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1. General Information

1.1 Introduction

This Design Concept Report has been prepared by the ACT Planning and Land Authority to document
the cumulative impacts of several major development proposals in Belconnen Town Centre that flow on
from recommendations of the Belconnen Town Centre Master Plan (2001).

The Report is intended to specifically accompany the folloning Development Applications (DAS):

Preparatory works to support road network changes in Belconnen Town Centre that include:
- Traffic signals at the intersection of Benjamin Way with Emu Bank.

- Traffic signals at the intersection of Luxton Street with Lathlain Street.

- Temporary bus stops in Lathlain Street, Chan Street and Cameron Avenue.

- Far side bus turnarounds with bus lay over in Aikman Drive and Cohen Street.

Cohen Street extension between Lathlain Street and Benjamin Way.

Westfield improvements stage 1 including construction of the retail bus station in the south west
corner of the Belconnen Mall.

Demalition of the existing interchange and the construction of a new ‘street based' bus station on
the eastern side of Benjamin Way adjacent to the Australian Bureau of Statistics.

Other land releases and development opportunities outlined in the report.
Subsequent stages of Westfield development in accordance with its Master Plan.

Considered individually the development proposals identified above do not trigger any formal
Environmental Impact Statement (EIS) as part of the development assessment process. Taken
altogether, however, the proposals have a significant impact on the character of the town centre and are
therefore the subject of this more conprehensive overview. In addition, the Report supports Territory
Plan Variations that are required to achieve the full range of development opportunities.

The fallowing specialist team has provided input to the preparation of this Report:
Parsons Brinckerhoff (incorporating the former Capital Planners) — Planning and consultation.
Maunsell — Civil engineering design of Cohen Street between Benjamin Way and Lathlain Street
and specialist traffic modelling.
GHD — Givil engineering design Cohen Street between Benjamin Way and Emu Bank.
Eric Taylor Acoustics (Heggies) - noise assessment
Holmes Air Sciences —air quality assessment.
URS — Landscape design and flora and fauna assessment
Susan Conroy Consulting — social planning.

1.2 Contact

Design Palcy, Planning Services Branch
ACT Planning and Land Authority
Dame Pattie Menzies House

16 Challis Street

DICKSON ACT 2602

Attention: Gay Williamson e-malil: gay.williamson@act.gov.au telephone: 02 6207 71770
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1.3 Background
1.3.1 Location

The report is concerned with the central area of Belconnen Town Centre and includes the route of the
proposed extension and realignment of Cohen Street between Lathlain Street and Emu Bank. The
study area also encompasses eight parcels of Territory owned land, along the route of the extended
Cohen Street, and to the east of Lathlain Street in the vicinity of Westfield's Shopping Mall. The
proposed development sites are shown in Figure 1 and the associated Table 1.

Lake Ginninderrra

BENJAMIN

_ STREET

0 50 100 150 metres

Figure 1: Proposed Development Sites L

1.3.2 Previous and Current Related Studies

Since publication of the Belconnen Town Centre Master Plan (PALM, 2001) further studies have
investigated the feasibility of a number of proposals outlined in the Master Plan. These proposals
include changes to roads and the public transport network and the replacement of the current
Belconnen bus interchange to an on-street location.

Aninitial study by SMEC Australia Pty Ltd (2001) concluded that the overall impact of the Belconnen
Town Centre Master Plan recommendations are likely to be beneficial in the long-term, with careful
planning of bus routes, stops and priority facilities. Road proposals were found to be feasible,
particularly the propased extension of Cohen Street to Benjamin Way, and then from Benjamin Way to
Emu Bank and Eastern Valley Way. It also concluded that new road proposals would provide improved
accessihility for all modes of transport, particularly public transport, and more integrated development
opportunities for the Town Centre.
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In 2003 the ACT Government undertook investigations to confirm the suitability of a proposal for the
redevelopment of the Belconnen bus interchange with a bus network that would comprise a major bus
station, two “far-side” termini (Where some bus routes would terminate) and secondary stops en-route
through the town centre. The concept was developed to a stage that allowed a number of related
activities in the town centre to proceed namely:

Advance discussions with Westfield to construct a retail bus station.

Resolve the future of the existing bus interchange.

Resolve the design of Cohen Street Extension.

Identify other sites and facilities required for public transport in the town centre (Maunsell, 2003).

At the same time, issues around the road network and intersection design, termporary traffic
arrangements and future bus network design have progressed and culminated in the concept design
included at Figure 2 and the design development described in the study.

133  Objectives of the Design Concept Report

The Report is concerned with multiple projects that together aim to improve transport and urban design
outcomes in Belconnen Town Centre.  The report focuses on an east-west “bus street” along the extension of
Cohen Street, with bus stations located to allow buses to operate fromthe eastern to the western sides of the
town centre. The bus street includes dedicated bus lanes, pedestrian paths and cycle ways. General traffic
lanes are proposed for the section of road between Lathlain Street and Benjamin Way but in the first instance,
general traffic will be excluded from the section between Benjamin Way and Emu Bank.

The project also includes the investigation of development potential for eight sites located within the
study area, that are currently unleased Territory Land.

134  Transit Oriented Development

Transit Oriented Development (TOD) is concerned with the creation of compact, walkable communities
centred around high quality public transport systems. This makes it possible to reduce dependence on
private car use for journeys to work and access to retail, education, recreation, cultural and other activities.

It is important to distinguish between a true transit oriented development and a transit adjacent
development. Siegman (2003) defines a true TOD as including most of the follomng:

Development lies within a five-minute welk to the transit stop, or about 400m from stop to edge.
For major stations offering access to frequent high-speed service this catchment area may be
extended to the measure of a 10-minute walk.

A balanced mix of uses generates 24-hour ridership. There are places to work, to live, to learn,

to relax and to shop for daily needs.

Place-based zoning codes generate buildings that shape and define memorable streets, squares,
and plazas, while allowing uses to change easily over time.

The average block perimeter is limited to no more than 400m. This generates a fine-grained network
of streets, dispersing traffic and allowing for the creation of quiet and intimate thoroughfares.

Minimum parking requirements are abolished in favour of maximum parking controls. Parking
costs are “unbundled,” and full market rates are charged for all parking spaces. The exception
may be validated parking for shoppers.

Major stops provide bike stations, offering free attended hicycle parking, repairs, and rentals. At
minor stops, secure and fully enclosed bicycle parking is provided.

Transit service is fast, frequent, reliable, and contfortable, with a headway of 15 minutes or less.

Roadway space is allocated and traffic signals timed primarily for the corvenience of walkers
and cyclists.
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Automobile level-of-service standards are met through congestion pricing measures.

Traffic is calmed, with roads designed to limit speed to S50kph on magjor streets and 30kph on
lesser streets.

Proper integration of all the relevant land uses and related facilities is essential. It will be vital that this
integration is recognised in the detailed designs. Each should form a “place” with totally integrated uses and a
system of walkways, roads, and other facilities complementing the public transport system serving the area.
To ignore any part of the area contiguous to the public transport node risks the developments becoming
simply “transit adjacent”.

2. Description of the Proposal

21  Project Description

The project is concerned with improving the road connections and bus operations through Belconnen Town
Centre, primarily by providing an east to west road through the town centre that preserves priority for buses
and provides good amenity for bus users, including interchanging passengers. The concept is shown in
Fgure 2. The proposal includes a range of preparatory works that are important to be in place before the
significant interventions in the exiting pedestrian, bus and vehicle movement networks take place.

The propased bus system improverments will include the dermalition of the existing bus interchange and
its replacerment with the following new facilities:

Retail bus station as illustrated in Figure 3. This facility will function as part of the Belconnen

Mall, with security and cleaning services provided by the shopping centre operator.

ABS station on the site of the existing interchange as illustrated in Figure 4.

Lake Ginninderra College station that is still to be designed.

Western terminus in Cohen Street adjacent to the existing depot.

Eastern terminus in Aikman Drive adjacent to the indoor swimming and sports centre.

The scale of facilities will be designed to accommodate services that meet the forecast demands
identified by the ACT Government’s Sustainable Transport Plan (2004) including an increase in public
transport usage to 16% of work trips in 2026 (currently around 79%4).

22 Proposed Public Transport Infrastructure

The bus stations will each be provided with inbound and outbound platforms on opposite sides of the
road. The bus stations are proposed at the following locations:

Eastern Station: located at the eastern end of the bus street on Emu Bank. The platform for
eastbound buses will be located in the vicinity of the skate park and Lake Ginninderra College and
the platform for westbound buses will be located close to the intersection of Emu Bank with Aikman
Drive. Anew bus layover facility will be located close to the eastern bus stations, on Aikman Drive,
in order to accommodate terminating buses.

Central Station: located at the site of the existing bus interchange, with platforms located on
either side of extended Cohen Street as shown in Fgure 4.

Retail bus station: located to the south west of Belconnen Mall, close to Lathlain Street and
extended Cohen Street. This bus station will take the form of a bus “lounge” facility that is
physically integrated with level 3 of the mall in the vicinity of the current ‘red bridge’.

Western Station: located at the western end of the bus street, within the Mixed Services
precinct. The interim location for the bus station includes the platform for eastbound buses on
Cohen Street.
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Fgure 2. Project summary —Stages 1 and 2
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Fgure 3: Concept design for Westfield's retail station on the corner of Lathlain Street and Cohen Street
extension.
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Fgure 4: Design concept for redevelopment of the existing interchange

23  Preliminary Road Designs

231 Lathlain Street to Benjamin Way

The preliminary design for the western side of Cohen Street extension is included as Figure 5. Features of the
design are:

Maintain levels at the existing access to Westfield's car park structure from Joyrnton Smith Drive.

Regularise the lane alignments at a 4 legged intersection with Benjamin Way by reconstructing the existing
pedestrian bridge between the Churches Centre and the Mall as shown in Figure 6.

Achieve the typical road cross sections for bus priority lanes, vehicle lanes, cycle ways, pedestrian paths,
lighting and verge landscaping as indicated in the typical cross sections shown in Hgure 7.

Achieve a maximum gradient of 6%in the central section of the road levelling out to a 2% gradient in the
approach to the bus station entry exit and the Lathlain Street intersection.

Relocate pedestrian movement away fromthe ‘red bridge’ to alevel 2 access utilising the existing Lathlain
Street underpass. This will allow for the removal of the pedestrian bridge to permit construction of the road.

About 60 surface parking spaces at Lathlain Street level will be taken up with the new intersection and
replaced with additional parking at the lower level.

The intersection of the Cohen Street extension and Lathlain Street is proposed to be signalised.

The access to the bus lounge from Lathlain Street is currently proposed as a priority junction with “keep clear”
messages painted on the pavement of Lathlain Street. However, signals at this intersection may be
recommended in design. Similarly, the need to signalise the Cohen Street access to the bus lounge will be
assessed in design. An arrangement of buses utilising Cohen Street and Lathlain Street is proposed for the
interim arrangement prior to realignment of the bus street to Gillott Street in the ultimate arrangement.

