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Australian Capital Territory 

Planning and Development (Draft Variation 
No 364) Consultation Notice 2019 

Notifiable instrument NI2019ð641 

made under the 

Planning and Development Act 2007, s 63 (Public consultationðnotification) and s 64 (Public 
consultationðnotice of interim effect etc) 

 

1  Name of instrument  

This instrument is the Planning and Development (Draft Variation No 364) 
Consultation Notice 2019.  

2    Draft variation to the Territory plan 

The planning and land authority (the Authority) has prepared a draft plan 
variation No 364 ï Gungahlin Town Centre (the draft variation) to vary the 
Territory Plan. The draft variation incorporates the recommendations of the 
Gungahlin Town Centre Planning Refresh into the Territory Plan to provide 
guidance on the desired built form and character of the centre as it develops 
into the future.   

3 Documents available for public inspection 

(1) The Authority gives notice that the following documents are available for 
public inspection and purchase: 

(a) the draft variation; and 

(b) the background papers relating to the draft variation. 

(2) Copies of the documents mentioned in section 3 (1) are available for 
inspection and purchase at Access Canberra Shopfront, Ground Floor 
South, Dame Pattie Menzies House, 16 Challis Street, Dickson, Monday 
to Friday (except public holidays) between 8:30am and 4:30pm for the 
period commencing on the day this notice commences and ending on 
18 November 2019 (the consultation period). 

(3) Copies of the documents mentioned in section 3 (1) are also available for 
inspection during the consultation period online at 
http://www.act.gov.au/draftvariations 

4 Invitation to give written comments 

(1) The Authority invites written comments about the draft variation during the 
consultation period. Comments should include reference to the draft 
variation and be addressed to the Territory Plan Section of the 
Environment Planning and Sustainable Development Directorate 

http://www.planning.act.gov.au/tools_resources/legislation_plans_registers/plans/territory_plan/draft_variations_to_the_territory_plan
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(EPSDD). Please also provide your name and contact details to assist in 
the assessment of the comments provided and to enable the Authority to 
contact you in relation to your comments, if required.  

(2) Written comments should be provided to the Authority by: 

(a)  email to terrplan@act.gov.au; or 

(b)  mail to Territory Plan Section, EPSDD, GPO Box 158, Canberra, 
ACT 2601; or 

(c)  hand delivered to Access Canberra Shopfront, Ground Floor 
South, Dame Pattie Menzies House, 16 Challis Street, Dickson. 

Note All personal information will be managed in accordance with the Information Privacy Act 

2014 and the EPSDD Information Privacy Policy which are available through the EPSDD 

website. 

5   Public inspection of written comments 

(1) Copies of written comments about the draft variation given in response to 
the invitation in section 4, or otherwise, or received from the National 
Capital Authority will be available (unless exempted) for public inspection 
for a period of at least 15 working days starting 10 working days after the 
day the consultation period ends, at Access Canberra Shopfront, Ground 
Floor South, Dame Pattie Menzies House, 16 Challis Street, Dickson, 
Monday to Friday (except public holidays) between 8:30am and 4:30pm 
and may be published on the EPSDD website at 
www.planning.act.gov.au.  

(2) You may apply under section 411 of the Planning and Development Act 
2007 (the Act) for part of your consultation comments to be excluded from 
being made available to the public. A request for exclusion under this 
section must be in writing, clearly identifying what you are seeking to 
exclude and how the request satisfies the exclusion criteria. Please note 
that your name and contact details and other personal information will not 
be made public unless you request otherwise.  

6    Effect of the Draft Variation 

(1)  Section 65 of the Act applies to the draft variation. This means that the 
Territory, the Executive, a Minister or a territory authority must not, during 
the defined period, do or approve the doing of anything that would be 
inconsistent with the Territory Plan if it were varied in accordance with the 
draft variation. 

