shopper movement within the town centre. 
Restrictions on the active frontage provisions were suggested. 
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Response
	

To facilitate a safe pedestrian environment for shoppers, residents and workers within the town centre, it 
is vital to provide a framework that has the ability to provide for active shopfronts. Three levels of active 
frontages are proposed that recognise the town centre is in a new growth area. There are mandatory 
active frontages, adaptable built form and opportunities for active frontages. This is designed to ensure 
that the built form which is constructed in the short term, can adapt in the future to allow for active uses 
if and when more pedestrian activity is experienced along a particular street. 

Analysis of the topography in the town centre indicates the overall slope of land is no greater 5%. Active 
frontages have been proposed for main pedestrian areas in the town centres. Retail activity in the core 
area is to be supported by the realignment of the public transport route and the distribution of public 
car parking sites in the town centre which support accessibility while minimising walking distances. 
When developed, the office precinct in the east of the town centre is expected to generate significant 
pedestrian traffic for retailers at the eastern end of the core area. 

4.4.2 Hibberson Street and Gungahlin Place 

What is the issue? 

Hibberson Street and Gungahlin Place are critical to the way the town centre works and are: 

• important for shoppers and retailers that move between shopping centres and access the  

on-street shops
	

• important public places, being used for public events, markets and recreation (such as enjoying a 
coffee in an outdoor café) 

• important routes for people walking around the town centre, and these will get busier as more land 
is developed to the east and south 

• Hibberson Street is also the town centre’s public transport route and it must allow buses to travel 
along it quickly and reliably. There must also be space for major bus stations. 
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Response
	

This report retains the current approach of Hibberson Street as a main street surrounded by a small 
number of medium-sized shopping centres. However, it includes a number of changes to the planning 
provisions including: 

• Traffic on Hibberson Street: This report changes the traffic planning for Gungahlin Town Centre to a 
ring-road system designed to divert traffic around Hibberson Street: see sub-section 4.6.3 for more 
detail. 

It also includes a requirement that would prevent future driveways gaining access to Hibberson 
Street and Gungahlin Place: see the relevant sections in the draft structure plan and precinct code. 

• Planning provisions for future upgrades: Both streets are likely to be upgraded over the next few 
decades. Planning provisions are needed to make sure these changes improve the streets function 
and quality of the public realm. This report therefore includes weather protection and the ease of 
shoppers moving between centres as main priorities, see the relevant sections in the draft structure 
plan and precinct code. 

• Gungahlin Place zoning: This report proposes the rezoning of Gungahlin Place from PRZ1 Urban 
Open Space to CZ1 – Core, the same zoning as Hibberson Street (Figure 19). This will give more 
flexibility for options including permanent cafes and kiosks in the linear park. 

This report does not include a detailed re-design of the streets. Planning provisions tend to remain in 
place for long periods and be time consuming and resource intensive to change. Where very detailed 
design provisions have been included in the Territory Plan in the past, ACTPLA has found that they 
quickly become outdated and start to get in the way of improvements. 

4.4.3 Precincts/activity nodes, barriers and pedestrian movement 

Land use precincts or activity nodes are areas with a cluster of similar activities. These areas often 
develop a distinctive character as buildings have similar height, appearance and patterns of use. 

A number of distinct land use precincts and activity nodes have developed and been identified in the 
town centre (e.g. the business park precinct). 

Retail core 

The retail core is formed by a cluster of four medium-sized retail developments rather than a single large 
mall. Each is anchored by one supermarket or discount department store. These centres have ground 
floor speciality retail shops and first floor commercial space. Street frontages generally consist of shops, 
cafes and personal service businesses abutting the footpath, with awnings above. 

Immediately west of the retail core, there are a number of fast food outlets and the Canberra Raiders 
Club. This area will eventually form a link between the retail core and several other precincts. 

Secondary retailing and services precinct 

Existing activities in the area west of the retail core are a hardware shop (Magnet Mart), petrol and car 
services, and a veterinary hospital. A large homemakers retail development is proposed east of Magnet 
Mart. This area is not currently easily accessible from the retail core due to the undeveloped land 
between the two on both sides of Hibberson Street. However, this connection will improve when the 
proposed college precinct is developed (Figure 19). 
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Proposed business park precinct 

An area northwest of the retail core is proposed for a business park precinct with campus style 
development. The precinct has a site area of 6.5ha and provides up to 78,000m2 of office space over 2-7 
storeys with a range of block sizes to allow flexible development for office and business accommodation. 

Education, culture and recreation precinct 

This precinct will be immediately east of the oval and will include a secondary college, shared college/ 
community facilities, a relocated library and a new town park. A site in the precinct has been reserved for 
an indoor recreation facility, potentially incorporating indoor swimming pools and basketball courts and 
associated change rooms, café, crèche, meeting room etc. 

Development of this precinct will improve links between the retail core, the secondary retailing and 
services precinct and development on the southern side of The Valley Avenue. 

Residential precincts 

The town centre is surrounded by residential land on three sides, much of which is already developed. 
Land north and east of the town centre across Anthony Rolfe Avenue has been developed primarily 
for residential purposes. The proposed Franklin stage 3 residential estate is located south and west 
of Flemington Road, adjacent to the undeveloped edge of the town centre. It is likely to be developed 
before the other undeveloped areas of the town centre. 

These residential areas will impact on the type and scale of development that can be established on the 
fringe of the town centre. Transitional areas need to be considered where the commercial developments 
are designed to minimise any negative effects on residents. For example, an area of larger apartment 
buildings could be a buffer between single-storey homes and commercial development. 

Barriers between the town centre and surrounding areas 

Barriers around the town centre that prevent integration with surrounding areas include: 

• Gundaroo Drive to the north is a busy road that could make access to the centre difficult for all 
modes of transport while Anthony Rolfe Avenue potentially could cause similar problems in the 
future if it becomes a major route for through-traffic 

• the homemakers precinct to the west of the town centre is an environment that is designed for the 
car and is not pedestrian friendly 

• undeveloped land to the east is a barrier between the town centre and the surrounding edge of 
residential development 

• Gungahlin Drive, Mulanggari Grasslands and the Burgmann Anglican School act as a strong barrier 
on the southern edge of the town centre, for example Palmerston residents who want to visit the 
town centre 

• the small residential estate in the south-western part of the town centre and The Valley Avenue, 
which will be a busy road in future, may act as a barrier to the town centre from the south-west. 
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4.4.4 Street, block and section structure 

The proposed road layout in the undeveloped areas around the retail core was originally designed for 
medium density residential uses, and may not provide appropriately configured commercial sites. The 
proposed sections are reconfigured to remove the laneways with the resulting street pattern similar to 
that of the existing town centre. Block sizes will depend largely on the level of car parking required and 
the efficiencies in establishing basement parking. There are opportunities to release land in the short to 
medium term for surface car parking. 

Figure 11 Block pattern and structure 
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4.4.5 Open space network
	

As shown in Figure 12, the town centre has over 19ha of land zoned for open space including Section 
19, kick around space at Section 16, enclosed oval site at Section 17, linear town park (along Gungahlin 
Place), and other open space parkland (Sections 51 and 409). Nearby are Yerrabi Pond District Park and 
Mulanggari Grasslands, located west and south of the town centre, respectively. 