Belconnen Town Centre Public Transport Improvements and Transit Oriented Development - March 2008 7



FHgure 5. Preliminary design for Cohen Street extension between Lathlain Street and Benjamin Way

Fgure 6: Preliminary design of the pedestrian bridge between the Churches Centre and the Mall
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Fgure 7: Typical road cross sections

232 Benjamin Way to Aikman Drive

The existing bus pavement between Chandler Street bridge and Eastern Valley Way will be discarded and
the ramped bus access and ‘island’ platformwill be removed.

Bus lanes that will include taxi and service vehicles will be provided in this section of the bus street with
kerbside bus stops as suggested in Figure 4.

Bus, cycle and pedestrian routes will connect to Emu Bank at a new signalised T-intersection at the existing
right angled bend on Emu Bank.

Emu Bank may be widened to cater for indented bus parking bays between the Emu Bank / Cohen Street
extension intersection, and the Aikman Drive / Emu Bank intersection.

A bus layover/turn around facility (the Eastern layover/Eastemn Terminus) will be located in Aikman Drive.

24  Pedestrian and Cyclist Facilities
An objective of the proposal is to improve pedestrian and cydlists facilities within the study corridor.  This is achieved
by promoting safe, active and direct connections that include:

Providing attractive and well lit pedestrian and cycle paths to link Lake Ginninderra College with Lathlain
Street. This creates a new off road trunk route through the centre of the town centre, improving cycdle and
pedestrian access along a distance of more than 800 metres.
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Extending level 3 of the Westfield mall through to Lathlain Street to create a broad platform for pedestrian
access between the Mixed Services Area and the mall to replace the existing ‘red pedestrian bridge'.

Constructing traffic signals and pedestrian crossing at the intersection of Benjamin Way with Emu Bank.
Constructing traffic signals at the intersection of Luxton with Lathlain Street including pedestrian crossings.
Replacing the pedestrian walkways between Belconnen Mall and the existing bus interchange with four way
signalised pedestrian crossings at the intersection of Benjamin Way with Cohen Street extension. The

existing pedestrian crassings on Benjamin Way (zebra) will remain.

Constructing traffic signals at Cohen and Lathlain Street intersection, providing safe pedestrian access between
the mall and the mixed services area. This will link to the existing town centre path network.

On-street cycle facilities along Cohen Street between Lathlain Street and Benjamin Way.
25 Staging

251 Stage 1-—Preparatory works

Before Cohen Street extension works and demolition and reconstruction of the interchange can occur the following
preparatory work must be carried out:

Construct the eastern bus terminus in Aikman Drive;

Construct the western bus terminus in Cohen Street west of Lathlain Street;

Signalise the intersection of Luxton Street with Lathlain Street;

Signalise the intersection of Benjamin Way with Emu Bank;

Create a temporary pedestrian link from Lathlain Street into level 2 of the mall;

Modify the Cameron Avenue / Chandler Street roundabout to accommodate temporary bus operations; and
Create temporary bus stops and pedestrian improvements in Chan Street and Cameron Avenue.

This first stage achieves other benefits for the town centre by improving intersection safety for pedestrians and vehicle
traffic. The preparatory work does not commit the Territory to all or part of the subsequent Cohen Street project(s).

2.5.2 Stage 2 — Major road works and demolishing the existing interchange

Once the essential preparatory work described above is completed construction of Cohen Street and demolition of
the interchange can begin.  Concurrent with this work will be the construction of the first stage of Westfield
expansion that will include the new retail bus station as described in Figure 3.

The start of construction will be accompanied by:

Closing the busway between Coulter Drive and Benjamin Way. The busway carries 140 buses a day, a
relatively small number that will be redirected to the main bus route along Luxton and Lathlain Streets.

Rerouting all buses away from the interchange and through temporary bus stops in Cameron Avenue and
Chan Street.

Removing the overhead pedestrian walkways across Benjamin Way and between the Churches Centre and the
mall. Note the propasal currently includes replacement of the Churches Centre link, but that this may be the
subject of other negatiations between Westfield and Churches Centre owner.

Temporarily removing the ‘red pedestrian bridge’ and redirecting pedestrians to an aternative access into level 2
of the mall utilising the existing Lathlain Street underpass. Note that Westfield's proposals completely replace the
red bridge with an extension of the mall’s third floor level through to Lathlain Street.

Removing 60 spaces from the existing surface car park that is accessed off Lathlain Street. On completion of
construction about 100 new spaces are created in the lower level car park and 330 spaces in a new strucutre.

Removing the high-speed vehicle link along the section of Joynton Smith Drive extending from the entrance to the
southern car park structure and the western entrance to the Section 52 surface car park.
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2.6  Potential Transit Oriented Development Sites

The project includes consideration of the land use and development potential of eight unleased sites within the study
area (Fgure 1). Development and urban design concepts for the sites are provided in detail in Section 7.0 of this
report, and provide the background information for the analyses of potential environmental impacts. The summary of
development opportunities and potential for each site is provided in Table 1.

Table 1 Summary of Development Potential for Unleased Territory Land Sites

Development Site Development Potential

Site A: Block 24 Section 52 10 storey mixed use; max GFA 18,000n?; 144 residential units; retail
903m?; commercial 2209mg; rests/drinks 400n?

Site B: Block 25 Section 52 Retail max GFA 35,000r¥; additional car parking for approx.500 cars

Site C. Block 7 Section 52 10 storeys: parking on 3 levels; commercial 7000n? GFA; ground floor
retail 200n?, other 550

Site D Retain for possible future IPT route

Site E Block 1 Section 151 10 storey mixed use; 200 units; 3,700n? commercial

Site F: Block 8 Section 50 (modified) | 3 storey Commercial; office GFA 5000n; retail 500m?

SiteG: 18 storey mixed use; GFA 16,500n%; 105 units; retail 1500mm?

Site H: 18 storey mixed use; GFA 28,500n?; 246 units retail 3500n¥;
public/private car park 13,300m?

2.7  Draft Variation to the Territory Plan

The proposal involves a realignment of the Intertown Public Transport (IPT) Route and a 200m long section of
Transport and Services Zones 1 and 2 occupied by part of Joynton Smith Drive and the existing busway. In the first
instance the existing busway at the foot of the Lathlain Street batter and the corresponding section of Joynton Smith
Drive will be used for car parking with a suspended concrete slab extending level 3 of the mall to create a bus lounge
and retail frontage to Lathlain Street.

The integrated bus lounge / retail solution is relies on a Territory Plan variation that is summearised below and
illustrated in Figure 9. Fgure 8 illustrates the existing Territory Plan.

Change the part of the Joynton Smith Drive road corridor between Emu Bank and the proposed Cohen Street
extension from TSZ1 to CZ1.

Change the part of the existing buswey between the southem boundary of Block 26 Section 52 and the
proposed Cohen Street extension from TSZ2 to CZ1.

Remove CZ2 from Block 2 and part Block 1 Section 152 (existing interchange and replace with TSZ1.
Remove TSZ2 fromthe part of Block 12 Section 48 Belconnen and replace with CZ2.

Establish a new alignment for IPT overlay to follow Coulter Drive, Luxton Street, Lathlain Street and the new
Cohen Street alignment from Lathlain Street to Emu Bank, and then Emu Bank to Aikman Drive and through
the proposed layover site east of Aikman Drive where it will continue on it current designated alignment.

Provide a link between the new IPT overlay on Lathlain Street to the remaining part of the existing IPT overlay
that follows the busway adjacent to Joynton smith Drive up to Coulter Drive.

The draft variation map indicates the proposed land use policy boundaries as accurately as possible but may be
subject to adjustments following detailed surveys and final road designs.
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Figure 8: Existing Territory Plan map
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Fgure 9: Proposed Variation to the Territory Plan map
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3. Existing Land Use and Planning Framework

3.1 Existing Land Uses within the Study Area

The distribution of land uses through the Belconnen Town Centre reflect the function and services provided at a town
centre level within the hierarchy of Canberra’s centres. Aninventory of existing land uses adjacent to the proposed
alignment of the bus street is provided at Attachment A and summarised in the following:

311 Cohen Street

The existing land uses and developments on Cohen Street (western end of the study area) comprise a range of
secondary retailing, service industries, vehicle sales and municipal services, providing a diverse land use patternin a
mix of single and two storey buildings. The largest land use is the ACTION Bus Depoat, located between Josephson
and Nettlefold Streets, to the north of Cohen Street. Two vacant sites (Blocks 9 & 13, Section 14) adjoin the bus
depoat, with frontages to Cohen Street.

Towards the eastern end of Cohen Street, the block sizes tend to be sndller. The Belconnen Police Station is
located at the north west comer of Cohen Street and Lathlain Street adjacent to the Belconnen Remand Centre.

An Australia Post Delivery Centre (Block 1 Section 24) is located between Cohen Street and Gillott Street and
adjoins a car service and repair business, and a Shell Service Station.

The south side of Cohen Street comprises a mix of small and large businesses, including bulky goods retailing (eg
Canberra Carpet Choice, Retravision); vehicle sales, health facilities and professional offices.

312 The Retail Core Area

The retail core area includes the highest order retail uses, provided in a single shopping mall building, with adjoining public
and privately leased carparking areas for customers of the Mall and nearby businesses.

Westfield's Shopping Mall, at its central location, is the single largest land use within the town centre. It provides awide

variety of comparison shopping, including supermarkets, department stores, a Hoyts cinema complex, speciality shops,
cafes and takeaway food, and a small number of community uses.

Two multi-level car parks are integrated with the Mall building at its northern and southern ends.  Additional public
carparks are located to the west and south west of the Mall. A surface carpark to the north east of the Mall is a future
development site (Block 4 Section 52).

313 Community, Cultural and Recreational Uses

To the east of Westfield's Shopping Mall, across Benjamin Way, is a range of community facilities and services. These
land uses are clustered around Margaret Timpson Park, close to Chandler Street, and comprise a health centre (Block 54
Section 41), a community centre (Block 44 Section 54), a library (Block 11 Section 54), a church (Block 3 Section 47) and
a Senior Gitizen's Centre (Block 23 Section 54).

Lake Ginninderra College (Block 59 Section 65) is located at the eastern end of the study area, on the northern side
of Emu Bank (Block 60 Section 65). Adjacent to the college, is a skateboard park . The nearby foreshore
development includes a drinks establishment, restaurants, shops and non retail commercial activities. Medium
density housing is located along Emu Bank, on its western side, and a proposed 18 storey mixed use/residential
development will be built on Block 52 Section 55, the vacart site between Chandler Street and Emu Bank.

Opposite Lake Ginninderra College, on Emu Bark, is a Lutheran Church, a McDonalds restaurant and the AMF ten
pin bowling, and to the east of Aikman Drive is the University of Canberra.
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314 Bus Interchange

The existing bus interchange, located to the east of Westfield's Shopping Mall, is a large single land use. Itis
connected to the shopping mall and to the Churches Centre building by overhead pedestrian bridges.

3.15 Non Retall Commercial Uses

Along Benjamin Way, to the south of the bus interchange and the Mall, the land use is predominantly non retail
commercial. The town centre’s largest office developments are located within this area. The significant office
developments are the Australian Bureau of Statistics (Blocks 5 & 6 Section 152) and the Australian Government
Department of Immigration and Multicultural Affairs (Block 2 Section 196).

The Belconnen Churches Centre (Block 1 Section 196) has a building frontage to Benjamin Way and accommodates
shops, personal services, professional offices, a club, a café and community uses.