(2)  In this section: 

defined period means the period starting on the day this notice is notified 
(the notification day) and ending on the earliest of the following days: 

(a) the day the public availability notice for the Draft Variation,  
  under section 70 of the Act, is notified; 
(b) the day the draft variation, or the corresponding plan 

variation, is withdrawn under section 68 (1) (b) or section 76 (2) 

(b) (v) of the Act; 

(c) the period of 1 year after the notification day ends. 

mailto:terrplan@act.gov.au
http://www.planning.act.gov.au/
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7  Obtaining further information 

Further information about the draft variation can be obtained through email 
correspondence with the Territory Plan Section, EPSDD, at 
terrplan@act.gov.au, a reference to the draft variation should be included in 
any email.  

8 Dictionary 

In this instrument: 

draft plan variation No 364 ï Gungahlin Town Centre Amendments to the 

Gungahlin precinct map and code means the draft plan variation in Schedule 1.   

 
 
 
Carolyn OôNeill  
Delegate of the planning and land authority 
27 September 2019 
 

mailto:terrplan@act.gov.au
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1. INTRODUCTION 

1.1 Summary of the Proposal 

The draft variation incorporates the recommendations of the Gungahlin Town 

Centre Planning Refresh into the Territory Plan to provide guidance on the desired 

built form and character of the centre as it develops.  

The draft variation proposes to: 

¶ Permit residential uses in the Gungahlin East precinct 

¶ Retain 65,000m2 for large-scale commercial offices 

¶ Introduce maximum building heights in the Gungahlin East and North West 

precincts 

¶ Introduce minimum heights of buildings fronting Flemington Road and the 

northern side of The Valley Avenue 

¶ Provide flexibility in the location of community facilities 

¶ Amend the names and boundaries of sub-precincts 

¶ Include provisions for relocating a public car park 

¶ Improve requirements for urban parks, active travel, and the public domain 

Other provisions contained in the draft variation are intended to guide future 

development in the town centre and to promote high quality design outcomes. 

These include provisions for active frontages, awnings, podium and upper floor 

level setbacks, landscaping, noise management, driveway access, building heights, 

and the linear park.   

1.2 Outline of the process 

The Commonwealthôs Australian Capital Territory (Planning and Land 

Management) Act 1988 allows for the Legislative Assembly to make laws to 

establish a Territory Planning Authority and for that Authority to prepare and 

administer a Territory Plan. The Planning and Development Act 2007 (the Act) 

establishes the planning and land authority as the Authority which prepares and 

administers the Territory Plan, including continually reviewing and proposing 

amendments as necessary. The functions of the planning and land authority are 

administered by the Environment, Planning and Sustainable Development 

Directorate (EPSDD). 
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The Territory Plan is comprised of a written statement and a map. The written 

statement contains a number of parts, namely governance; strategic directions; 

zones (including objectives and development tables and zone or centre 

development codes); precinct codes; general codes; overlays; definitions; structure 

plans, concept plans and development codes for future urban areas. 

The Territory Plan Map graphically represents the applicable land use zones (under 

the categories of residential, commercial, industrial, community facility, urban parks 

and recreation, transport and services and non-urban), precincts and overlays. The 

zone, precinct and overlay requirements are detailed in the Territory Plan. 

Draft variations to the Territory Plan are prepared in accordance with the Act.  

Following the release of the draft variation under section 63 of the Act, submissions 

from the public are invited. At the conclusion of the consultation period the EPSDD 

submits a report on consultation and a recommended final variation to the Minister 

responsible for planning for referral to the Legislative Assembly standing committee 

responsible for planning. The Minister must consider the findings of the committee 

before deciding whether to approve the draft variation.  

If the Minister approves the variation, the variation and associated documents will 

be tabled in the Legislative Assembly. Unless disallowed by the Legislative 

Assembly within five sitting days, the variation commences on a day nominated by 

the Minister.  

1.3 Public Consultation 

Written comments about the draft variation are invited from the public by 

18 November 2019.           

Comments should include reference to the draft variation and be addressed to the 

Territory Plan Section. Please also provide your name and contact details to assist 

in the assessment of the comments provided, and to enable EPSDD to contact you 

in relation to your comments, if required. Your personal information will be managed 

in accordance with the Information Privacy Act 2014 and the EPSDD Information 

Privacy Policy, which is available for viewing on EPSDDôs website. 