Figure 12 Open space network
	

The linear park (open space spine) along Gungahlin Place was intended to link the town centre and 
Yerrabi foreshore. Due to development, road layout and ground surface levels this open space spine is 
not identifiable as open space. New open space/s at the eastern end of town centre are introduced to 
balance the proposed oval and town park (at the corner of Hibberson and Gozzard Streets as part of the 
college precinct) at the western end. The new linear park to the east of the town centre will improve cycle 
and pedestrian access from surrounding suburbs, particularly into the future office core. 
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 4.4.6 Built form
	

Style of office development 

How floorspace translates into the amount of land required depends on the style of development. A 
low-density development like Brindabella Business Park at Canberra International Airport requires a 
substantial area of land as the building heights are low, parking is generally at ground level and more 
land is used for landscaping. 

Higher density options need to consider taller office buildings, either stand-alone or above a shopping 
development. This option is more likely to take a smaller area of land (e.g. as car parking structures are 
developed), but this urban form may result in traffic congestion and overshadowing of surrounding areas. 
A development of this style could be incorporated on sites already allocated for future retail development 
(see above). 

Relationship of a Brindabella Business Park-style 

As an example of the amount of land required for commercial space in the town centre, a 100,000m² 
office development at four storeys high would require a 14ha site. The style of office development is also 
closely related to urban design issues and can be a major determinant of the character of a place. These 
issues are addressed in detail in sub-section 4.4.7 Building Heights. 

Heights and setbacks 

As shown in sub-section 4.4.7, the former Territory Plan permitted building heights of between two and 
four storeys in the town centre. Building setbacks are generally zero (i.e. built to front block boundary). 
Most existing retail buildings have awnings over walkways. 

The low scale urban village approach and controls of the former Territory Plan have led to a fairly 
homogenous built form. Maintaining the existing four-storey building heights for new development would 
preclude several types of development and make use of the available commercial land less efficient. Only 
a limited number of commercial activities (e.g. office and residential uses) would use buildings of more 
than four storeys. Plot ratios for uses in the proposed retail core and office precincts are unlikely to be 
higher than 4:1. 
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4.4.7 Building heights 

In exploring increased height limits there is a need to consider: 

• where to locate higher buildings 

• gateway statements to identify the town centre at key points, e.g. along Hibberson Street, Anthony 
Rolfe Avenue and The Valley Avenue 

• other models, e.g. with Woden Town Centre, the original design intent was for higher building 

heights near the middle of the centre
	

• developing options for increasing building heights 

• possible increased overshadowing of public spaces by taller buildings 

• the impact on key view corridors, both from the town centre and horizon vantage points 

• increased traffic generation and consequential traffic management issues 

• the interface of higher buildings within residential zones and open space, e.g. Mulanggari 

Grasslands.
	

Development intensity (density) 

In considering the appropriate development intensity there is a need to consider: 

• what is an appropriate plot ratio for the precincts to achieve the desired character 

• what would be the effect of any intensification, e.g. higher land values, increased rents, increased 
traffic and demand for parking 

• should specific sites have higher plot ratios and/or building heights, e.g. corner blocks, street edges 
and other key locations 

• how does higher densities and taller buildings impact upon the existing character of the town centre 

• how do density and building height impact upon the quality of the public realm? 

Response 

The main street style of development in the town centre means the public realm essentially acts as the 
glue between buildings. This makes the public realm a significant component in the success of the town 
centre when considering taller buildings and higher densities. Solar access to public spaces and the bulk 
and scale of development onto the street are therefore some of the more critical considerations for the 
built form. To address these issues, it is proposed that building envelopes are applied to block and/ or 
sections to reduce the potential for taller buildings to overshadow public spaces and protect the quality 
of the public realm. The building envelopes apply a greater emphasis on protecting public spaces such 
as Hibberson Street, Gungahlin Place, open spaces and main pedestrian routes. 

Figures 13, 14, 15 and 16 illustrate conceptually how the building envelopes are applied to allow for the 
flexibility of taller development towards the centre of blocks or sections for the retail and business core 
areas in the town centre 
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Figure 13 Retail core cross section a
	

Figure 14 Retail core cross section b
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 Figure 15 Business core cross section a
	

Figure 16 Business core cross section b
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Building frontages and entries
	

Active frontages are required at ground floor level building frontages along streets in the retail core. 
There are opportunities to improve use of the public realm by considering if the existing planning controls 
promote this outcome, and if active uses on the ground floor should be mandated. Figure 17 shows an 
example of a part of the town centre that has active building frontages facing onto the street. 

The street frontages shown in red indicate the proposed mandatory active frontage to activate Hibberson 
Street, Gozzard Street and Gungahlin Place. The orange indicates the built form should provide an 
appropriate floor to ceiling height on the ground floor level that give the flexibility for active shopfronts 
in the long term. The yellow indicates areas that allow for some active shopfronts such as cafés close 
to office building entrances. It is not expected that the areas indicated with yellow in Figure 17 be 
continuous shopfronts.  

Figure 17 Active frontages on Hibberson Street 
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4.4.8 Character
	

The town centre is developing its own distinct character, partly due to the original urban village approach 
taken to planning and design. The town centre has a main street style of development, with a core of 
four retail centres, each with an anchor store and active ground floor retail uses. This main street style of 
development, as opposed to the retail mall model of Canberra’s other town centres, gives Gungahlin a 
point of difference; retaining and enhancing this in the future is considered important. 

The town centre has a fairly homogeneous built form, with no higher buildings to contribute as landmarks 
or for orientation purposes due to the height limit of four storeys under the previous planning controls. 
Buildings heights were limited to four stories to allow sunlight into the streets, though there are other 
ways of achieving this (e.g. increased setbacks at upper stories with building envelope controls). 

With the recent mixed-use developments in the retail core, a bustling, thriving, street-based town centre 
is beginning to emerge. People are coming together to shop, work, live, socialise and do business during 
the week and on weekends. Street frontages along major pedestrian routes with cafes and restaurants, 
particularly along the southern edge of Hibberson St, have contributed to this activity and vibrancy. 
However, the precincts that are developing around the edges of the town centre due to the collocation 
of related land uses, such as the service trades area, are disparate and not highly accessible or well 
connected to the retail core. 

Many of the public spaces (streets and parks) in the town centre, particularly in the eastern part, are 
not yet fully constructed. Streets constructed to date are mostly planted with street trees. However, the 
tree species selection does not contribute to the character or hierarchy of the streets in the town centre. 
Footpaths will mostly be like those constructed to date; wide enough to cater for high pedestrian traffic, 
with additional space for on-street cafes provided in the retail core. 

A number of community suggestions for improving the design of public spaces include: 

• providing better weather protection for people moving between buildings in the retail core, for 

example, sails over Hibberson Street at key crossing points
	

• diverting or slowing traffic along Hibberson Street to improve pedestrian movement across the 
street (sub-section 4.6.3) 

• improving footpaths, particularly at points where wheelchairs and prams cross the street, or where 
they are unfinished due to land being undeveloped. 
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4.5 Residential and mixed-use development 

4.5.1 Residential mixed-use development 

As discussed above, planning for the town centre was guided by an urban village approach with an 
emphasis on mixed-use development including residential uses. Residential mixed-use development 
comes in a wide variety of forms, including small-scale two or three storey shop-top housing, flexible 
zoning that allows office buildings next to apartments but not in the same building or mixing of activities 
such as apartments and offices in a single large development. 