Opposite the Cameron Offices (northern wings) on Chandler Street is the Canberra Labor Club that provides a range
of social activities and facilities for its members.

3.2 Current Land Use Policy

321 National Capital Plan

The National Capital Plan, at its most general policy level, provides a framework for land use and development
throughout the Territory.

The study area is part of Belconnen Town Centre which is included in the General Policy Plan of the National Capital
Plan and shown as a Town Centre within the urban area of Belconnen. The study area is not within a Designated
Area of the National Capital Plan nor subject to Special Requirements of the Plan, and future development will be
assessed against the Territory Plan.

However, the National Capital Plan includes General Planning Principles and Policies that are relevant to this
planning study in Section 4 (Urban Areas) and Section 6 (Transport).

One of the key principles of Canberra’s urban structure is the hierarchy of centres, with each town having a centre
acting as a focal point for higher order retail functions, commercial services, offices and community facilities. The
National Capital Plan states that this hierarchical principle, at the metropolitan level, means that:

Town centres provide retail, commercial, cultural, entertainment and other facilities to meet community needs,
and serve also as locations for office-based employment.

Centres at each level in the hierarchy form the focus of a range of retail, commercial and community facilities
and services, in which specialisation increases at successively higher levels.

Encourage continued expansion of services and facilities in each of the town centres.
Section 6 of the National Capital Plan (Transport) outlines principles for transport planning, including:

Reserve a route for the development of a public transport service to link major employment nodes. As far as
practicable the service will be segregated from other transport systems and will operate with priority of right-of-
way.

Incorporate nationally recognised practices and standards consistent with the role and function of each road,
or additional standards set out for the Designated Areas of this Plan.

322 The Territory Plan

Existing and proposed Territory Plan zones are described in Figures 8 and 9. The maps show how the town centre
is structured around the following three Commercial Zones:
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CZ1—-Core

Territory Plan objectives for CZ1 are:

a)  Encourage a mix of predominantly commercial land uses that contribute to a diverse and active character

b)  Provide for arange of conveniently located retail and service outlets

c¢)  Promote vibrant, interesting and lively street frontages including during evenings and weekends

d)  Encourage an attractive, safe pedestrian environment with ready access to public transport

e)  Maintain and enhance a high standard of urban design through use of sustainable design and materials and
ensure that buildings retain a high level of design consistency and compatibility

f) Provide opportunities for business investment and employment

g  Maintain and enhance environmental amenity

h)  Promote the establishment of cultural and community identity representative of, and appropriate to, the place

CZ2 —Business

Territory Plan objectives for CZ2 are:

a)  Provide dffice and business sites accessible to public transport and convenience retailing and services

b)  Provide adiverse range of accommodation sizes and locations for offices close to the retail core

c¢)  Encourage provision of convenient outlets for goods, senvices and facilities to meet the needs of the workforce

d)  Create vibrant lively pedestrian routes and public spaces

€)  Ensure ahigh quality urban environment through use of sustainable design and materials and maintain a high
level of amenity for employees and the public

CZ3 - Services.

Territory Plan objectives for CZ3 are:

a) Provide for a range of conveniently located services and lower rent commercial activities

b) Ensure that commercial development supports but does not undermine the function of the CZ1 Core Zone
and the CZ2 Business Zone

C) Accommodate retail uses or entertainment facilities requiring larger sites

d) Encourage a mix of land uses which contribute to an active and diverse character

e) Maintain and enhance environmental amenity and encourage a standard of urban design consistent with the
function of the Zone

f) Undertake development using best practice environmentally sustainable development principles

3.2.3 The Canberra Spatial Plan

The Canberra Spatial Plan, released in March 2004, outlines a long term strategic direction that will help provide for
growth to achieve the social, environmental and economic benefits.  There are a number of goals outlined in the
Canberra Spatial Plan. Relevant to this report is the goal to retain ease of movement and facilitate good travel
connections in order to establish a more sustainable and responsive transport system. Policy responses incdlude:

concentration of more development and promotion of a greater mix of land uses in and around existing town
centres and at key activity nodes on transport corridors;

location of higher population densities around the town centres to encourage greater accessibility;

development of Trunk Public Transport Routes to improve transit services and to support intensive land uses
around stations and at interchanges.

Introduction of measures to encourage the community to use more sustainable transport particularly walking,
cycling and public transport.

improverment of pedestrian safety and amenity as well as cycling and walking access to and around the town
centres.

Another goal relevant to this planning study is “sustain employment opportunities”. Its objectives include
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Support viable town centres as a focus for each district; and
Provide flexible opportunities and appropriate locations for establishing and growming business.

Pdlicies responding to these objectives are:
To improve the attractiveness of town centres as places to live, work and for recreation;
To improve transport links to town centres;
To ensure maximum use of existing and upgraded transport infrastructure and minimise the journey to work.

To encourage a more sustainable urban form, a mix of land uses will be encouraged in areas that have been
previously dominated by single land uses.

3.2.4 The Sustainable Transport Plan for the ACT

The Sustainable Transport Plan is a 25 year implementation plan which was developed to sit under the Territory Plan
and be closely integrated with the Canberra Spatial Plan. The Sustainable Transport Plan outlines a transport system
that retains Canberra’s high levels of accessibility, but with loner per capita costs and less negative impacts. It also
advocates a shift in travel from cars towards a greater reliance on walking, cycling and public transport.

Akey to achieving the goals of the Sustainable Transport Plan is the progressive shift towards an urban form that
supports shorter trips and encourages people to walk or cycle. The Spatial Plan provides this urban form. The
Sustainable Transport Plan encourages improvement of public transport services at activity nodes along key
transport corridors. This will support intensification of development along these corridors in line with the urban
containment principle of the Spatial Plan.

The Sustainable Transport Plan proposes the progressive development of a corridor transit system, building onto the
existing bus system. Investment in busways will help to reduce public transport travel times on trunk routes and
increase reliability. A range of complementary measures is proposed to support increased public transport
patronage. These include the introduction of effective management of parking, real time information for bus
passengers, TravelSmart programs, improved interchanges, park and ride facilities and increased services.

The propased extension to Cohen Street and improvements to bus services and facilities throughout the Town
Centre, as well as the creation of opportunities for transit oriented developments along the proposed bus street,
respond to the principal goals and strategies of the Plan. These goals aim to achieve sustainable transport by
improving public transport, encouraging walking and cycling, and integrating transport and land use.

3.2.5 Belconnen Town Centre Master Plan

The Belconnen Town Centre Master Plan, approved in August 2001, provides a framework for ensuring the long term
sustainability of the town centre as the community’s economic, social and recreational centre.

The Belconnen Town Centre Master Plan resulted from the first comprehensive review of the 1986 National Capital
Development Commission (NCDC) ‘blueprint’ for Belconnen Town Centre, the Belconnen Town Centre Policy Plan
and Development Plan.

Community concems expressed during the master plan process included the need to address the physical and visual
barriers to pedestrian movement around the town centre, including improving access for peaple with a disability, and
addressing concerns for safety, lighting, cleanliness and security at the existing bus interchange. Concerns about
the location of the interchange with long walk distances to key destinations were also confirmed.

The current location and configuration of the interchange compromises the visual quality of Benjamin Way, provides
poor access to Margaret Timpson Park (the Town Park) and community facilities to the east of the park, and reduces
the opportunities for pedestrian activity and active retail frontages onto Benjamin Way.
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The Belconnen Town Centre Master Plan idertified a series of strategic initiatives to redress structural deficiencies
identified through planning investigations and community consultation. This design concept report responds to the
implementation of the following strategies:

Increase the permeability and legibility of the town centre by completing Cohen Street extension to increase
the efficient and convenient moverment of people, particularly between the mixed uses and retail core areas.

Develop Benjamin Way as the “Main Street” of the town centre by focusing on public transport access,
generating pedestrian movement at ground level, creating stronger links to the park and supporting the
landscape development of the street.

Investigate the extension of Cohen Street to Benjamin Way to provide a more legible eastinest link

Improve and encourage public transport as well as increase the viahility for other modes of transport (eg
walking and cydling).

Improve the efficiency of traffic circulation through structural changes to road infrastructure.
Relocate the current bus interchange fromits isolated location to an on-street facility.

Pedestrian management

In establishing an upgraded and complete pedestrian network, the enphasis will be on returning pedestriansto a
street level systemby:

Linking the Mixed Services Area, the retail mall, the town park, the community-cuitural area and the lake.
Balance pedestrian activity and retailing between the Mall, Benjamin Way/Ermu Bank and the Mixed Uses Area
by encouraging active retail frontages to the external faces of the Mall, facilitating changes to Lathlain Street
and improving the viability of Margaret Timpson Park.

Establish a major pedestrian route with Cohen Street and onto Lathlain Street and the Mall and upgrade
paving material, street lighting, planting and the use of cultural design motifs.

Cycleways

The Belconnen Town Centre Master Plan notes that the town centre is currently well served with cycleway
connections, including trunk routes from east to west that feed into the town centre, mainly on dedicated cyclepaths.
Minor paths provide connection to the surrounding precincts, including Bruce, the University of Canberra and nearby
residential suburbs.

The principal objective for future development within the town centre is to ensure that the integrity of the cycleway
systemis not only protected but improved with the creation of a new east / west trunk route between Emu Bank and
Lathlain Street along the alignment of Cohen Street extension.

4, Existing Physical Environment

4.1 Topography

The study area, which falls generally fromwest to east, has significant level changes in a number of key locations,
including along the edge of the bus-only lane on Joynton Smith Drive, and between Chandler Street and Emu Bank.
These level changes form a distinctive topographical feature of the study area.

For the purpose of describing the topography of the study area, the area can generally be divided into the following
four sections.

Between Nettlefold Street and Lathlain Street, the area falls generally fromwest to east, except for an abrupt
topographical change along the edge of Josephson Street, adjacent to the bus depot. The area is generally level
from north to south with some gentle undulations.
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The section between Lathlain Street and Benjamin Way has a major level change of up to five metres along the
western edge of the existing busway.

The platform on which the Mall stands (Block 20 Section 52) is relatively flat. However, land to the south of the Ml
falls from Lathlain Street to Benjamin Way with a level difference of approximately 10.0 metres.

The main topographical feature of the area between Benjamin Way and Chandler Street is a ridge running
approximetely north-south along Chandler Street, with the land falling to low points on the lines of Benjamin Way and
Eastern Valley Way. The existing bus interchange has resulted in some level adjustments and the creation of bus
lanes between Benjamin Way and Eastern Valley Way that pass under Chandler Street. An east-west pedestrian
route connects the foreshore area with the health and community precinct (Section 54), Margaret Timpson Park, and
the retail core, but the pathway relies on steps and ramps to accommodate the level changes between these areas.

The land falls steeply from Chandler Street to Emu Bank, and then climbs gently fromits lowest point at Eastern
Valley Way to Aikman Drive where it again rises steeply on the University of Canberra site. However, the area along
the foreshore falls gently to the edge of the Lake and is relatively level.

4.2 Landscape Characteristics

URS carried out an assessment of the landscape features of the study area in conjunction with the assessment of
flora and fauna values. Details of the landscape assessment are provided at Attachment B. The existing quality of
landscape components within the study corridor is generally lowto moderate. It reflects a lack of coordinated street
tree planting and relatively low level of maintenance.