Comments can be: 

¶ emailed to terrplan@act.gov.au 

¶ mailed to Territory Plan Section, GPO Box 158, Canberra, ACT 2601 

¶ delivered to the Access Canberra Customer Service Centre at 16 Challis Street, 

Dickson 
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Copies of written comments will be made available for public inspection for no less 

than 15 working days starting 10 working days after the closing date for comment. 

The comments will be available at the Access Canberra Customer Service Centre 

in Dickson and may be published on EPSDDôs website. Comments made available 

will not include personal contact details unless you request otherwise. 

A request may be made for parts of a submission to be excluded under section 411 

or 412 of the Planning and Development Act 2007. A request for exclusion under 

these sections must be in writing, clearly identifying what parts of your submission 

you are seeking to exclude and how the request satisfies the exclusion criteria.   

Further Information 

The draft variation and background documents are available online at 

www.act.gov.au/draftvariations until the closing date for written comments.  

Printed copies of the draft variation (this document) and background documents are 

available for inspection and purchase at the Access Canberra Customer Service 

Centre, 16 Challis Street, Dickson, Monday to Friday (except public holidays) 

between 8:30am and 4:30pm. Please call 6207 1923 to arrange a copy for 

purchase. 
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2. EXPLANATORY STATEMENT 

2.1 Background 

The draft variation seeks to implement the recommendations of the Gungahlin 

Town Centre Planning Refresh ï Snapshot. The refresh has been prepared as part 

of the ACT Government initiative to review planning controls for the town centre due 

to the way the centre has developed in the last decade.  

The planning refresh commenced in 2017 and included several community 

engagement sessions with residents, business owners and other users of the 

centre. The feedback provided by the community during the refresh process has 

informed the recommendations included in the snapshot, which forms the basis of 

this Territory Plan variation.    

2.2 Site Description 

The subject area is the Gungahlin Town Centre. It is bound on the north-west by 

Gundaroo Drive, the south-west by Gungahlin Drive, Anthony Rolfe Avenue to the 

north, Manning Clark Crescent to the east, and the Mulanggari Grasslands in the 

south.  

Most of the proposed changes to the Gungahlin Town Centre precinct map and 

code are for the East and North West precincts (Figure 1). 

 

Figure 1 Subject area  
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2.3 Proposed Changes to Territory Plan  

It is proposed to amend the Gungahlin precinct code by: 

¶ Permitting residential use in the Gungahlin East precinct. 

¶ Replacing some building envelope controls with maximum building heights in 

storeys.  

¶ Retaining 65,000m2 for large scale commercial offices 

¶ Introducing maximum building heights in the Gungahlin East and North West 

precincts 

¶ Introducing minimum building heights in the Gungahlin East precinct 

¶ Providing flexibility in the location of community facilities 

¶ Changing the names and boundaries of sub-precincts within the town centre 

¶ Relocate nominated public car park from block 2 section 229 to block 2 

section 11 (between Ernest Cavanagh Street and Hibberson Street) 

¶ Improving requirements for parks, active travel, and the public domain 

2.4 Reasons for the Proposed Draft Variation 

The draft variation implements the recommendations of the Gungahlin Town Centre 

Planning Refresh ï Snapshot, November 2018. 

The reasons for the draft variation are as follows: 

¶ Promote a greater mix of uses in the town centre including residential uses.  

¶ To provide opportunities for retail and convenience services adjacent to the 

Flemington Road (Manning Clark Crescent) light rail station. 

¶ To improve the public domain and active travel. 

¶ To reserve land for large scale commercial offices. 

¶ To amend precinct descriptions to better reflect changes which allow mixed 

use development. 

¶ Provide certainty on building heights. 
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Maximum building heights for the Mixed Use East precinct were shown in the 

concept variation to the Territory Plan, which was released as Appendix A of the 

Gungahlin Town Centre Refresh ï Snapshot.  