Currently, there are two types of residential mixed-use development allowed in and around the town 
centre. North of Anthony Rolfe Avenue and along Flemington Road, the mixed use zoning allows for 
small scale leisure, recreation, community and commercial activity in addition to residences. However, 
land developed to date has been primarily built for residential purposes and provides very little 
commercial space. 

Residential mixed-use development in the town centre has been in the form of apartments above 
large retail developments (Big W and Aldi). This was encouraged by planning controls which restricted 
commercial activities above the first floor. 

Mixed-use development has been encouraged as it contributes to an urban form that is flexible, compact 
and walkable. The inclusion of residential uses contributes to pedestrian activity, safety, social interaction, 
diversity of character and a wider variety of housing types. For example, offices are not used in evenings 
and on weekends. Areas purely of offices become unoccupied dead zones out of office hours. Including 
apartments in these areas potentially reduces this problem. 

Residential mixed-use development can also reduce the need for travel. Most trips are not made for 
enjoyment, but rather to access employment, shops, services and friends. Dwellings close to shops, 
services and employment provide residents with good access to things they need and potentially reduce 
their need to travel. 

4.5.2 Protecting neighbouring homes 

What is the issue? 

Gungahlin Town Centre will bring many benefits to surrounding households as it grows (better services, 
entertainment and jobs close to home). However, it will also bring traffic and noise into the night and on 
weekends. Buildings will be higher density than surrounding suburbs, with some tall buildings. Unless 
these issues are planned for, some residents would find the town centre’s growth unwelcome. 

On its southern boundary, the town centre joins the Mulanggari Grasslands Nature Reserve. This also 
requires protection from some aspects of the town centre. This is discussed at sub-section 4.7.2 for 
more detail. 
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Proposed response 

Measures to reduce the impact of the town centre on neighbouring homes are listed below. 

• On the northern edge along Anthony Rolfe Avenue, the rezoning includes a strip of mixed-use 
residential and community buildings (Figure 19). This zoning allows smaller-scale commercial 
activities, but buildings must be mostly residential or community facilities. Anthony Rolfe Avenue is 
also a wide street, which provides a buffer between the town centre and homes to the north. 

• On the eastern edge of the town centre between Anthony Rolfe Avenue and Flemington Road, the 
rezoning includes a new strip of urban open space between the town centre and houses (Figure 19). 
This will protect the line of large native trees along Hamer Street and provide an additional buffer for 
residents. 

• On the eastern edge of the town centre south of Flemington Road, the design of Franklin already 
includes a buffer strip of urban open space on the eastern side of Manning Clark Street. 

• The height limit controls (see the relevant sections in the precinct code contained in the draft 
variation to the Territory Plan) will restrict buildings to four or five stories on the northern and eastern 
edges of the town centre. This is only slightly taller than many of the new buildings being built to the 
north of Anthony Rolfe Avenue and in Franklin. 

• The proposed traffic planning will keep traffic growth on the major streets, such as Anthony Rolfe 
Avenue, away from the smaller residential streets; see sub-section 4.6.3 for more detail. 

4.5.3 Housing affordability 

Through its Affordable Housing Action Plan, the ACT Government (2007a) has made a significant 
commitment to improving housing affordability. The actions have included increasing the supply of 
residential land and a requirement that 15 per cent of house and land packages should be priced 
between $200,000 and $300,000. While the purpose of this report is primarily to review commercial 
and community facilities, housing affordability goals should be considered in any future residential 
development. 

4.6 Transport 

4.6.1 Car parking 

What is the issue? 

As the town centre grows, the quantity of car parking will need to increase. This raises issues about the 
best locations, the balance of public parking to private parking and basements versus multi-storey car 
parks. 

Proposed response 

As there were no clear community views, most parking issues for Gungahlin Town Centre can be dealt 
with through the standard process of assessing development against the parking and vehicular access 
general code in the Territory Plan. 
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For some land uses (e.g. offices), the code requirements include the use of off-site parking. This relies 
on off-site parking being available. Other town centres have traditionally had a large number of sites set 
aside for off-site parking, but Gungahlin Town Centre does not have many sites allocated. This report 
proposes allocating a number of sites, in locations which: 

• support the parking needs of the major shopping areas 

• allow parking to be shared between land uses to minimise the overall amount of car parking 

required
	

• assist on-street retailers in nearby streets. 

The sites allocated and requirements at subdivision are shown in the draft variation to the Territory Plan 
in the precinct code. The structure plan contained in the draft variation also has provisions to ensure 
these sites will be kept for car parking for the long term. 

4.6.2 Walking and cycling 

What is the issue? 

ACT Government policy seeks to promote walking and cycling as a means of transport because of the 
health, environment and cost benefits this can bring (ACT Government 2004). A main street style of town 
centre also needs a high number of people walking to work because of the benefits this can provide,  
e.g. to business for on-street shops, bringing people to public spaces and keeping internal car traffic low. 
Thirdly, it is much more expensive to retro-fit this infrastructure later. 

This issue is also closely related to the design of Hibberson Street and Gungahlin Place, which will be the 
busiest pedestrian areas of the town centre. These streets are addressed in their own section: see  
sub-section 4.4.2 for more detail. 

Proposed response 

At times, people have raised specific pedestrian and cycle path gaps and problems with ACTPLA. These 
have been passed on to TaMS, which is responsible for such infrastructure. Work has been undertaken 
to address some of these issues, including the repainting of pedestrian crossings on Hibberson Street 
and construction of a footpath from Kate Crace Street to the eastern edge of the town centre along 
Flemington Road. 

Responses have been considered for the long-term planning of the town centre, including the following: 

• planning for a comprehensive trunk path network that will link the town centre to surrounding areas 

• requirements that all new streets other than laneways have footpaths on both sides 

• requirements for new subdivisions to provide paths from day one, and to minimise gaps. This is 
included because previous developments have often left gaps in the path network that make it hard 
to walk and cycle around the town centre, and to reach it from neighbouring areas. 

Finding the proposed provisions 

The draft structure plan and precinct code each have a section on walking and cycling. 
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4.6.3 Traffic
	

What is the issue? 

The last full review of traffic planning for Gungahlin Town Centre was in the 1990s and many of the major 
developments since have not occurred where they were originally planned. Traffic issues, particularly 
for Hibberson Street, were one of the top issues raised with ACTPLA during the consultation process. 
Because of this, this report has included a major review of traffic planning in the town centre, Gungahlin 
Town Centre Transportation Study (the transport study). 

Current traffic arrangements for the town centre are complicated by a number of issues. For example: 

• the design of the town centre funnels traffic from an arterial road (Flemington Road) into Hibberson 
Street, which primarily serve as the main street of the town centre for shopping 

• the areas that bring large amounts of traffic are away from the arterial road network 

• the Mulanggari Grasslands on the southern edge of the town centre rule out several road options 
for getting traffic to the town centre from Gungahlin Drive. 

Proposed response 

Based on the conclusion from the transport study, this report recommends a new traffic system that is 
designed to increasingly divert traffic around Hibberson Street as the town centre grows. It also includes 
changes such as a new entry road and wider road reservations in some places to allow for future road 
upgrades. These will ensure Gungahlin Town Centre can grow to provide as many jobs and services as 
the other town centres provide. The road system is shown in Figure 18. 

The proposed changes include the following: 

• the road system will be changed to a ring road system that will divert traffic away from Hibberson 
Street and other retail streets as it is constructed over time 

• the extension of The Valley Avenue to Gundaroo Drive, which will reduce the impact of future traffic 
growth on the Burgmann School and also provide extra capacity on the ring road system 

• setting road reservations which allow for the major road upgrades that will be needed as activity in 
the town centre doubles, and possibly triples. 