The landscape assessment divided the study area into a series of corridors and nodes and identified
recommendations that are summearised in Table 2.

Table 2: Summary of recommendations made as part of the landscape assessment

Name Recommendations

Corridor 1 —Cohen Street tree planting on both the northern and southern edges of Cohen Street is
Street (west) required to visually define the street corridor while maintaining long-distance views to
the east

Shade tree planting with Fraxinus oxycarpa ‘Raywood’ (Claret Ash) would provide a
dense broad cover required for shade at the proposed bus stops along both sides of
Cohen Street

Tree planting to be coordinated with bus shelters
Eucalyptus mannifera (Brittle Gum) recommended as street tree for other sections of

pedestrian footpath
Corridor 2—Cohen Street tree planting on both northern and southern edges required to visually define
Street (east) the street corridor and provide shade for pedestrians and parked cars

Eucalyptus mannifera is a recommended street tree.
Cohen Street/ Lathlain Redevelopment of the intersection by extending Cohen Street to the east will provide
Street intersection an opportunity for landscape treatment to define this node

Smoath-barked Eucalypts, such as E. rossii, are recommended as feature trees for
the intersection with native grasses as ground cover to maintain an open character

Pedestrian corridor Closure of the bus dedicated lanes along the southern edge of Joynton Smith Drive
(Lathlain Street to will create an opportunity to widen the pedestrian corridor to create an attractive and
Benjamin Way) usable landscape corridor connection between Lathlian Street and Benjamin Way.

Recommended tree species include E. viminalis (Manna Gum), E. Blakelyi and E.
polyanthemos (Red Box) together with flowering shrubs, such as Callistermon,
Melaleuca and Grevilleas, as well as native grasses

Corridor 5—Bus/car Design of the bus shelter and car structures provides an opportunity to enhance the
corridor (Lathlian Street urban environment
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Name

Recommendations

to Benjamin Way)

Opportunities for tree planting should be created to provide shade and visual contrast
to the predominantly built environment of this corridor

Recommended species include Pyrus ussuriensis (Manchurian Pear) and Pistacia
chinensis (Pistachio)

Node 6 — Joynton Smith
Drive/ Benjamin Way
intersection

Design of the intersection should seek to maintain and frame views to north and south

Closure of the bus dedicated lanes that run west from the intersection and the
removal of the overhead pedestrian bridges will provide an opportunity to create a
distinct nodal point at this major intersection

Use of deciduous trees such as Pistachio will allow sun penetration during winter
whilst providing shade for pedestrians in summer.

Corridor 6—Bus
corridor (Benjamin Way
to Chandler Street)

Removal of the overhead pedestrian walkway will visually open the corridor and
provide opportunities for the planting of deciduous tress such as Zelkova serrata
(Japanese Zelkova) or Robinia pseudoacacia (Black Locust) to provide summer
shade while allowing sun access during winter

The existing stand of native Callitris sp. Trees at the western end of the car park
north of the corridor provide an opportunity to create a pedestrian walk connecting the
bus stops to Swanson Mall and town park.

Corridor 7—Bus
corridor (Chandler
Street to Emu Bank)

The ornamental pears planted alongside the pedestrian path could be transplanted to
other suitable locations within corridor

Earthworks within this corridor will provide an opportunity for landscape treatment that
relates to adjoining land uses as well as the experience of bus passengers, motorists,
cyclists and pedestrians traveling along the corridor

Recommended species indude E. rossii, E. blakelyi and E. viminalis with native
grasses as ground cover

Note 7 —Bus corridor/
Emu Bank Intersection

Redesign of the intersection to create a T-junction will allow the creation of a sense of
entry to the section of Emu Bank providing access to the residential and commercial
development adjoining the lake

Tree planting with large and visually distinctive evergreen tree species that contrast
with the predominantly deciduous species at this section of Emu Bank should
reinforce the sense of a gateway to the commercial core of the Belconnen Town
Centre

Corridor 8 — Emu Bank
(Bus Caorridor to
Aikman Drive)

Additional street tree planting in the western section, particularly on the southern
edge of Emu Bank, will be required to reinforce the avenue character of this corridor

Recommended species incdlude Platanus x acerifolia (London Plane), E. blakelyi and
E. rossii.

4.3 Engineering Services

An investigation of engineering services was undertaken by Maunsell (2002) within the context of a study of the
feasihility of extending Cohen Street from Lathlain Street to Emu Bank, and an earlier proposal to accommodate
vehicular traffic, bus lanes and an Intertown Public Transport (IPT) route on Lathlain Street.

The report concluded that the proposed works involved in the Cohen Street extension are feasible without any
significant impediments imposed by the existing engineering services.

4.4  Existing Roads and Traffic Conditions

The existing conditions of relevance to the planning of the transport systemin the town centre are:
Land use and its scale.
Parking facilities and their use.
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Public transport facilities and their use.
Pedestrian and cycle facilities

4.4.1 Road Network and its Use

The Town Centre road network is shown by Figure 10, together with the existing major road traffic flows.

It should be noted that these volumes vary depending upon the location along the particular road. The main features
of this network and its use are:

Good connections to the mejor arterial road links; Luxton Street, Nettlefold Street and Joynton Smith Drive to
Coulter Drive, Lathlain Street, Benjarmin Way and Eastern Valley Way to Belconnen Way, and Aikiman to
Ginninderra Drive.

Significant but acceptable peak period traffic flows on the major town centre distributor roads; Luxton Street
1200vph, Nettlefold Street 550-1200vph, Benjamin Way 800-1350vph, College Street 550vph, Lathlain Street
900vph, Emu Bank 900-1200vph, and Chan Street 650vph.

Fgure 10: Belconnen Town Centre Road Network and Traffic Hows
[Source: Existing PM peak hour flows derived from a combination of SCATS data and intersection counts (2005)]

4.4.2 Parking
While parking is important for all developments it is of particular importance to Westfield Mall. In summary the main
parking faciliies serving the mall are:

northern parking structure, 1239 spaces;

southern parking structure, 520 spaces;

surface parking adjacent to Joynton Simith Drive, 876 spaces; and

Lathlain Street parking, 212 spaces close to the mall on the proposed Site F location.
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Atotal of 2847 spaces are available to visitors / staff in close proximity to the Mall. There are 463 spaces on Lathlain
Street (further south), but these are privately owned and managed, somewhat remote from the mall and are reserved
for staff of nearby commercial offices (eg. Benjamin Offices). The peak utilisation of this Mall parking occurs on
Friday evening and Saturday lunchtime. The Fiday evening occupancies are shown in Table 3.

Table 3: Mall Parking Utilisation — Friday evening peak

Parking Area Number of Number of
Spaces empty spaces

Northern Parking Structure 1239 196

Southern Parking Structure 520 164

Western Surface Parking Area 876 305

Lathlain Street Parking (Site F location only) 212 60

TOTAL 2847 725

Note:  Survey undertaken on Friday 24 March 2006

The main conclusions to be drawn from this analysis of the Mall parking are:
The peak time for parking at the Mall was found to occur at 7pm on a Fiday evening.
The northemn parking structure was most heavily utilised with only 16% spare capacity in the peak period.

The Lathlain Street parking area and the southern parking structure had 28% and 32% of their spaces
available respectively.

The large western surface carpark had up to 35% of spaces available at the peak parking period.

25% of the spaces available for Mall patrons (725 of the 2847) were unoccupied at the peak parking period (7pmon
a Fiday). However, during busier seasonal times, it is likely that these spare spaces will be utilised.

For future mixed use development on Site H, 159 public spaces are proposed, predominantly for the users of the
Community Centre on the comer of Swanson Court and Chandler Street. A spot site inspection undertaken during
normal business hours, identified that only 100 spaces were utilised (63%o utilisation). This rate of use correlates with
a 2001 ACT Parking study which identified that around 50% of spaces are utilised during these periods.

443 Public Transport
The existing bus routes into and through the Belconnen Town Centre are shown in Fgure 11.

Figure 11: Belconnen Town Centre Bus Routes — existing Source: “The Canberra Bus Map” - ACTION
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The main features of this network are:
A magjor focus on the existing bus interchange.
A concentration of routes on the Eastern Valley Way/ College Street corridor.
Relatively small number of stops within the town centre.

All of the services into the Belconnen Town Centre stop at the interchange. The interchange has pedestrian
connections to the Mall and the Churches Centre via grade separated pedestrian bridges across Benjamin Way.

The Lathlain Street stop is serviced by eight routes which cover most of south~west Belconnen. The Mall is linked to
Lathlain Street and the bus stop via a pedestrian bridge fromthe Lathlain Street parking area across the existing
Intertown Public Transport Route, Joynton Simith Drive, and the Mall surface carpark.

Cther uses are more remote from the interchange, and the ather stops which are not serviced by all routes.

The existing arrangement of public transport services to the Belconnen Town Centre has been assessed as deficient for
arange of reasons, largely related to perceived passenger safety, the barrier it creates between areas of the town centre,
isolation from town centre activities, and lack of coverage of the town centre without the need to change buses. Other
factors include poor pedestrian accessibility across the town centre, due to significant level changes and a strong focus
on the one mgjor stop — the bus interchange, and issues of bus parking within a prime town centre location. This
assessmert, particularly the need to reduce the dermand for bus parking and at the same time improve coverage, led to
the development of the “far side” interchange conceypt for bus operations into and through the town centre.

444  Pedestrian and Cycle Facilities
The area of the metropolitan path system relevant to the Belconnen Town Centre is shown in Figure 12.

Within the town centre there is an extensive system of footpaths adjacent to all the streets. In addition there are
several paths associated with the metropolitan path system
The paths fromHorey link to a path along Lathlain Street, then to a path along Benjamin Way, to paths along
Belconnen Way and to Macgquarie.

The lakeside path provides a mgjor link to the Mall, Ginninderra College, the University of Canberra and other
areas to the east, north and south of the town centre.

Onroad cycle facilities are also provided around the town centre, with dedicated cycle lanes provided on
Coulter Drive and Benjamin Way. On ather roads in the area, sealed shoulders allow provision for cyclists to
travel along the roadway, although in a less formal manner.

Fgure 12: Belconnen Town Centre Pedestrian / Cycle
Path System

Source: Extract from “The Canberra Cycleways” - ACT Government
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5. Existing Human Environment

51 Social Infrastructure

511 Human Environment: Social, Community and Physical Amenities

The following section provides an overview of the social, community and physical amenities of the Belconnen Town
Centre, particularly where they are relevant to the consideration of the proposed bus street and proposed
development sites in the study area.

The Belconnen Town Centre is located on the southem edge of Lake Ginninderra. It is a major focus for employment,
government services, shopping, personal services, health and welfare services, business and financial services,
education, entertainment as well as recreation and cultural activities for residents of Belconnen and the wider
Canberra community.

The Belconnen Community Centre is managed by the Belconnen Community Service (BCS). BCS manages a wide
range of welfare services and activities for Belconnen residents. Many of the activities are provided or managed from
this location. The Community Centre is a popular meeting place both during the day and evening, with activities and
services that include support for older persons through the HAAC program, Meals on Wheels and volunteer drivers.
Cther activities for all age groups include yoga, exercise classes, art and craft classes and computing classes. Also
included in the Centre is a small exhibition space, a childcare facility, Family Day Care office and the youth centre. A
small coffee shop operates during the day.