A height limit of 3 storeys was identified for whole sections that front Camilleri Way. 

It is proposed to increase the height limit from 3 storeys to 6 storeys for a depth of 

35m on the northern side of these sections.  

The increased height limit will permit improved articulation across the precinct and 

provide a more uniform stepping down of building heights from Flemington Road to 

the south. A maximum 3 storey building height limit will be retained along and 

fronting Camilleri Way to provide for a human-scale street facade and is consistent 

with the recommendations in the Snapshot.  

2.5 Planning Context 

2.5.1  National Capital Plan 

The Australian Capital Territory (Planning and Land Management) Act 1988 

established the National Capital Authority (NCA) with two of its functions being to 

prepare and administer a National Capital Plan (NCP) and to keep the NCP under 

constant review and to propose amendments to it when necessary.  

The NCP, which was published in the Commonwealth Gazette on 21 January 1990 

is required to ensure that Canberra and the Territory are planned and developed in 

accordance with their national significance. The Planning and Land Management 

Act 1988 also required that the Territory Plan is not inconsistent with the NCP. 

2.5.2  Territory Plan 

Statement of Strategic Directions 

The proposal is consistent with the Territory Planôs statement of strategic directions 

in terms of environmental, economic and social sustainability and spatial planning 

and urban design principles.  

1.10  Integrated land use and transport planning will seek to maximise accessibility 
and transport efficiency, prioritise active travel, reduce energy consumption, 
increase physical activity, support the preferred pattern of development, 
promote safety, safeguard environmental quality, and minimise greenhouse 
gas emissions. 

The draft variation is consistent with this principle as it encourages active travel 

through active frontages and mixed use development close to light rail and other 

public transport.   

2.3  Commercial and retail activity will be concentrated in centres and other 
planned nodes of intensive activity that are well served by public transport to 



 

Draft Variation No 364 ï for public consultation  Page 7 

October 2019 
Authorised by the ACT Parliamentary Counselðalso accessible at www.legislation.act.gov.au 

ensure an efficient pattern of development. Primary emphasis will be placed 
on strengthening and enhancing existing and new centres and nodes, 
including improved urban design and encouragement of more mixed-use 
development. 

The draft variation is consistent with this principle as it encourages commercial 

development in the undeveloped area of the town centre which is well served by 

public transport. The draft variation aims to strengthen the viability of the centre 

through improved urban design and providing opportunities for additional mixed use 

development within the town centre. 

2.6 Higher density development will be encouraged within and near major 

centres, and in other suitable locations that are well served by public 

transport. 

The draft variation is consistent with this principle through the encouragement of 
development within the town centre, which is well served by public transport.  

2.6 Interim Effect 

Section 65 of the Planning and Development Act 2007 applies to the draft variation. 

This means that the provisions of DV364 have interim effect, and apply to 

development applications lodged on or after 23 August 2019.     

During the period of interim effect the ACT Government must not do or approve 

anything that would be inconsistent with the Territory Plan as if it were amended by 

the draft variation.  Where there is an inconsistency between provisions in the 

current Territory Plan and provisions in the draft variation, then the draft variation 

takes precedence for the extent of the inconsistency. 

Interim effect will end on the day the earliest of the following happens: 

i. the day the public availability notice under section 70 for the draft 

variation being recommended to the Minister is notified in accordance 

with the Legislation Act 

ii. the day the draft variation, or the corresponding variation, is withdrawn 

under section 68 (1)(b) or section 76 (3)(b)(v) 

iii. 1 year after the date of the consultation notice. 
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2.7 Consultation with Government Agencies 

In preparing a draft variation under section 61(b), EPSDD is required to consult with 

each of the following in relation to the proposed draft variation:  

¶ the National Capital Authority  

¶ the Conservator of Flora and Fauna  

¶ the Environment Protection Authority  

¶ the Heritage Council and 

¶ the Land Custodian - Suburban Land Authority, and Transport for Canberra and 

City Services 

 

National Capital Authority 

The National Capital Authority provided the following comments on 10 April 2019. 