Finding the proposed provisions 

There is a traffic section in both the draft structure plan and precinct code contained in the draft variation 
to the Territory Plan. Other planning provisions for Hibberson Street and Gungahlin Place are discussed 
in sub-section 4.4.2 for more detail. 
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Figure 18 Proposed ring road system
	

4.6.4 Public transport 

What is the issue? 

Currently, buses are the only public transport mode available in the Gungahlin District. In the town 
centre, Gozzard Street and Hibberson Street are the streets taking the most buses, though this varies 
depending on the time of day. According to the transport study, current bus service arrangements for 
Gungahlin Town Centre are constrained from providing public transport in a quick and efficient manner 
since the design of the town centre naturally funnels traffic from an arterial road (Flemington Road) 
directly into Hibberson St, which causes private traffic to hinder the bus services. 

The central interchange point for bus routes in Gungahlin is on Gozzard Street between the Canberra 
Raiders Club and the Woolworths car park. To accommodate the town centre’s growth, purpose built 
major stops and/or an interchange will be needed to enable large numbers of people to move around in 
a safe and convenient manner and be large enough to accommodate a number of buses at once. 
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Proposed response
	

As the town centre grows, more and frequent bus services will be needed. A one-interchange system 
in the town centre would mean many people would have to walk a long distance to get to the public 
transport since the town centre will be over 1.4km in length. The transport study recommended that a 
system with several major stops common to all routes would be preferable. The preferred option is that 
the design of Hibberson Street includes locating three major public transport stops to centrally service 
the town centre. Instead of three stand-alone major stops, they could be designed into the surrounding 
developments to increase customer flows into these developments and at same time provide people 
with a pleasant and convenient place to wait for public transport, particularly at night. 

In the long term, provision is made for a dedicated inter-town public transport route from Civic to 
Gungahlin. The planned route currently runs down Anthony Rolfe Avenue and land has been reserved in 
the road width to enable its construction. However, this takes public transport further away from the main 
street, which many people use. Alternatively, under ACTPLA’s proposal, it would remain on Hibberson 
Street from the eastern edge of the town centre to Gozzard Street. This could bring more people to the 
town centre and increase passing trade, particularly to the retail core. Traffic in Hibberson Street was the 
key issue raised by the community during the consultation process because traffic from an arterial road 
(Flemington Road) flows directly into Hibberson Street and destroys its primary function as a circulation 
space for shoppers. A ring road system is proposed to divert traffic away from Hibberson Street and 
other retail streets. This has been discussed in detail in sub-section 4.6.3 Traffic. 

4.7 Environment and heritage issues 

4.7.1 Bushfires 

What is the issue? 

The southern edge of the town centre joins an extensive area of grasslands which has the potential to 
carry a grass fire to the town centre. A bushfire risk assessment conducted for this report identified three 
particular factors as contributing to the fire risk: 

• the grasslands immediately south of the town centre will usually have enough fuel to carry a fire 

• because of the terrain of Gungahlin district, the town centre can be exposed to strong, hot, dry 
winds during the major bushfire season 

• there is an upward slope towards the town centre, which could make a fire move more rapidly. 

The Strategic Bushfire Management Plan (SBMP) for the ACT version 2 commenced on 1 October 2009 
which was after the bushfire risk assessment report was finalised. 

Proposed response 

To manage the bushfire risk, the following measures will be adopted: 

• identify bushfire buffer areas along the southern edge of the town centre—these areas are largely 
zoned as urban open space, which prevents most types of development 

• require bushfire risk assessments to be prepared for future development on the southern edge of 
the town centre addressing buffer areas, special building requirements and access for fire fighting. 
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Finding the proposed provisions
	

Following consultation with ACT Fire Brigade about SBMP version 2, the Conservator of Flora and Fauna 
and the relevant land managers of public land, provisions were included in the draft structure plan and 
precinct code contained in the draft variation to the Territory Plan. 

4.7.2 Mulanggari Grasslands and nearby protected heritage sites 

What is the issue? 

Mulanggari Grasslands Nature Reserve is a 64 hectare reserve immediately to the south of Gungahlin 
Town Centre. Most of the reserve is natural temperate grassland, a nationally endangered ecological 
community. Since European settlement more than 90 per cent of this ecological community has been 
lost to agricultural and urban development. Mulanggari is one of a series of grassland reserves in the 
ACT that help to conserve this community. 

In addition Mulanggari provides key habitat for two nationally threatened species, the striped legless 
lizard (Delma impar) and the golden sun moth (Synemon plana). The perunga grasshopper (Perunga 
orachea), which is threatened in the ACT is also found at Mulanggari. This collection of species make 
Mulanggari Grassland Nature Reserve a key part of grassland conservation at a national level, as well as 
for the ACT. 

There are two significant heritage sites near the reserve—an Aboriginal chert quarry complex and the 
remains of The Valley, a former rural homestead. These sites both need to be protected under heritage 
legislation. 

Proposed response 

ACTPLA’s proposed changes take advantage of the scenic appeal of the grasslands and the views over 
them to the Brindabellas and Black Mountain, while including measures to protect the sites from the 
impacts of development. 

The urban edge is zoned urban open space (Figure 19) to allow for a recreational trail—this area also 
acts as a buffer between urban activities and the protected areas. Development immediately next to this 
area will be required to upgrade the boundary fencing to both protect the grasslands (e.g. from roaming 
dogs) and improve access for walkers. 

Development north of that is a residential and community mixed use precinct that will allow housing 
with excellent views. However, the proposed changes also include a requirement that will protect the 
grasslands from overshadowing; see the relevant sections in the draft structure plan and precinct code. 
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4.7.3 Well Station Track
	

What is the issue? 

Much of the southern boundary of the town centre follows the alignment of the Well Station Track, a 
former unsealed rural road which provided access to farming properties While the track alignment is 
not protected by heritage legislation, it may be of interest to the community in future as a reminder of 
the area’s rural past. It can also fulfil a useful recreation function in providing an off-road walking and 
cycling route in a pleasant location that provides views across the grasslands to Black Mountain and 
Palmerston. 

Proposed response 

This report proposes zoning the entire track (which currently has a mix of zonings) as urban open space. 

Finding the proposed provisions 

The proposed zoning is shown in Figure 19. The requirement to upgrade the track would normally be 
included in a land management plan prepared by the land custodian. 

4.7.4 Climate change 

The ACT Government is committed to working with the community to create a more sustainable city. 

The Intergovernmental Panel on Climate Change has confirmed that the world’s climate is changing, and 
the changes are being caused by humans releasing greenhouse gases such as carbon dioxide. It also 
states that greenhouse gases are usually released when fossil fuels such as coal and petrol are burnt, 
for example in making electricity or powering cars and trucks.  The ACT emits 4.18 million tonnes of 
greenhouse gas emissions. 

The ACT Government is establishing a solid platform for a low carbon economy by setting greenhouse 
gas reduction targets for the ACT in legislation. Climate Change and Greenhouse Gas Reduction Act 
2010 (effective from November 2010) has a principal target of the ACT achieving zero net emissions by 
2060 and an interim target for 2020 whereby the ACT has 40 per cent less emissions than the amount of 
emissions in 1990. 