During the evening the Community Centre is used for meetings and community activities, but also other activities
associated with a large hall, including sports and recreation, theatre productions, art studio, and drama workshop.
Many aof the users of the Centre utilise the bus system and the proximity to the interchange has benefits to users,
particularly for those with limited mohility, or those with young children using prams and strollers. The adjacent car
park (located between the existing bus interchange and Swanson Court) is important for people attending various
shows, functions and dlasses.

The Belconnen Library is the regional library for Belconnen and is located off Chandler Street. The Library is open
for extended weekday hours and also on Saturday and Sundays. Nearby is the Belconnen Senior Citizens' Club
which also provides a wide range of activities and services to the aged. There are several church venues which also
have community facilities for meetings as well as child care.

In this part of the town centre, between Benjamin Way and Chandler Street, there are a number of ACT Government
offices providing a wide range of important client services. The Belconnen Shop Front gives access to a range of ACT
Government services such as payment of vehicle registrations, traffic fines, ACT Housing inquiries, vehicle and dog
licences payment of other bills and gathering information about govemment services and activities.

Cther government services within this section of the town centre include the Belconnen Health Centre, Therapy ACT,
Belconnen Mental Health, Centrelink and the Commonwealth Rehabiilitation Service. Kirra, the Day Centre for the
Aged, is located behind the community health centre and provides aged respite care.

The eastern section of the study area, between Chandler Street and Aikman Drive, has a high concentration of
recreational facilities including the Canberra International Sports and Aquatic Centre (CISAC), skate park, ten pin
bowling and the Labor Club.

The study area is well located in relation to the open space network including Lake Ginninderra and its foreshore

parklands, John Knight District Park and Margaret Timpson town park. People living and working in this area have
opportunities to access these facilities for recreation and leisure.
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Currently there is a small residential population within the town centre which is primarily dustered around the
southem lake foreshore. Nearby there is a range of small scale commercial and entertainment facilities around the
southem perimeters of the lake, with access from Emu Bank.

Lake Ginninderra College attracts students from Belconnen District, as well as Gungahlin. The College students
make major use of the shops and activities available at the Belconnen Mall as well as the Bus Interchange. Within 2-
3kms of the study site are other major educational facilities including Radford College, the University of Canberra and
Canberra High School. Primary and secondary students are high users of the public transport system

5.1.2 Belconnen Demographic Profile

Table 4 presents summary statistical information describing the Belconnen area. The data presented have been
sourced froma number of statistical reports/collections of the Australian Bureau of Statistics (ABS). It is noted that
different methodologies may apply to the collation of data so care should be taken with its interpretation.

The data presented refers to the ABS Statistical Subdivision (SSD) for Belconnen which covers an area of 130
square kilometres, which is 6% of the total area of the ACT. This SSD includes all the Belconnen suburbs as well as
the town centre. The development of South Belconnen began in 1967, with settliement of North Belconnen
commencing in 1974. Lake Ginninderra was filled in 1976 and the Belconnen Mall opened in 1978.

As at 30 June 2002, the population of the ACT was estimated to be 321,819 people.! The population of Belconnen
as a percentage of the total population of the ACT is 26%%. Only 4% of the population of Belconnen live in the town
centre itself (approx 2,880 people). All suburbs (except Bruce and the Belconnen town centre which will experience
some development) are forecast to experience population decline as the suburbs age.

TABLE 4: ABS statistical data for Belconnen
Demographics Belconnen SSD
Population Size
All people 82,247
The population density at 30 June 2002 was 665 persons per ki3 which is high for the ACT.
Country of Origin
Australian Born 74%
Persons of Indigenous origin (no.) 846
Age Statistics—Top 5
201039
40t0 59
5t019
60+
Oto4
As at 30 June 2001, the median age for Belconnen was 32.4 years, noting that the median age for the Town
Centre itself was a few years younger at 26 years.
Family Statistics —Top 5
Married
Never Married
Divorced
Widowed
Separated

O WINIEF

OLPRIWINIEF

! Regional Statistics: Australian Capital Territory 2003. ABS, 2003:3.

% This figure is calculated using the 2001 ABS Census data. When using the figure for the estimated resident population for
Belconnen as at 30 June 2002, this figure changes to 27%.

® Regional Statistics: Australian Capital Territory 2003. ABS, 2003:12.
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TABLE 4: ABS statistical data for Belconnen (continued)

Current Education —Top 5

Not Attending (Working) 1
Infants/Primary Education 2
Secondary Education 3
University or other Tertiary Institution 4
Technical or Further Education 5
Transport to Work —Top 5

Car (driver) 1(62.9%)
Car (passenger) 2(82%9
Bus only 3(5.0%
Worked at home 4(3.0%
Walked only 5(2.1%
Type of Dwelling — Top 3 (By # of dwellings not # of persons)

Separate House 1(77.6%)
Semi-detached/Terrace/Townhouse 2 (12.4%)
Hat/Unit 3(4.9%
Nature of Occupancy — Top 3

Purchasing 1

Rented 2

Other (rent free, life tenure, not stated) 3

5.2  Urban Design and Built Form

5.2.1 Visual Character

The study area is divided into the following three precincts of distinct visual character:

Western Precinct; Nettlefold Street to Lathlain Street;

Central Precinct: Lathlain Street to Benjamin Way; and

Eastern Precinct: Benjamin Way to Emu Bank along the existing bus interchange alignment.

\Western Precinct

Cohen Street is characterised by its straight alignment and location on an eastem slope extending from the ridgeline
at the western end down to Lathlain Street. The combination of elevation, predominantly single storey buildings,
combined with undeveloped lots and general lack of street trees resullts in a visually open character with a nurmber of

long distant views to hills located to the east and north of Belconnen Town Centre.

Central Precinct

This section of the corridor is generally visually enclosed by Westfield Shopping Mall to the north and multi-storey
office building to the south. Existing trees along Joynton Simith Drive provide limited relief to the building facades and

multi-storey car parking structures that serve the Mall.

Eastern Precinct

The southern edge of the corridor is strongly defined by multi-storey buildings and sections of tree covered
embankment, while more open views are available to the north, from the bus interchange looking across the car park
to commercial buildings on Swanson Court. Glimpses of urban spaces beyond the bus street corridor are available

through gaps between buildings and at cross streets.

The entertainment facilities along Emu Bank have a waterfront setting (north side) or the backdrop of a dryland
landscape and undulating terrain at the south-westem corner of the University of Canberra.
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522  Urban Design

The Belconnen Town Centre Master Plan highlighted a number of physical and structural deficiencies with the town
centre that led to the current proposal for the extension of Cohen Street to Emu Bank; the abandonment of the
existing Bus Interchange and the creation of development opportunities that are better integrated with the existing
townscape. An analysis of the urban design elements of the town centre and the particular streetscape character of
the study area, has revealed a number of constraints and opportunities for future development as part of the bus
street project.

The urban design deficiencies within the study area are highlighted in Figure 13 and discussed in the following.

Fgure 13: Urban Design Analysis —Key Areas Discussed

523 The bus interchange and surrounds

The existing bus interchange was designed and buiilt at a time when separating pedestrian from vehicular
movements was considered highly desirable. This was an engineered solution to urban planning very much in vogue
in the 1960s and promoted as the ideal solution to safe pedestrian movement in a busy city centre area. The bus
interchange design would not be contemplated today because of the high cost and inefficient use of land, the
isolation of people from street activity, the inflexible nature of the structures, the single use nature of the interchange
and the high cost of aperating and maintaining such a specialised area.

Adjacent sites have no direct access to the interchange (the area is fenced off) so the entire urban environment
appears hostile, unfriendly, inaccessible and unsafe. These negative impacts of the interchange affect areas of
Benjamin Way, Swanson Court, Chandler Street and the surrounding precinct. The surrounding area, up to an

additional three hectares, is also devoid of activity, due largely to the negative influences of the bus interchange.

524  Joynton Smith Drive

The isolated nature of the bus interchange extends through the town centre with a fenced off bus-only lane dividing
the centre and forming a barrier to moverment adjacent to Joynton Smith Drive. This barrier effect is reinforced by a
steep cutting and significant level change in the topography. The barrier fragments and divides the major shopping
centre from surrounding streetscapes and businesses in the town centre.
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525 Benjamin Way

Benjamin Way was designed as the “main street” of Belconnen and conceived more or less at the same scale as the
major avenues in the Central National Area of Canberra. The reality is quite different. It has been described asa
“dead centre” because there are few buildings that address Benjamin Way. The position of the town park and the
bus interchange, and the negative appearance of the blank fagade of the retail mall to Benjamin Way, dominate the
streetscape and do not allow an active main street in their present configuration.

The distance from Emu Bank to the ABS building, just south of the bus interchange is 500 metres. In that distance
the only shops that present an active frontage to the street are located in the Lakeview Plaza.

526  The Commercial Buildings of Belconnen

For many years Belconnen town centre consisted of the Mall and Cameron and Benjamin Offices.  Although
considered interesting in architectural terms these three “mega” buildings were surrounded by extensive areas of
surface carparking and provided little physical relationship to the adjacent streetscapes.

A small group of buildings adjacent to the Belconnen Library made up the balance of the early town centre
compoasition. These buildings were further isolated from the streetscape because they addressed a pedestrian
pathway rather than the street.

The result is that the town centre lacks a pedestrian scale, and fails to provide the friendly urban ervironment that
people of all ages could walk around and casually enjoy. The three principal building complexes extend over about a
square kilometre; an area the size of Civic.

Such an approach to urban planning is no longer considered appropriate. It fails to produce a mixed use, vibrant and
safe urban environment. Single land use, mega structures deny the opportunity for active streetscapes, diversity and
mixed land uses that combine to make inviting, lively, safe and sustainable urban areas.

527 Summary

The planning and design principles that formed the basis of much of the original Belconnen Town Centre did not
produce the intended urban design outcomes and are no longer appropriate in the future planning and design of the
town centre.

The new priorities for town centre planning and design have been articulated in the Belconnen Town Centre Master
Plan (PALM, 2001) and include the following principles:

Streetscapes

A continuous network of public streetscapes which have uniform prafiles (widths) and provide for shared use (buses,
taxis, cars, bicycles and pedestrians), including on street kerb side parking at all times of day and night. An optimum
street width is generally considered to be 30 metres, being the scale of traditional streetscapes in Central Canberra.

Active frontages and Fine Grain

Public streets should provide footpaths on both sides with regular crossings at grade. They should provide an address to
as many buildings as possible, with direct entrances and front doors to the footpaths.

Every 80 to 100 metres of frontage should have a break to provide a mid block laneway or minor access street to
ensure afine grain of pedestrian network within the town centre. Continuous blocks over 150 metres should be
considered as unacceptable in urban planning unless there is an arcade or through-block link, breaking down the
scale to achieve a pedestrian friendly urban area.

Mixed Use

Amix of land uses including retail, community, office, entertainment, civic, residential, business, government, are
essertial to achieving a vibrant, safe, active and sustainable urban area.
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It is important for the Belconnen core area, including the Cohen Street extension that a choice of sites is provided for
arange of land uses, including residential, to contribute to diversity and on street activity.