Thank you for the request for comment on Draft Variation 364, Gungahlin Town 
Centre Planning Refresh. The proposed changes to the Gungahlin Town Centre are 
not inconsistent with the land use for Urban Areas in the National Capital Plan. The 
NCA has no objections to Draft Variation 364. 
 

Response 

Noted. 

Conservator of Flora and Fauna 

The Conservator of Flora and Fauna made the following comments on 

10 April 2019.  

There are a number of registered trees located within precinct 2 which are not 
mentioned in the draft variation documents. They are PTR155-Group Gungahlin, 
PTR154 Gungahlin and PTR501 Gungahlin. It appears that most of these will be 
protected within the proposed linear park, however one is within an area slated for 
development. These trees have been identified as significant trees under the Tree 
Protection Act 2005 and have therefore been included on the ACT Tree Register. 
Criteria to ensure their protection should be included within the variation.  

In addition, any works that are to be carried out in the tree protection zone (canopy 
plus 2 m) of these registered trees requires the development of a tree management 
plan that requires approval from the Conservator of Flora and Fauna. 

There are also several inconsistencies within the document which could create 
confusion, including: 

¶ Figure 9 does not clarify boundaries of precinct areas 2a, 2b, 3a and 3b; 

¶ Precinct 2b is listed as Mixed Use north East (pg 24) and Mixed Use North 
West (pg 42); and 
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¶ Figure 15 appears to be incorrect as it shows Precinct 3 but is referred to 
within rules for precinct 2b. 

I also note my support for the proposed linear park. 

Response 

The Territory Plan and its precinct codes do not identify registered trees. Legislation 
for the management of trees resides in the Tree Protection Act 2005.  
 
Any development will be administered by the development application process and 
provisions under the Planning and Development Act 2007.  

The identified inconsistencies have been corrected.  
 

Environment Protection Authority 

The Environment Protection Authority provided the following comments on 
4 April 2019.   

The Environment Protection Authority (EPA) requires that an assessment of 
potential contamination be carried out for sites that will change to a more sensitive 
land use (rezoning from CZ to RZ or CFZ) or be rezoned from PRZ to any other 
zone. The contamination assessment must be carried out by a suitably qualified 
environmental consultant in accordance with the Contaminated Sites Environmental 
Protection Policy and EPA endorsed guidelines, to determine whether past 
activities have impacted the sites, and whether the sites are suitable for their 
proposed uses from a contamination perspective. The consultant's assessment 
reports into the sites' suitability must then be reviewed and endorsed by the EPA 
prior to the Territory Plan being varied. 

Response 

No rezoning is proposed. Zoning will be confirmed through the estate development 
planning process which will address any contamination issues.    
 

Heritage Council 

The Heritage Council provided the following comments on 23 May 2019.  

The area covered by TPV 364 includes a number of places of Aboriginal and 
European heritage, including the ruin of the Valley Homestead, Chert quarries, and 
two potential Aboriginal places (culturally modified trees). 

The Council notes that the changes to planning controls may increase the pressure 
on a potential Aboriginal place located within the Gungahlin Town Centre East 
development area. It further notes that the conditions imposed in the projectôs 
Development Approval included further assessment to clarify the heritage status of 
the place, which has not yet been undertaken. If, following completion of this 
assessment, it is confirmed that the potential site is an Aboriginal place, then further 
planning requirements would be sought by the Council for the protection of this 
place. 
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From review of the referral, the Council understands that the provisions of the 
Heritage Act 2004 will continue to apply; and the majority of the proposed planning 
changes are unlikely to have detrimental heritage impacts. 

Subject to the note above, the Council endorses the proposed Territory Plan 
Variation 364. 

Response 

Noted. Heritage matters are addressed through the development assessment 
process, which includes the estate development planning process. 