This report aims to address, where possible, climate change and recognise that the future Gungahlin 
Town Centre should minimise greenhouse gas emissions and be able to adapt to climate change with as 
low a cost to the community as possible. 

Climate change presents significant opportunities as well as challenges to the planning and design of 
urban areas. While many planning issues such as orientation of blocks, urban density and connection 
with sustainable transport are important in early planning stages, other decisions such as insulation of 
buildings are made during building design and are covered by various ACT Government policies and 
standards outside of the scope of this report. 

Planning for a sustainable territory can make a significant contribution to reducing energy use and 
promoting energy efficiency, increasing uptake of renewable energy and building the ACT’s capacity to 
respond to climate change. 
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5 Recommendations 

5.1 Recommended changes to the Territory Plan 

A series of zoning changes are proposed in this report. The proposed zoning changes are shown in 
Figure 19 and outlined in Table 4. An explanation of the recommendations are also included in this 
section. 

Figure 19 Location of proposed zone changes 
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  Table 4 Proposed zone changes to the Territory Plan
	

Number Location Current zoning Proposed zoning changes 

1 
Urban open space at 
the northern end of 
The Valley Ave 

PRZ1 Urban Open 
Space 

TSZ1 Transport 

To extend The Valley Avenue to Gundaroo Drive 
and to reduce the impact of future traffic growth on 
Burgmann School and provide extra capacity on 
the proposed ring road system 

CZ3 Services 

To allow a small increase in the current  
services zoning 

2 

Area surrounded 
by Hibberson St, 
Gozzard St and The 
Valley Ave and east 
to the Oval 

CFZ Community 
Facility,  
CZ6 Leisure and 
Accommodation,   
PRZ1 Urban Open 
Space 

CFZ Community Facility, PRZ1 Urban Open Space 
and PRZ2 Restricted Access Recreation 

CZ6 rezoned CFZ area which has been expanded 
to reflect Gungahlin college and community uses. 
An area on the southern side of the block is to be 
PRZ2 for Gungahlin leisure centre. PRZ1 has been 
retained for the town park 

3 Northern end of 
Gozzard St 

CZ5 Mixed Use and 
CZ6 Leisure and 
Accommodation 

CZ1 Retail Core with specific precinct controls 

To accommodate a large number of smaller shops 
and offices that don’t need to be in a major centre 

4 Hibberson St TSZ1 Transport 

CZ1 Core 

To give more flexibility for options like permanent 
cafes and kiosks along Hibberson Street and 
reflect the desired pedestrian nature of the street 

5 Gungahlin Place 
PRZ1 Urban Open 
Space 

CZ1 Core 

To give more flexibility for options like permanent 
cafes and kiosks in the linear park 

6 
North of the Retail 
Core 

CFZ Community 
Facility 

CZ5 Mixed Use 

Land is rezoned CZ5 to provide for a mix of uses 
which may include community facilities. CFZ land 
is to be rezoned CZ5 

7 

Sites south along 
Anthony Rolfe 
Avenue and sites 
south along The 
Valley Avenue 

CZ2 Business and 
CZ5 Mixed Use 

Yellow circles indicate the approximate location of 
sites available for future zoning as CFZ Community 
Facility 

To identify land available to meet future needs for 
community facilities 
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Number Location Current zoning Proposed zoning changes 

8 
Corner of Anthony 
Rolfe Avenue and 
Hamer Street 

CZ2 Business 

CZ5 Mixed Use 

To permit mixed-use residential and community 
buildings and allow smaller-scale commercial 
activities with majority of the development for 
residential or community facilities 

9 East of Hamer Street 
TSZ1 Transport 
RZ3 Urban 
Residential 

PRZ1 Urban Open Space  
TSZ1 Transport 
RZ3 Urban Residential 

Land is to be rezoned PRZ1 and TSZ1 (road 
reserve reduced) to protect a stand of native trees 
along Hamer 

10 
Undeveloped area to 
the east of the town 
centre 

CZ2 Business 

PRZ1 Urban Open Space 

A new linear park to provide urban open space 
within the new office precinct and an access link 
for pedestrians and cyclists to adjoining suburbs to 
the north 

TSZ1 Transport 

A new road to connect The Valley Ave and 
Manning Clark Crescent 

CZ5 Mixed Use 

To permit mixed-use residential and community 
buildings and allow smaller-scale commercial 
activities with majority of the development for 
residential or community facilities. 

11 Well Station Track 
RZ3 Urban 
Residential and CFZ 
Community Facility 

PRZ1 Urban Open Space 

To protect it from any future development and to 
provide a recreation track that enables access for 
fire fighting vehicles 

12 Western end of The 
Valley Ave 

RZ3 Urban 
Residential 

CZ5 Mixed Use 

To permit mixed-use residential and allow smaller-
scale commercial activities with majority of the 
development for residential. 
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Changes of provision for office 

This report proposes that the undeveloped land to the east of the town centre is allocated for offices and 
other uses in the town centre to promote a large employment precinct and activity at different times of 
the day and week. Although it leads to an overall reduction of office space available in the town centre, 
the land allocated for offices is large enough for Government departments. 

The proposed building height controls allow taller buildings to be built in the town centre. This will recoup 
the area lost for other uses in the town centre and provide similar amount of floorspace for office use as 
other town centres currently offer. 

Changes of provision for community facility 

Most land zoned for community facilities in the town centre are committed for such use and have 
been built. The restructured Territory Plan has rezoned some of the land primarily for residential use to 
community facility to reflect community facility uses on the ground. Due to uncertainty on the timing and 
site requirements for different community facilities and changes of demography over time, locking certain 
sites may not meet future community needs. Provision for community facility uses in the town centre 
should have long-term flexibility. 

In achieving this, this report recommends setting aside a certain size of land in the town centre for the 
long term to meet the community and recreation facility needs and at same time encourage community 
facility uses amongst other uses.  

Changes of provision for retail core 

The retail core area before and after 2008 has remained at the similar level. This report proposes an 
area immediately west of the retail core (approximately 5 ha), where a number of fast food outlets and 
the Canberra Raiders Club are located, be rezoned as the retail core because the area naturally forms a 
link between the retail core and the business park and service precincts identified in the precinct code 
contained in the draft variation to the Territory Plan. 

Changes of provision for entertainment 

Entertainment is a key function of a town centre. Traditionally, separate areas had been zoned for 
future entertainment facilities in town centres. Often many of these areas have struggled. Entertainment 
activities have instead moved elsewhere in the town centre, e.g. cinemas in the large shopping centres. 
Currently, Gungahlin Town Centre has a small area zoned for entertainment that includes the Canberra 
Raiders Club and McDonalds. However, many of the town centre’s restaurants have instead located in 
the main shopping area along Hibberson Street. 

This report proposes the entertainment precinct is co-located with the major retail anchors along 
Hibberson Street to recognise that new cinemas are typically only viable in many-screen formats 
associated with large shopping centres and in areas with most restaurants. These will also bring more 
people into the centre out-of-hours, make it a livelier destination and provide support for existing shops. 
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Changes of provision for urban open space
	

The proposed changes in this report slightly increase the amount of urban open space due to the 
rezoning of Well Station Track and the rezoning of eastern side of Hamer Street. The rezoning of Well 
Station Track will give the track alignment one zoning. This will allow it to be upgraded to a standard that 
could be used as a recreational cycling and walking path, which provides views across the grasslands 
to Black Mountain and Palmerston. The rezoning of eastern side of Hamer Street to urban open space is 
to protect the line of large native trees along Hamer Street and function as an additional buffer to reduce 
the impact of the town centre on neighbouring homes. 