Public Domain

The extent of the public domain needs to be clearly defined and determined to provide building edges and
development opportunities. The design and nature of each part of the public domain needs to be carefully
considered to ensure optimum outcomes in terms of streetscape design, on street parking provision and
opportunities for addresses to new residential, retail office and commercial developments. Crime prevention through
environmental design (CPTED) principles should be considered in the design of all elements of the public domain,
including high levels of visibility and minimisation of potential entrapment areas.

6. Existing Non Human Biological Environment

6.1 Hora and Fauna

A Hora and Fauna assessment and landscape analysis have been undertaken by URS and are at Attachment B.
6.1.1 Existing Horaand Fauna

There are a number of tree species within the study area, including English elm and Paistachio on Benjamin Way,
and Brittle/Red Spotted Gum on many main streets. Dominant tree species on each street within the study area are
described in Table 5.

The native vegetation within the study area is limited to planted species. There are no rennant patches of native
vegetation within the study area. Accordingly, the existing flora within the study area was assessed to be of low
quality froman ecological conservation perspective. There is also no obvious habitat suitable for listed threatened
plant species, nor are any threatened plant communities identified.

Existing Fauna
Fauna habitats are limited within the study area’s urban context. The native vegetation within the study area that
provides habitat to native fauna is limited to tree and garden plantings.

Many of the tree species recorded are in poor condition and offer limited feeding opportunities due to stunted
growth and/or sparse canopy cover.  There are very few mature native trees providing hallows for breeding and
for the majority of streetscapes surveyed, there is no understorey layer to provide structural diversity in the tree
layer. Some shrub underplanting occurs in carparks and along the eastern end of the existing bus lane on
Joynton Smith Drive.

The trees and shrubs within the study area provide foraging and feeding opportunities for common and generalist
bird species. However, breeding is limited by the discontinuous distribution of these trees and shrubs and the lack of
suitable hallows and nesting opportunities. The diversity of birds recorded in urban environments can be misleading,
in so much as such environments do nat provide the suite of habitat requirements, including breeding habitat
conditions. As such, many birds recorded in the area are visitors (transitory), or utilising the feeding opportunities
provided by humans (litter and other food westes). Alist of birds either olbserved or known to occur in the study area
is provided at Table 2.3 to the report at Attachment B.
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TABLE 5 Dominant Tree Species by Street

Street Botanical Name Common Name

Benjamin Way Ulmus Procera English Em
Pistacia chinensis Pistachio

Cameron Avenue Casurina cunninghamiana River She-oak
Eucalyptus mannifera ssp. maculosa Brittle Gum, Red Spotted Gum

Chan Street Unus Panvifolia Chinese Em
Zelkova serrata Keyaki

Chandler Street Casurina cunninghamiana River She-oak
Eucalyptus mannifera ssp. maculosa Brittle Gum, Red Spotted Gum
Eucalyptus melliodora Yellow Box
Eucalyptus pauciflora Snow Gum, White Sallee
Ulmus procera English Em

Cohen Street Eucalyptus cinerea Silver-leaved Stringybarks
Eucalyptus mannifera ssp. maculosa Brittle/Red Spotted Gum
Eucalyptus polyanthemos Red Box
Casurina cunninghamiana River She-oak

Eastern Valley Way Ulmus procera English elm

Emu Bank Eucalyptus mannifera ssp. maculosa Brittle/Red Spotted Gum
Platanus x acerifolia London Plane

Lathlain Street Acacia decurrens Green Wettle
Eucalyptus mannifera ssp. maculosa Brittle Gum, Red Spotted Gum
Eucalyptus polyanthemos Red Box

Josephson Street Casurina cunninghamiana River She-oak
Eucalyptus mannifera ssp.maculosa Brittle/Red Spotted Gum
Sophora jopnica Pagoda tree

Nettleford Street Eucalyptus mannifera ssp. maculosa Brittle/Red Spotted Gum
Eucalyptus polyanthemos Red Box

Swanson Court Eucalyptus mannifera ssp. maculosa Brittle Gum, Red Spotted Gum
Eucalyptus stellulata Black Sallee

Mammal fauna within the study area s likely to be limited to Common Brushtail Possums (Trichosurus vulpecular),
Water Rat (Coniluris albipes), Black Rat (Rattus rattus), feral cats (Felis catus) and possibly some smaller
insectivorous — hollow dependant bats (eg Gould's Wattled Bat — Chalinolobus gouldii).

Significant plant taxa and ecological communities

One significant plant taxa and bird species were identified as possibly occurring within the study area. These are
Ginninderra Peppercress (Lepidium ginninderrense) and Regent Honeyeater (Xanthomyza phrygia). Nevertheless,
the likelihood of occurrence in the study area of these two species is low.

7. Transit Oriented Development and Urban Design Concepts

Development concepts have been prepared for unleased Territory Land sites shown at Figure 1. Detailed
development concepts have been prepared for sites A and E as part of separate Preliminary Assessments. The
Study Brief required design concepts and an assessment of the maximum development potential for sites F, Gand H
that address the bus street. The likely maximum gross floor area for sites B and C, and the parking requirements,
were calculated as inputs to all the technical analyses in this Planning Study. Preliminary development concepts for
Site ‘C have been provided as indicative of its development potential.

7.1  Opportunities Provided by the Proposed Bus System Improvements

The removal of the Bus Interchange and ‘normualising’ the street network will achieve the following outcomes:
Opportunities for traditional “active” streetscapes;
Physical integration into the town centre as part of the street network;
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Al moverment will primearily be at ground level;

Accessibility for cyclist and pedestrians with footpaths on both sides;

Facilitate mixed use development;

Improved safety with ‘eyes on the street’ throughout much of the day and night;

Inviting and attractive streetscapes, with active frontages, sheltered retail frontages and shade;
it will be legible, convenient and accessible for all levels of physical ability; and

it will create new opportunities for development and investment in the town centre for small businesses, retail,
other commercial and residential developments.

1.2 Urban Design Concepts

This section illustrates the design opportunities for new development on sites fronting the bus street.

721 The Proposed Cohen Street Extension

In order to fulfil its role as a through town link the cross section will follow traditional street design principles. The
reservation for Cohen Street will be sufficient for verges with footpaths, cycle paths and street trees, as well as
adequate carriageways for buses and where appropriate, general traffic.

New development blocks created by the extension of Cohen Street will avoid complex geometries that are confusing,
or may lead to unsafe and difficult to manage public spaces or verges.

Straight clean lines of kerbs are essential to simplify maintenance, provide flexibility for kerbside parking and efficient
bus movement. There may be variations to accommodate bus stops, tum in bays etc.

Past problems have largely resulted from designing for one user with special needs at the expense of ather key
stakeholders. Belconnen Town Centre has suffered from unnecessarily complex, specialised and unique urban
infrastructure that is inflexible and does not accommodate change over time. The aim s to normélise the public
domain and learn from tradiitional street design to achieve simple, sensible streetscapes that will work.  Traditional
streetscapes Will serve the needs of buses, cars, taxis, pedestrians and cydlists, whilst still providing priority for public
transport.

722  Development Opportunities

Sites F, G and H, fronting Cohen Street, could be developed for mixed uses, including parking. The opportunity for
new mixed use developments, including retail/commercial/residential development in the heart of the town centre,
close to existing facilities, entertainment, shopping, workplace and amenities, is extremely important for the
vitalisation of the Belconnen Town Centre.

This opportunity for mixed use development is important to achieve sustainable centres, community safety, an active and
lively town centre, and opportunities for independent operation of small businesses.

This section investigates the development opportunities for four sites, namely Sites C, F, Gand H. These sites are
included amongst those identified as Transit Oriented Development opportunities at FHgure 1. Other potential
development sites within the Study Area, specifically A and E, are the subject of separate Preliminary Assessments,
based on detailed design concepts.

SITEF

Development Opportunity

There are various development opportunities for this prominent site located on the east side of Lathlain Street.
However, to promote this site for a major landmerk development, or major office development, may detract fromthe
intended major boulevard developments on Benjamin Way. This site is also less attractive for residential purposes at
this time, being isolated from other residential uses.

Therefore, it is proposed that new development on the east side of Lathlain should generally mirror or reflect the low
rise (2-3 storey) mixed services and secondary retail development currently found on the west side of Lathlain Street.
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This will reinforce Lathlain Street as a secondary retail / mixed services corridor, not impacting or detracting from
higher order uses within the retail core area of the town centre.

The new building should preferably not occupy the entire site, but allow some required parking at ground level and / or
additional parking in an undercroft. The frontages of future development addressing Lathlain Street, opposite the retail
core, should include active uses with level access from the eastern footpath / promenade of Lathlain Street.

SITE AREA: 5400 r? (approximeate)
3000 n? (building footprint)
GFA.: 5000 e
HEIGHT: 210 3 storey max.
DEVELOPMENT: Commercial / Retail / Professional
PARKING: Suggested surface parking and / or undercroft parking
SETBACKS: 10mto Lathlain Street

Development on this corner site will provide an important first step towards the building up of activity along the east
side of Lathlain Street, generally reinforcing the existing businesses on the west side, while increasing the amount of
readily accessible parking.

The northem site boundaries of Site F will be determined through the design for Cohen Street extension. The
following design principles are proposed to ensure the best possible built form outcome for the site.

Lathlain Street Frontage

Lathlain Street is intended to grow as a commercial/retail boulevard. The Belconnen Town Centre Master Plan
(2001) proposed that the character of Lathlain Street be changed by the planting of deciduous street trees to
reinforce the planting pattern established along other north-south streets within the town centre. The use of awnings
for pedestrian shelter will be encouraged to all streets and the opportunities for new buildings to address Lathlain
Street, particularly on its eastern side, will contribute to its proposed “high street” character.

The opportunity to create a boulevard streetscape, in the mediumto long term, is currently available along the
eastern side of Lathlain Street, between Chan Street and Luxton Street. In order to provide sufficient depth for
adequate street tree planting to new developments, it will be necessary to establish a consistent building line. Itis
proposed that a 10 metre building setback apply to the eastemn site of Lathlain Street including Site F. This 10 metre
width is sufficient for landscape areas and a double row of street trees providing shade and amenity for new
commercial development fronting the street.

New Cohen Street Frontage

This new street frontage to the Cohen Street extension will generally be level adjacent to Site F. This frontage is
north facing and close to the proposed new Bus Lounge. Therefore this frontage is to be designed as an active
streetscape with pedestrian access, street trees and pedestrian lighting.

New Commercial Development

It is envisaged that new development on the east side of Lathlain Street, south of Cohen Street will be predominantly
for commercial uses, with opportunities for some retail at street level, generally complementing the development on
the west side of the street.

Parking

On-street parking will be provided on Lathlain Street for short stay users and visitors to new commercial office
development. Onksite parking will be required to meet the current ACT Government parking requirements at the time
of construction of new commercial/retail space.
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SITESGANDH:

Development Opportunities

STEG

SITE AREA: 3900 nr?

HEIGHT: 60m maximum (18 storeys)

GFA: 16 500 nr?