 

Land Custodian - Suburban Land Authority 

The land custodian provided the following comments on 8 April 2019.  

Gungahlin Precinct Map and Code 
 
P10 
(e) ensure retail activity is well distributed around the retail core and future sites are 
viable through inclusion of an anchor store  
 
This element was discussed at a meeting between SLA and EPSDD officers. The 
SLA position was that this provision should remain as there have not been any 
studies undertaken that suggest that this should be changed. 
 
(n) support a strong employment base in the district of Gungahlin Provide for a 
range of employment within the town centre 
The SLA are interested to understand what commercial and retail studies have 
been undertaken that would show a change to Gungahlin Town Centre operating as 
commercial/retail hub over the next twenty years that would water down this 
provision. 
 
P24 
R13 ï Driveway access. Canberra Metro has a Traction Power Station along 
Flemington Road that has an access driveway. Will this rule affect this access? 
 
P27 
R17 (c) Please clarify if this rule allows 70% blank walls if 30% of the wall is display, 
showcases or public art. I assume that the remaining 70% should not be a blank 
wall but a shop front. This should be made clear. 
 
R19  
Similar to R17 above 
 
P31 
The note requires rewording, remove the word ñappliesò. 
 
P32 & 33 
Figure 9 and list of precincts does not align. There is no precinct 2(a) or 2(b) shown 
on figure 9 for instance. 
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P45 
R40 ï Specify a depth to the portion to ensure there is a meaningful amount of 
office space. What was the rationale behind choosing blocks 3 & 5. Would blocks 3 
& 4 work better to provide offices over cafes fronting the open space? 
R41 - What is stopping a developer holding off construction until after 2023 and 
changing the requirement? 
 
P46 
R44 - The revised building heights appear to have reduced yield significantly in the 
GTC East area. I would be interested to see what studies have been undertaken to 
look into this. The building heights around the perimeter are very domestic in scale, 
this is a town centre after all. The space between the dwellings on the north of 
Anthony Rolfe Av. and the south allows for a meaningful step up in heights to the 
southern blocks, I would suggest 6 storeys. Agree with the symmetry of building 
heights along Flemington Road. This is an improvement to the built form outcome. 
Again the Valley Avenue, as the name suggests, is an avenue with a vast space 
between frontages. The building heights here should mirror those on Flemington 
Road. The block fronting Camilleri Way will not be overshadowing any other 
building to the south and therefore could increase in height to at least 6 stories. 
 
P47 
C50 ï What provisions are in place to stop a developer sub-dividing a large block to 
bring them in under the threshold and not having to prepare a master plan even 
though they could still own and a large block made up of sub-divided smaller 
blocks. 
 
P51 
Figure 18 ï Camilleri Way has been spelt incorrectly. 

Response 

No change is proposed to the requirement for an anchor tenant within the 1a Retail 
Core Precinct.  

There have been some minor changes to the desired planning outcomes in the 
proposed Gungahlin precinct code. This is to reflect the historical trend of 
commercial office supply in the town centre in line with the revised target of office 
floor space proposed by the Gungahlin Planning Refresh. The analysis of 
commercial floor space supply in the Gungahlin town centre compared with other 
town centres is published in the Gungahlin Town Centre Planning Refresh. 
Employment opportunities are maintained as commercial zones will be unchanged. 
Additionally, land will be reserved for future large scale office development. 

Access to the Traction Power Station will not be affected as the provision will not 
apply retrospectively. The provision has been amended to allow access for 
transport and utility infrastructure 

Blank walls cannot be more than 30%. The provision has been revised for clarity 

Blocks 3 and 5 were chosen based on good solar access to the ground level and 
verge (southern side) and public open spaces. Block 5 is also adjacent to the light 
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rail station and will be beneficial for office commuters. Under the Territory Plan, 
offices are permitted in CZ2 sites, which is in addition to the two mandatory office 
sites. 

Any revised depth of the block for future office spaces is subject to development/ 
subdivision proposals to demonstrate that a suitable development can take place 
within the land area and contribute to the revised target of the office floor spaces 
proposed in Gungahlin Town Centre Planning Refresh.  