Traffic arrangement 

While enhancing the existing street and block pattern, this report recommends a ring road system to 
divert traffic away from pedestrian friendly core retail areas in the town centre by encouraging most of 
the through traffic along the edge of the town centre. 

Public transport 

To bring more people to the town centre and increase passing trade, this report recommends a 
dedicated inter-town public transport route through main street, Hibberson Street. 

Bushfire protection 

The town centre is alongside the Mulanggari Grassland, which has the potential to carry a grass fire to 
the town centre. As a result, this report recommends bushfire measures to any developments in the 
bushfire protection zones. 

5.2 Form of proposed draft variation 

The recommendations in this planning report are to be included a draft variation to the Territory Plan, 
which together with this report will be released by ACTPLA for public consultation. The draft variation is 
expected to incorporate the following elements: 

• changes to the Territory Plan map  

Territory Plan map for land in Gungahlin Town Centre is to be changed in accordance the list of 
changes in Table 4 of this report. 

• inserting a structure plan for the Gungahlin Town Centre 

Gungahlin Town Centre Structure Plan, which applies to future urban area (FUA) in the town 
centre, will replace the town centre parts of the existing Gungahlin Town Centre and Central Area 
Structure Plan. 

• establishing a precinct code for Gungahlin Town Centre  

Gungahlin Town Centre Precinct Code is to be established which contains provisions that guide 
development of all land within the town centre including land with an FUA overlay. 

• making consequential changes to the written document, including revisions to the Gungahlin Town 
Centre and Central Area Structure Plan.  

Parts of the existing Gungahlin Town Centre and Central Area Structure Plan for the town centre 
are to be removed and the document will be renamed the Gungahlin Central Area Structure Plan to 
ensure planning for suburbs around the town centre is unaffected. 
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Attachments 

Attachment A: The Territory Plan maps 

The territory plan map before 31 march 20083 

3 Areas shown in the map above are approximate and used only for the purpose of indication. 
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The current Territory Plan map4 

4 Areas shown in the map above are approximate and used only for the purpose of indication. 

55 



The proposed Territory Plan Map5 

5 Areas shown in the map above are approximate and used only for the purpose of indication. 
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Attachment B: Land availability comparison6 

Territory Plan (Pre 2008) Current Territory Plan Proposed land use 

Zone 
Area 
(ha) 

Zone 
Area 
(ha) 

Zone 
Area 
(ha) 

B8- Residential Mix Use 34.6 RZ3 – Urban Residential 5.2 

B9 – Urban Residential 7.3 

Residential (total) 41.9 Residential (total) 5.2 

Retail Core 15.3 Core (Retail) 17.6 Core (Retail) 24.4 

Business Area (Office) 6.5 Business (Office) 28.7 Business (Office) 18.1 

Mixed Services 14.8 Services 9 Services 9.9 

Mixed Use (residential 
permitted) 

6.3 
Mixed Use (residential 
permitted) 

19.3 

Entertainment, 
Accommodation and Leisure 

1.2 
Leisure and 
Accommodation 

6.9 
Leisure and 
Accommodation 

0 

Commercial (total) 37.8 Commercial (total) 68.5 Commercial (total) 73.3 

Community Facility 10.4 Community Facility 16.4 Community Facility 16.7 

Urban Open Space 17.4 Urban Open Space 15.9 Urban Open Space 21.3 

Restricted Access 
Recreation 

3.8 
Restricted Access 
Recreation 

3.8 
Restricted Access 
Recreation 

5.4 

Hills, Ridges and Buffer 
Areas 

4 Hills, Ridges and Buffer 4.1 

Town Centre(total) 115 Town Centre(total) 114 Town centre(total) 115 

6 Figures shown in table above are indicative and are subject to detailed survey. Total area of the town centre varies possibly due to e.g. 
subdivision of new roads and rezoning of Hibberson Street and Gungahlin Place. 
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Attachment C: Comments received in initial public consultation 

Gungahlin Town Centre Planning Study 

Summary of Submissions 

Initial Public Consultation 15 May 2008 to 16 June 2008 

This document provides a detailed summary of the comments received for the Gungahlin Town Centre 
Planning Study during initial public consultation. Consultation ran from 15 May 2008 to 16 June 2008. 
Comments have been divided into categories that match the sections of the Issues Paper that was 
released for the consultation. 

Comments on commercial development 

Comment 
Number of 
submissions 

Offices 

General 

Agreed with increasing employment opportunities in the Town Centre (e.g. Commonwealth 
department offices) 

38 

Supported reserving land for future large offices 17 

Opposed to Commonwealth department offices in the Town Centre 1 

Argued that the current CZ2 zone (office) areas of the Territory Plan should be retained in full 1 

Suggested that the way to attract Commonwealth offices to Gungahlin was to make them 
cheap (e.g. no basements required) 

1 

Queried whether it is more cost efficient to create employment in the Town Centre or to set up 
light rail to help people commute to Civic 

1 

Called for affordable small office spaces 1 

Design of office areas 

Suggested mixed use development (retailing mixed with offices) 3 

Suggested that buildings that would get after hours use (such as small community facilities) 
should be included in office zones 

3 

Suggested ground floor retailing in office blocks 2 

Suggested mixed use development (apartments in office areas) 1 

Suggested only limited retailing should be allowed in office areas or it would compete with the 
major shopping centres 

1 
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Location of offices 

Supported the eastern end of the Town Centre as a good location for large offices 5 

Argued that large offices should be located close to trunk public transport stops 3 

Preferred office blocks overlooking Mulanggari Grasslands 1 

Suggested the residential area north of Anthony Rolfe Avenue should be rezoned for 
commercial development 

1 

Retail space 

Types of facilities needed 

Wanted an increased range of specialty retailing (e.g. sporting goods, homewares, book shop, 
clothing, Spotlight, Harvey Norman) 

9 

Wanted a pub 5 

Wanted more restaurants/cafes 2 

Uantity and location of land for retailing 

Disagreed with any changes to the CZ1 (retailing) zone in the Territory Plan (argued that there is 
no evidence that the current area is inappropriate) 

3 

Suggested that current provision of the services zone (CZ3) in the Town Centre is sufficient 3 

Suggested some retailing (“active frontage”) is required along Anthony Rolfe Avenue 3 

Raised concerns that release of additional retail space in the near future would create an 
oversupply 

2 

Suggested that service trades should not be located along Anthony Rolfe Avenue 1 

Design of retail areas 

Preferred the existing approach of shopping centres facing the street instead of a single 
shopping mall 

6 

Preferred a single, large shopping mall (e.g. Westfield Belconnen) 6 

Argued that future retail expansion should be through redevelopment of the existing shopping 
centres, not new sites 

6 

Raised concerns that there is no clear single central shopping area at the moment and that this 
should be created (e.g. by taller buildings) 

2 

Agreed with the current limit of one retail anchor (e.g. supermarket) per section 2 

Raised concerns with the limit of one retail anchor (e.g. supermarket) per section 1 
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Other 

Suggested extended business hours for specific areas (e.g. restaurants, food markets) 7 

Suggested that future retail sites could be used for other things until they were needed (e.g. 
parking, bus layover) 

3 

Suggested a marketing association should be formed to promote the Town Centre’s 
businesses 