DEVELOPMENT: Apartments - 7 units per level X 15 level = 105 units
Retall - 1500 n? at ground level
Parking - above ground 4500 2

PARKING: To ACTPLA requirements

SETBACKS: Refer to illustrative Plan

SITEH

SITE AREA: 7500 n?
5600 n? (building footprint)

GFA.: 28 500 n? plus above ground parking (13 300 n?)

DEVELOPMENT: Apartments - 246 units (25 000 me GFA)
Retail -3500 P

PARKING: To ACTPLA requirements

SETBACKS: Refer to illustrative Plan and Section

In order to provide an ideal address, easy access and optimum conditions for mixed use development on Sites G and
H the following strategic urban design palicies should be adopted. Site H may be developed as one or two separate
projects, each occupying half the site.

Proposed Urban Design Strategies: (Sites Gand H)

Swanson Court could be widened to 30 metres (current reservation 12 to 15 metres, similar to the width of Giles
Street in Kingston, to enable provision of parallel and 90 degree on street parking, ample landscaped footpaths with
street trees. This additional on street parking is necessary for some existing community facilities as well as new retail
outlets on Swanson Court and visitor parking for new residential buildings. This can be achieved by creating a new
building line for Sites G and H on Swanson Court as illustrated in Figures 14, 15 and 16.

A new ‘Green Sguare’ will be provided to give access and visihility through to stations on the bus street, extending
the width and line of the existing open area between the Health Centre and the Swanson Plaza. This green space
will act as an extension of Margaret Timpson Park and provide an attractive refuge and green space to complement

the larger park.

New mixed use development of Sites G and H should take the form of podiuns (retail, commercial and parking )
with residential towers above. This form achieves active retail frontages to the main pedestrian areas and for the
entire length of Snanson Court as well as providing for cost effective above ground parking decks instead of more
expensive basements. The tower podium form also allows sun penetration through to Cohen Street.

Awnings
Awnings should be provided as indicated on the plans to ensure sheltered active retail frontages to the new
development at street level.

Parking

On-street kerbside parking is crucial for the success of active retail frontages. Kerbside parking is illustrated on
streets in the town centre especially on Swanson Court and Benjamin Way. This convenient parking provides short
stay needs for business, shopping, visitors and community needs.
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It is suggested that a number of levels of public parking be provided within the building on Site H, accessible from
Cohen Street, to replace at-grade public parking displaced by the proposed development. Access to a structured
public car park will need to be further considered within the context of detailed designs for the location of bus
platforms for the Central Station. Alternatively, vehicular entrances will be achieved from either chandler Street or
Swanson Court.

Retail and Commercia Space

It is proposed to allow up to a total of 5,000 of retail/commercial space within the lower levels of the new buildings
on Sites G and H. A continuous retail frontage on Benjamin Way and on Swanson Court will be provided in the new
development.

Residential

Apartments of various sizes will be provided above the podium level (approximately 300 units) to optimise northern
orientation, cross ventilation, town centre park and lake views as well as being immediately convenient the proposed
Central Bus Station.

Residential use is preferred to commercial office space on these special north facing sites overlooking Margaret
Timpson Park. Residential use will complement and provide a balance to the existing office uses to the south of the

site. It will also continue the pattern of residential use along Chandler Street and along Swanson Court to Benjamin
Way, effectively surrounding the town park, library, and other community facilities.

Figure 14 Site G Proposed Building Footprint
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Fgure 15: Sites HProposed Building Footprint

Fgure 16: Site G Indicative Blevation to Benjamin Way
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SITEC Site Area Approx. 1700n?
FontagetoEmuBank  75m

Depth 28m (Reduces to 14m)
Development Opportunity
Propose: 10 storey building as illustrated in FHgure 17.
Retall Potential ground level retail to full frontage, 12-14m deep with service access and parking at rear.

Max GFA 75 x 12 = 900n?
Commercial - Upper Hoors
Assume rectangular building footprint of 17000n? per floor for 6 upper storeys = 6000n?
Parking rate on site assume 1 space per 100m? GFA =60 cars
i.e.: 2 above and decks for parking.

Note ramps to parking would be required at rear of building because each parking level is only one double aisle deep
i.e.: 18 metre ramps need additional 6 metres at rear.

Altermnative Development Option:
Oifice Options - 10 level office 10,000nm? GFA
Parking required 100 cars (additional three levels of parking)

Residential - Each level 1,000m? say 8 units
10 storeys residential 10 x 8 =80 to 100 units
Parking 1.5 cars per unit 150 cars
i.e.: 5to 6 levels of parking (high parking requirement for residential may favour office use).

GFA Minimum GFA of 5000n?
It is recommended that this site be developed for non-retail commercial uses at upper levels, with street level retail.

Vehicular Access:

The most appropriate access arrangements for this site would be to provide a one-way lane at the rear of the site
(abutting the Mall carpark) Implementation would require some adjustment and consolidation of block boundaries
involving negotiations with Westfield and potential purchasers of the land. However this layout would provide some
advantages, including increased clearance lengths from intersections and maximisation of development site area.

In addition to any resultant consalidation of blocks, the recommended vehicular access would also require the
reconffiguration of access arrangements to Westfield's lakeside carpark. Currently the down ramp from level two of
this parking structure protrudes into the adjacent rectilinear shape of Site C, resuiting in an odd shape. The carpark
down ramp that causes this protrusion, currently provides an exit onto Emu Bank for approximetely 100 staff cars.

If these access arrangements were to be implemented (assuming the consolidation of blocks is undertaken), this
down ramp would need to be decommissioned and removed.

Itis likely that the Emu Bank / Beissel Street intersection will require signalisation as a resullt of the development of
Site C, and to also provide for the increase in pedestrian activity across Emu Bank.
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Figure 17a: Site‘C Indicative Street Section

Fgure 17b: Site ‘C Indicative Footprint

SITE D (and the existing busway to Coulter Drive)

This is a narrow and constrained site lying between Lathlain Street and Joynton Smith Drive, extending south for
about 130 metres from Luxton Street. This site will be retained as a future IPT opportunity.

To the north of Luxton Street, the existing IPT route reservation widens to approximately 30 metres and will be
retained as a landscaped area and reservation for a future IPT system. The fences will be removed and paths
extended fromthe existing residential areas to provide access to the lake and to the trunk path along Joynton Smith
Drive.
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8. Impact Assessment

81 Potential Impact on the Physical Environment

811 Engineering Services

The engineering services to the Belconnen Town Centre cover all the mgjor tilities:

Blectricity

Gas

Water

Sewer
Stormwater
Communications

Reservations for all the services are properly provided for, generally in the Town Centre road corridors. There is
however, a concern regarding the stormwater system in the Benjamin Way corridor. In summary the relevant
findings and conclusions are:

A 2001 study by SMEC concluded that the level of “stormwater protection” provided by the existing System
was inadequate.

To provide the level of pratection in the Benjamin Way corridor required some augmentation works associated
with the stormwater detention basin to the south of Belconnen Way in Macguarie.

The scale of the augmentation works required had some significant impacts including the removal of a large
number of trees. The ACT authorities are still to make a decision regarding the acceptance of a loner
stormwater protection standard in the Benjarmin Way corridor, or some significant physical impacts in the area
of the Macquarie detention basin.

Stormwater

The stormwater system has been designed for the 1:20 year AEP stormevent. Sites A, C, E, D and the northern
75% of site B will drain northward to Lake Ginninderra.  Site F and the southern part of site B will drain eastward to a
major trunk drainage system under the median of Benjamin Way. Sites G and Hwill also drain to Benjamin Way.

The proposed sites already have largely hard paved surfaces, and so the development of buildings will not cause a
significant increase of stormwater flows. Sites with existing soft landscaping areas will be expected to incorporate
some on-site detention. There are also opportunities for stormwater hanvesting to reduce portable water use.

Overland Hows

The major overland stormweter flow paths are northward along Benjamin Way and Eastem Valley Way and also
eastward through the Lathlain Street underpass (just north of the Remand Centre) onto Site B. This flow path then
follows the IPT route northwerds to Emu Bank and Lake Ginninderra.

Sewer

The existing sewer system should have adequate capacity. Under the Territory Plan these sites had the potential for
development although the type of development and the scale or density was not determined. However, the net
sewer area is not changing, so the expected infiltration rate will also not change, meaning that the critical peak wet
weather design flows will not be significantly increased.
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Water Su

The Belconnen Town Centre was designed for a Type F1 Fre Risk. The mains will provide for 200 litres per second
fire flows, which is more critical than daily demand flows. The Town Centre is in the lowwater supply zone (Top
Water level RL 654.0).

Electricity

ActewAGL has planned for the potential development of the total area. However, until the specific land use(s) and
size of developments is known, the need for any augmentation of the 11kV high voltage systemis not known. The
zone substation servicing the town centre is relatively close at a location just north of Ginninderra Drive.

Gas

Gas supply is available in the Belconnen Town Centre.  ActewAGL is planning to improve the service in the next six
years by extending the high pressure steel main systemto a new primary regulating station in McKellar.
Telecommunications

Due to the demand for new technologies it is expected that further in-ground communication infrastructure will be
required to service these new sites.

812 Energy Issues

For non-residential buildings, an Energy Conservation Plan is required for buildings over 2,000n? GFA, as a basis for
assessing energy efficiency. The Energy Conservation Plan must be prepared by a professionally qualified person,
and give details of all energy consurmption within the proposed building.

In order to achieve 5 star energy requirements apartments must optimise passive solar efficiency through design
solutions that include northerly glazing, deep balconies and external shading to the east and west, good wall, roof
and slab edge insulation and advanced window framing and glazing.

At the broader scale, energy efficiency will be achieved by improving opportunities for people to walk, cycle or catch
public transport. Such objectives are highly achievable in a town centre where urban densities are increased,
convenience is maximised with the benefit of reducing car dependence and reducing greenhouse gas emissions.

813 Water Sensitive Urban Design (WSUD)

The ACT Government is committed to the sustainable use and management of ACT water resources, and will
implement best practice water resource management strategies. Think Water, Act Water is the ACT's long term
water resource strategy, setting directions for water resource management until 2050. One of the objectives of the
Strategy is to facilitate the incorporation of WSUD principles into urban, commercial and industrial developmentt.

WSUD principles seek to facilitate sustainable urban development by reducing reliance on the town water supply
system; optimising the opportunities for the reuse of waste water; reducing treated effluent discharge and the export
of stormwater runoff and associated pollutants, and reducing water quality impacts on urban waterways, particularly
the urban lakes. In addition to these water focused outcomes, WSUD ains to protect or enhance other social,
amenity and design values traditionally accommodated in the planning process.

The options available for WSUD that could be applied to development sites within the Belconnen Town Centre are outlined
in the Landscape Assessment Strategy prepared by URS and provided at Attachment B.

814 Noise Impacts
An assessment of the potential future noise impacts of the proposed Cohen Street extension and public transport

facilities, and potential development of vacant sites within the study area, has been undertaken by Heggies Australia
and is provided at Attachment C.
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The inputs for computer modelled noise predictions were based on the traffic forecasts provided in the GHD
Preliminary Sketch Plan Report (2005) and Maunsell's Traffic Model. Traffic flow figures were based on the Maunsell
Forecast 2025 which provides peak PM volumes for 5-6 PM. The 18 hour traffic flows were estimated by mutiplying
the hourly figure by 9.4.