The revised wording in relation to the timing of construction, will ensure control by 
the authority on the type of development. The provision allows the time to be 
extended if necessary, subject to the supply of commercial floor spaces.   

The revised building heights do not change overall yield significantly. The change of 
height has been in response community concerns about building height 
transparency and certainty. The building heights nominated were informed through 
3D modelling. The concept includes building heights along the light rail corridor and 
on the town centre periphery. Nominated building heights are consistent with the 
publicly released snapshot in November 2018. 

It is proposed that only development directly fronting Camilleri way will be a 
maximum of 3 storeys, not 50% of the blockôs depth, as originally indicated.  

Any subdivision of blocks with more than 10,000m² will require the preparation of a 
master plan under the proposed changes.  

Mapping and typographical errors have been corrected.   

 

Land Custodian ï Transport Canberra and City Services 

The land custodian provided the following comments on 12 April 2019.  

With proposed densification and intensity of traffic generation from the proposed 
changes to the existing Territory Plan map will require traffic study which should 
show that the intersections and road way have the capacity. The proposed Plan 
changes will need to address traffic generation/parking 
requirements/access/loading/accessibility. 
 
DV 364, Figure 4 shows the densification with proposed building height in 
Gungahlin East between the Manning Clarke Crescent, Kate Crace Street, Camilleri 
Way and Anthony Rolfe Avenue. However, the development type showing GFA for 
office, retail, others, and residential dwellings with daily trip generation is not shown. 
 
The Planning Refresh study generally including the Place Audit Criteria for 
enhancing public spaces (page 15) TCCS suggests it could be expanded to more 
directly security and surveillance (CPTED/crime) aspects as well. 
 
The scoping documents refer to the usage of large street trees, which require 
adequate space and soil volumes to fulfil their desired outcome and any planning 
for street trees within the Gungahlin town centre requires consideration of Municipal 
Infrastructure Standard 25 to select suitable tree species for each location. 
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Response 

Further densification is not specifically being proposed through the draft variation. 
Building heights are adjusted rather than increased. For example, maximum 
building height is 8 storeys (with corner 10 storey element), as opposed to 12 or 
more storeys as currently permitted by the Territory Plan.    
 
A preliminary traffic study has been undertaken in consultation with Transport 
Canberra and City Services (TCCS), to understand the impact of the proposed 
changes through the introduction of residential uses within the CZ2 zone in 
Gungahlin East. Residential development is currently prohibited in this area but 
permitted for commercial office and related development, up to the building height 
specified above. The traffic study was undertaken using Canberra Strategic Traffic 
Modelling. The transport modelling found that high levels of vehicle traffic already 
use the arterial road network for inter-district travel and that the potential for 
increased residential growth within the town centre in the short and medium term 
will not significantly add to these issues.  

Detailed traffic modelling was not undertaken due the construction works underway 
(e.g. light rail, estate works and other capital works including arterial road 
duplications) either within or nearby to the town centre. It is expected that a detailed 
traffic study will be conducted at later phase of the development cycle. 

In relation to building heights along Flemington Road, shown in figure 4 of the draft 
variation, the heights are not necessarily intensifying development from that of the 
current Territory Plan or what has previously been approved through the Gungahlin 
east estate development plan. Under the current provisions, buildings can be 
around 12 storeys in height in each section. The proposed building heights and 
related gross floor area yields were inserted and tested in the traffic modelling.  

Details of the place audit have now been agreed with TCCS.  

The selection of appropriate street trees will be assessed through the estate 
development planning process.   
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3. DRAFT VARIATION 

3.1 Variation to the Territory Plan written statement 

The Territory Plan written statement is varied as follows:  

Variation to the Gungahlin precinct map and code  

1. Gungahlin precinct map and code  

 

Substitute the Gungahlin precinct map and code with Attachment A. 
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Interpretation service 
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          Attachment A 

 

 

 

 

Gungahlin Precinct Map and Code 
 

includes  

Gungahlin Town Centre 
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Assessment Tracks 
 

The following tables identify the additional prohibited development and additional merit track 

development for blocks and parcels shown in the Gungahlin Precinct Map (identified as PDn or MTn). 