1 

Argued that junk food businesses should not be located close to the proposed secondary 
college 

1 

Supported apartments within shopping centres (though some argued for better design 
segregation) 

3 

Do not support any increase in mixed use (CZ5) zones around the main shopping area as this 
decreases the land available for other uses (e.g. offices) 

1 

Do not want more 3-storey terrace developments with offices/small shops on the ground floor 
as they will disperse shops in the Town Centre and therefore encourage driving 

1 

Supported mixed use development within the Town Centre 1 

Recommended retaining the mixed use zone north of Anthony Rolfe Avenue 1 

Suggested Section 47 should be rezoned to mixed use (CZ5 zone) 1 
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Comments on community facilities
	

Comment 
Number of 
submissions 

Community facilities 

Types of facilities needed 

Argued for more entertainment and recreation facilities (e.g. indoor and outdoor sports, leisure 
centre, cinema) 

64 

Argued for more facilities for youth and children 6 

Argued for a community health centre or hospital 5 

Argued for an ACT Government shopfront 4 

Argued for a larger library 4 

Suggested an after-hours library 1 

Suggested that there was demand for two new community centres around Gungahlin district 1 

Suggested consideration of what facilities are needed for children and young people by using 
a set of indicators developed for the NSW Commission for Children and Young People 

1 

Argue that land needs to be reserved for additional community facilities in the Town Centre 11 

Suggested the Town Centre should provide all types of community facilities 2 

Suggested community facilities requiring large land areas should be located elsewhere in 
Gungahlin district, not in the Town Centre 

2 

Suggested education, arts, health and welfare facilities should be provided within Town Centre 
(others around Gungahlin district) 

1 

Agreed with the concept of a park at the community (college and leisure centre) precinct 4 

Suggested community facilities should be co-located with retailing or other commercial 
activities 

4 

Raised concerns that there had been a lack of consideration of the needs of people with 
disabilities in the Planning Study so far 

2 

Argued for community events to be held in the Town Centre 2 

Argued that planning for community facilities needs to consider second and third generation 
demographic mix, not just current demographic mix 

1 

Suggested that youth and children should be consulted directly on what facilities they needed 1 
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Comments on urban design issues
	

Comment 
Number of 
submissions 

Building height and density 

Preferred low to medium height and density development over the whole of the Town Centre 
(i.e. 2 to 4 storeys) 

40 

Preferred medium to high rise and density over the whole Town Centre (i.e. 4 to 8 storeys). 
Includes some submissions supporting medium to high rise buildings with open space 
between buildings (e.g. similar to the Australian National University campus) 

23 

Preferred high-rise and high density (i.e. no limit, 10 storeys) 16 

Preferred low-rise development in the centre and higher buildings at the eastern end of the 
Town Centre 

5 

Suggested a mix of high-rise and low-rise 4 

Preferred one or several tall landmark buildings 3 

Suggested medium height offices at the western end of the Town Centre (5-8 storey) 2 

Character 

Expressed positive views on the current character of the Town Centre (e.g. friendly, inviting) 46 

Expressed negative views on the current character of the Town Centre (e.g. sterile, impersonal, 
disorganised) 

23 

Would prefer more of the following characteristics: community oriented, child-friendly, 
designed to be a social gathering place 

15 

Supported the “Urban Village” concept the Town Centre was originally based on 12 

Preferred dense, walkable development with a focus on public transport access (e.g. “public 
transport oriented”, “not too spread out for walking”) 

11 

Preferred a “cosmopolitan character” with use of modern architecture 5 

Were concerned that the “Urban Village” concept the Town Centre was originally based on 
could lead to ‘small-thinking’ and under-development of the Town Centre 

1 

Public places including parks and footpaths 

Wanted more open space, playgrounds and parks 29 

Raised concerns about “excessive” paving (e.g. surface parking, paving of the Gungahlin Place 
linear park). Includes submitters who want the Gungahlin Place linear park to be greener 

9 

Wanted improvements to design for people with disabilities (e.g. suggested current 
landscaping is not well designed from this perspective) 

6 
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Raised concerns about the quality of maintenance of public areas (e.g. graffiti removal, mowing 
of grass) 

5 

Gave suggestions for built landscaping such as public art and street furniture 5 

Gave suggestions for species that could be used in landscaping (includes conflicting ideas) 4 

Wanted green public spaces between medium height or tall developments (e.g. Australian 
National University-style) 

4 

Suggested that Mulanggari Grasslands should be included within the study area (e.g. to 
connect it into the open space network, as a distinctive element of the Town Centre that 
differentiates it from other parts of Canberra) 

3 

Noted that landscaping must not to impede fire brigade access 2 

Suggested open space within the Town Centre be used as walking and cycling corridors and 
urban recreation spaces, not for ecological values 

2 

Suggested green space is used for growing food 2 

Suggested signage to help people find their way around the Town Centre on foot 1 

Planning controls (rules) 

Agreed with using planning controls to achieve desired development types (density, height, 
use, design, disabled access) 

5 

Suggested there should be no transitional areas between commercial areas and the 
Mulanggari Grasslands 

2 

Argued that there should be no height and density controls (developments can be assessed 
on their merits) 

2 

Suggested simplifying planning controls to improve housing affordability 2 

Agreed with the current limit of one retail anchor (e.g. supermarket) per section 2 

Raised concerns with the limit of one retail anchor (e.g. supermarket) per section 1 

Argued for large setbacks between high-rises and the Mulanggari Grasslands 1 

Supported differentiating between a zone for major retailing and an office mall zone 1 

Other 

Agreed with the eastern end of the Town Centre being organised into squarish, large parcels of 
land suitable for large developments 

6 
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Feedback on transport issues
	

Issue 
Number of 
submissions 

Hibberson Street 

Traffic and parking on Hibberson Street 

Raised concerns about Hibberson Street having too much traffic 32 

Suggested Hibberson Street should be a pedestrian mall 31 

Suggested diverting through-traffic around Hibberson Street 18 

Argued for limiting vehicle access to Hibberson Street (e.g. a bus-only section, no heavy 
vehicle access) 

14 

Suggested that there should be low speed traffic only on Hibberson Street (various  
measures suggested including short-term parking, speed bumps, speed limit, coarse textured 
paving etc) 

9 

Suggested there should only be very short-term parking or drop-off zones on Hibberson Street 5 

Suggested the removal of on-street parking from Hibberson Street 3 

Cycling on Hibberson Street 

Raised concerns that it is unsafe to cycle on Hibberson Street 13 

Suggested an off-road bike path along Hibberson Street or the Linear Park 9 

Other issues for Hibberson Street 

Suggested that there should be a taxi rank on Hibberson Street 3 

Traffic (see also the Hibberson Street section) 

Suggested an upgrade of Gundaroo Drive (e.g. more traffic signals, two lanes near the  
petrol stations) 

10 

Raised concerns that the Town Centre’s streets are generally too narrow 9 

Raised concerns about the impact of Flemington Road on the Town Centre 5 

Suggested more traffic lights are needed within the Town Centre 2 

Suggested a low-speed, high-traffic system on Ernest Cavanagh Street and similar streets 2 

Suggested investigating an access road from the southern Kosciusko Avenue/Gungahlin Drive 
intersection to Gozzard Street 

2 

Suggested that Anthony Rolfe Avenue is inappropriate for housing development due to its 
traffic role 

2 
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Suggested better directional signage at entry points to the Town Centre (Flemington Road and 
others) 

2 

Suggested that development on gateway sites on the edge of the Town Centre (e.g. end of 
Flemington Road, Ginn Street) will be important for giving drivers cues on which routes to use 

1 

Suggested reducing traffic on Anthony Rolfe Avenue 1 

Suggested a one way clockwise system on Gozzard Street, Anthony Rolfe Avenue, Hinder 
Street, Gribble Street 

1 

Argued for a short cut between Horse Park Drive and the Federal Highway through Kenny to 
provide traffic with a good alternative to Flemington Road 

1 

Argued for sealing of Mulligan’s Flat Road 1 

Advised that road widths need to comply with emergency vehicle access requirements 1 

Preferred rear lane car access for businesses 1 

Parking (see also the Hibberson Street section) 

Argued for additional parking spaces in general 16 

Argued for additional undercover parking spaces 14 

Raised general unhappiness with existing parking (no specific issues identified) 14 

Satisfied with existing off-street parking while the Town Centre is developing 12 

Argued that offices should have on-site parking (surface, underground) 8 

Suggested improved security measures for car parks (e.g. improved pedestrian linkages to 
rear access parking) 

5 

Raised future car parking locations and quantities as important issues for the Planning Study 4 

Argued that basement parking with more than 1 level is not economic in the short term and 
that requiring it would limit development 

3 

Suggested parking for people with disabilities should be at ground level 2 

Suggested off-site parking should be accessed from the rear streets (e.g. Ernest Cavanagh 
Avenue) 

2 

Suggested a long-stay car park at the western end of the Town Centre so it could be used for 
Park n Ride as well as Town Centre users 

1 

Suggested long-stay car parks should be near arterial roads to minimise traffic in the Town 
Centre 

1 

Suggested investigating car parking ownership and maintenance options 1 
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Suggested shared parking facilities (e.g. offices during weekdays, shoppers on the weekends) 1 

Suggested investigation of a parking trust fund 1 

Public transport 

Argued for more frequent public transport, more stops or were generally unhappy with current 
public transport 

38 

Supported light rail to Civic 9 

Argued for better access for people with disabilities 3 

Satisfied with existing public transport 2 

Public transport trunk route 

Support trunk public transport route through Hibberson Street 5 

Argued against the loop concept for the trunk public transport route 4 

Do not want trunk public transport route through Hibberson Street 3 

Support loop concept for the trunk public transport route 2 

Trunk public transport route should have good access from the residential areas to the north of 
the Town Centre 

2 

Suggested Hinder Street as a trunk public transport route 1 

Suggested Gozzard Street as a trunk public transport route 1 

Suggested Gozzard Street and Ernest Cavanagh Street as one way legs of the trunk public 
transport route 

1 

Noted that Anthony Rolfe Avenue was designed with a cross-section suitable for the trunk 
public transport route 

1 

Argued for a direct bus from suburbs to civic (not through Town Centre) 1 

Public transport stops (including bus interchange) 

Argued for a bus interchange and wanted a site reserved (did not suggest a particular site) 16 

Suggested enhanced bus stops, including sheltered bus stops and better integration of stops 
with street furniture 

8 

Suggested a bus stop at a long-stay car park that could be used for Park n Ride 3 

Suggested a bus interchange on the corner of Hibberson Street and Gozzard Street 1 
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Suggested a bus interchange close to the proposed business park 1 

Recommended that high-use developments such as offices are located close to major public 
transport stops 

1 

Recommended that after-hours developments such as cinemas are located close to major 
public transport stops similar to plans for Belconnen Town Centre 

1 

Walking and cycling 

Walking/pedestrian issues (see also Hibberson Street section) 

Suggested improvements are required to the pedestrian environment (e.g. safety 
improvements on crossings) 

37 

Argued for better weather protection between buildings (e.g. covered walkways, sails, trees) 34 

Raised concerns about the quality of footpaths for access for people with disabilities and for 
shopping trolleys (e.g. obstacles, pavement surface) 

8 

Suggested Gungahlin Place should be a pedestrian mall 2 

Argued that major pedestrian entries for developments should be on the main streets 1 

Suggested Gozzard Street should be a pedestrian mall 1 

Recommended a detailed pedestrian movement analysis is done as part of the Planning Study 1 

Cycling issues (see also Hibberson Street section) 

Raised concerns with the amount and/or quality of bike parking 7 

Argued for improvements to cycling facilities (no details specified) 5 

Suggested reviewing Gungahlin district cycle planning 2 

Suggested weekly cleaning of cycle paths for safety due to broken glass bottles etc 2 

Joint walking and cycling 

Suggested more off-road walking/cycling path connections with suburbs 5 

Suggested more off-road walking/cycling paths in the Town Centre (through open space areas 
and/or grasslands) 

4 

Satisfied with walking and cycling conditions 1 

Other 

Suggested the Planning Study’s goals and objectives should include a reference to 
Sustainable Transport Goal 1 from the ACT Sustainable Transport Plan (“Reduce the need for, 
and length of, travel whilst meeting community demands for accessibility, through integrating 
transport and land use”) 

1 

67 



Feedback on other issues
	

Issue 
Number of 
submissions 

Environment 

Suggested consideration should be given to how to prevent impacts from the Town Centre on 
the Mulanggari Grasslands and Mulligan’s Flat Reserve 

3 

Suggested that Mulanggari Grasslands should be included within the study area (e.g. to 
connect it into the open space network or as a distinctive element of the Town Centre that 
differentiates it from other parts of Canberra) 

3 

Supported development options that reduce impact on the natural environment (e.g. non-
potable water for irrigation, alternative energy) 

3 

Suggested open space within the Town Centre be used as walking and cycling corridors and 
urban recreation spaces, not for ecological values 

2 

Recommended that planning take into account the potential for bushfires to enter the Town 
Centre from Mulanggari Grasslands 

2 

Suggested signposting is used to raise community awareness of the significance of 
Mulanggari Grasslands 

1 

Argued that development activity should not encroach onto grasslands or grassy woodland 1 

Residential development 

Raised concerns about the quantity of terrace housing and townhouses close to the Town 
Centre (e.g. along Anthony Rolfe Avenue) 

9 

Preferred high density apartment complexes within Town Centre 4 

Raised concerns that residential development is too close to the Town Centre 4 

Suggested land could revert to housing development in future if it was reserved for 
Commonwealth offices but none came 

1 

Argued that single storey dwellings are preferable as they are better for retired people 1 

Interested in Section 47 for a community housing project 1 

Opposed to community housing within the Town Centre 1 

Preferred “high-quality” and “well planned housing” 1 

Argued for larger residential blocks 1 
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Other 

Suggested setting a target population and timeframe 2 

Suggested that the Planning Study should assume the current Territory Plan provisions are 
correct and do not require changing unless specific evidence to the contrary is found 

2 

Suggested that the National Capital Plan should be considered in the study when making 
recommendations 

1 

Suggested land release issues need to be addressed by the Planning Study 1 

Recommended consideration of the implications of section 40B of the Human Rights Act 
2004. This will come into force on 1 January 2009 

1 

Suggested using 3D modelling of possible future development for the next stage of 
consultation 

1 

Suggested consideration of maximum development potential by calculating from plot ratio and 
building height 

1 

General request for the provision of additional infrastructure 1 

Note: some comments have been included under several categories as they are relevant to more than 
one issue. For example, comments that large offices should be located close to public transport have 
been included under both commercial development and transport. 
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