Development that is exempt from requiring development approval, other prohibited development and 

the minimum assessment track applicable to each development proposal is set out in the relevant 

zone development table.  

 
The following tables constitute part of the relevant zone development table. 
 
Table 1 ï Additional prohibited development  

Additional prohibited development 

Suburb precinct map 
label 

Zone Development 

PD1 CFZ 
retirement village  

supportive housing  

 

 

Table 2 ï Additional merit track development  

Additional merit track development that may be approved subject to 
assessment 

Suburb precinct map 
label 

Zone Development 

MT1 CZ1 produce market 

MT2 CZ3 correction facility 

MT3 CZ5 

craft workshop 

drink establishment 

indoor entertainment facility 

tourist resort 
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Introduction  

Name 

The name of this code is Gungahlin Precinct Code.  

Application 

The code applies to the Division of Gungahlin. 

Purpose  

This code provides additional planning, design and environmental controls for 

specific areas or blocks and may also contain references to provisions in other 

codes.   

In conjunction with other relevant codes it will be used by the Authority to assess 

development applications and offer guidance to intending applicants in designing 

development proposals and preparing development applications. 

Structure 

This code contains additional rules and/or criteria for particular blocks or parcels 

identified as areas RCn on the precinct map, to be read in conjunction with the 

relevant development code.  It may also contain sub-parts. 

Each element has one or more rules and, unless the respective rule is mandatory, 

each rule has an associated criterion. Rules provide quantitative, or definitive, 

controls.  By contrast, criteria are chiefly qualitative in nature. 

In some instances rules are mandatory. Such rules are accompanied by the words 

ñThis is a mandatory requirement. There is no applicable criterion.ò  Non-compliance 

with a mandatory rule will result in the refusal of the development application. 

Conversely, the words ñThere is no applicable ruleò is found where a criterion only is 

applicable. 

Code hierarchy 

Under the Planning and Development Act 2007, where more than one type of code 

applies to a development, the order of precedence if there is inconsistency of 

provisions between codes is: precinct code, development code and general code.  

If more than one precinct code applies to the site, the most recent precinct code 

takes precedence to the extent of any inconsistency. 

Definitions 

Defined terms, references to legislation and other documents are italicised.   
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Definitions of terms used in this code are listed in part 13 of the Territory Plan or, for 

terms applicable only to this code, associated with the respective rule. 

Acronyms 

EPA ACT Environment Protection Authority 

ESA ACT Emergency Services Agency  

EPSDD  ACT Environment, Planning and Sustainable Development   

 Directorate 

NCA National Capital Authority 

P&D Act Planning and Development Act 2007 

TCCS  ACT Transport Canberra and City Services 
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Additional rules and criteria 

This part applies to blocks and parcels identified in the Gungahlin Precinct Map (RCn). It should be 

read in conjunction with the relevant zone development code and related codes. 

RC1 ï Gungahlin Town Centre 

This part applies to blocks and parcels identified in area RC1 shown on the Gungahlin Precinct Map. 

RC1 includes the Gungahlin Town Centre. Figure 1 identifies the RC1 area in greater detail. 

 

 
Figure 1 RC1 Area ï Gungahlin Town Centre  

 
Purpose 

The purpose of the provisions relating to the Gungahlin Town Centre (RC1) is to: 

a) guide the design and assessment of estate development plans (subdivision proposals) in 

Gungahlin Town Centre 

b) inform the allocation of final zones at the time when a parcel of land ceases to have a future 

urban area (FUA) overlay (refer to note below) following subdivision 

c) guide the development of individual blocks in concert with other relevant codes under the 

Territory Plan 

d) support zone objectives and assessable uses in the development tables 

e) guide the development and management of the public realm. 

 




































































