An assumption of 8% heavy vehicles has also been adopted for all roads.

The assessment includes computer modelling of the 2025 noise levels from the future road and public transport
improvements at both currently existing and proposed developments along the route. The predicted noise levels have been
compared to Section 3 of the ACT Draft Noise Management Guidelines (1996).

The noise modelling and assessment results indicated the following:

The 75 dBA criteria relating to commercial buildings is likely to be complied with along the entire route, for both
existing and future commercial premises. Careful consideration should be given to new development areas
where pedestrian plazas could be located as a 69 dBA criteria is applicable to these areas.

Predicted noise levels at existing noise sensitive receivers, such as health buildings, educational facilities, churches
and public areas (parks), are expected to be typically above the prescribed 63 dBA criteria with the proposed bus
system. Some relief (via shielding) is provided to some of these noise sensitive buildings with the inclusion of the
proposed future developments along the route.

Predicted noise levels at proposed developments just to the north of the existing bus interchange in the town
centre indicate that the residential towers associated with these developments will be exposed to levels in the
order of 69 dBA, well above the 63 dBA criteria. The developers of these towers will need to design the
apartments such that appropriate internal design sound levels are achieved based on AS2107.

The existing Swanson Plaza development, north of Swanson Court, is predicted to receive acceptable noise levels
(below 69 dBA) from the proposed bus street. However, there is also potential for pedestrian plazas to be created on
Sites G & Has part of future mixed use developments that will address Swanson Court. In this situation, pedestrian
plazas will be required to be shielded from road traffic noise, as predicted noise levels are up to 76 dBA. This
shielding can be in the form of roadside noise barriers, or by suitable design of proposed buildings. The latter is
preferable, with appropriate conditions included in site specific development conditions.

The Skateboard Park on Emu Bank is not considered to be a particularly noise sensitive receiver. Since the
predicted noise level is marginal (within 1 dBA of the criteria level) at the edge of the skateboard park, noise levels
further from the edge will reduce and are likely to be below the recommended naise level.

The only area exposed to haise for the Holy Cross Lutheran Church site (Block 3 Section 47) on Emu Bank is the
carpark and front garden. These are considered to be transitional spaces and accordingly, the only noise mitigation
measure that may be required is an upgrade to the weaker elements of the building facade, in order to achieve
recommended internal noise levels.

For Ginninderra College, the nearest building facade to where noise measurements were taken, is a solid brick wall, with
no significant windows or penetrations. The only site development forward of this facade is a car park. The College
reception area, which is glass to the front, is setback significantly from the road and noise contours indicate noise levels
less than 63 Dba at the entrance. Facade treatment, if considered necessary, is likely to involve a glazing upgrade if
internal noise levels are exceeded.

815 Travel Demand Forecasts

There are proposed changes to the transport system that are relevant to future travel generated by developments
described in the previous section. These are summarised as follows:

Cohen Street Extension West —a general traffic street with bus priority measures providing an east —west link
through the town centre between Lathlain Street and Benjamin Way.

Cohen Street Extension East — a reconstruction of the existing interchange to create a ‘bus street’ that also
incorporates pedestrian and cycle connections between Ermu Bank and Benjamin \Way.
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A magjor expansion to the Mall parking in the form of a new structure on the site of the existing western surface
parking at the Mall with street access to Lathlain Street, Cohen Street extension (existing Joynton Smith
Drive), and Emu Bank.

A public transport system based on the “far-side” termini principle. A major component of this proposed systemis
the new bus lounge associated with future development on the western side of the Mall and the reconstruction of the
existing interchange as a kerbside station.

Future Traffic Forecasts

The previous traffic modelling of the Belconnen Town Centre undertaken by SMEC was expanded for this project
using a spreadsheet adjustment to the SMEC forecasts. These revised forecasts were used as the basis for the
assessient, taking into account the expected development of the key sites within the study area. Some of the major
developments used in the preparation of the traffic forecasts include:

Three mixed use developments on Emu Bank;
Two new developments fronting Lathlain Street;
Amagjor expansion to the Mall; and

Two major developments on Snvanson Court.

The AM peak hour future traffic forecasts (2025) are shown in Figure 18. This forecast includes the development
sites, noting that their major impact will occur in the PM peak hour due to the presence of retail traffic generated by
the retail mall in addition to commuter and other traffic. Features of the forecast are:

Relatively heavy flons on the main approaches to the Mall precinct:

- 1600 vph on Benjamin Way northbound approaching Chan Street

- 800 vph southbound on Lathlain Street

- 950 vph inbound on Luxton Street approaching Emu Bank.

In the Mall precinct ‘average’ traffic flons on the roads adjacent to the Mall:

- 1500 vph (two-way) on Emu Bank

- 1750 vph (two-way) on Benjamin Way

- 1050 vph (two-way) on Cohen Street extension (Benjamin Way to Lathlain St)

- 1150 vph (two-way) on Lathlain Street.

Significant but reasonably balanced flows on the new Cohen Street Extension; 435 vph in one direction and
505 in the other.

Higher levels of traffic on Benjamin Way with some significant turning moverments; 855 vph in one direction
and 830 vph in the other.

Swanson Court carrying only local traffic.
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In the first instance the section of Cohen Street between Enu
Bank and Benjarmin Way will not include general traffic.
Traffic numbers shown in this window are redistributed to
other streets, resulting in a 10-15%increase in traffic
volumes along Emu Bank and Cameron Ave.

Fgure 18: Forecast AM Peak Hour Traffic Hows

To gauge the collective midblock traffic impacts of the proposed developments the future 2025 forecasts of traffic in
the PM peak hour with and without the developments have been assessed. The forecasts without the additional
developments are shown in Figure 19.

The main features of these forecasts are;

Inits current form the Belconnen Mall generates approximately 2,800 vehicle trip movements in the PM peak hour.
Approximately 60% of these are leaving the site, while the remaining 40% are entering the carparks.

Relatlvely heavy flons on the main approaches to the Mall precinct:
750 vph on Benjamin Way southbound approaching Belconnen Way

- 950 vph northbound on Lathlain Street

- 1700 vph (two-way) on Emu Bank

- 1400 vph (two-way) on Benjamin Way

- 1100 vph (two-way) on Cohen Street extension (between Benjamin Way and Lathlain St)
- 1650 vph (two-way) on Lathlain Street.

Significant but reasonably balanced flows on the new Cohen Street Extension; 800 vph in one direction and
500 in the other.

When the other developments, including the expansion of the mall, are included the critical PM future volumes are
expected to increase. These are shown in FHgure 20.

Belconnen Town Centre Public Transport Improvements and Transit Oriented Development - March 2008 42



In the first instance the section of Cohen Street between Emu Bank and
Benjamin Way will not include general traffic. Traffic numbers shown in this
window are redistributed to other streets, resulting in a 10-15%increase in
traffic volumes along Emu Bank and Cameron Avenue.

Fgure 19: Forecast PM Peak Hour Traffic Hows

The main features of these forecasts including the developments are:

The redevelopment of the mall will increase traffic generation to approximetely 4,000 trips (an extra 1,200) in
the PM peak hour based on the proposed retail breakdown and GFA

Relatlvely heavy flons on the main approaches to the Mall precinct:
1200 vph on Benjamin Way southbound approaching Belconnen Way

- 1350 vph northbound on Lathlain Street

- 2000 vph (two-way) on Emu Bank

- 1600 vph (two-way) on Benjamin Way

- 1550 vph (two-way) on Cohen Street extension (between Benjamin Way and Lathlain St)
- 2250 vph (two-way) on Lathlain Street.

Significant but reasonably balanced flows on the new Cohen Street Extension; 900 vph in one direction and
700 in the other.

The analysis of the future midblock volumes in the Town Centre identifies that some of the key roads around the
study area will become more congested. However, other than Lathlain S, they are all expected to operate within
capacity without significant midblock delays. Many of the key roads currently have two lanes in each direction and
are capable of accommodating large traffic volumes; it is the intersections which will be the constraining factor.

The only exception to this is Lathlain S, which is likely to require two lanes in each direction by 2025, even without
the future developments.
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In the first instance the section of Cohen Street between Emu Bank and
Benjamin Way will not include general traffic. Traffic numbers shown in this
window are redistributed to other streets, resulting in a 10-15%increase in traffic
volumes along Emu Bank and Cameron Avenue.

Figure 20: Future 2025 with Development

Parking Requirerments
The future parking requirements for all the relevant development proposals have been estimated.

Note, for this analysis it has been assumed that actual demand for parking equals supply, which is actually a ‘worst
case’ scenario for everyday occurrences, with surnveys suggesting that on a normal Friday evening parking utilisation
peaks at 75%for the mall. This will vary in season peak periods.

The required supply (ie. assumed demands) were based on the parking rates identified in the ‘ACT Parking and
Vehicular Access Guidelines’, which stipulate

4.0 spaces per 100n? of Gross Hoor Area (GFA) for a shopping centre (or shop).

1 space per 100m¥ of GFA for commercial office spaces in Belconnen; and

4 spaces per 100m? GFA of retail.
The future Mall parking dermands have been estimated using known generation rates. These forecasts have been

produced for the ‘worst case’ time period; the peak parking accumulation for the Mall which occurs on a Friday
evening or Saturday. Based on these generation rates the peak dermands are as shown in Table 6.

Table 6: Existing and Future Mall parking supply (demands)

Layout Belconnen Mall Parking Supply (ie. Demand)
Bxisting Configuration (74,7502 GLFA) 2990 (4.0 spaces per 100n¥)
Redeveloped Configuration (99,250n? GLFA) 3970 (4.0 spaces per 100n¥)
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The key features of these demand estimates are:
anincrease in parking dermand of approximately 1000 spaces; and

the increase in demand needs to be compared with the changes in capacity:

- northemn parking structure — patential restructuring of parking arrangements (yet to be finalised as
part of Mall expansion);

- new western parking structure — assumed approximetely 500 new spaces; and

- removal of parking on Site F due to future development —loss of 212 spaces.

816 Public Transport Patronage Forecasts

There were two main sources of data used in the development of public transport travel demand forecasts:
the 1996 House Interview Survey by R.J. Nairn and Partners; and
the National Census by the Australian Bureau of Statistics (1996).

The data provided a guide as to the travel characteristics of the Canberra population particularly relating to their use
of public transport:

approximately 5-7% shoppers to town centres use buses; and
approximately 8% of workers used buses for the journey to work.

Using the relevant population statistics for Belconnen estimates of future public transport travel dermands associated
with the town centre were estimated in the previous study (2003) by Maunsell:

approximately 1400 work trips by bus in the AM peak hour under existing conditions;;
approximately 600 education trips by bus to or through the town centre in the AM peak hour; and

if bus use increases to the Sustainable Transport Plan target levels, then the AM peak hour dermand will increase
to approximately 5000 passengers per hour to and through the town centre. This will result in increased
passenger movements and service frequencies that are accommodated in the ‘expansion zone' induded in the
proposed layout for the ABS station as shown in Figure 4.

817 Future Pedestrian and Cycle Travel Demands

An important requirement is to develop an improved pedestrian link along the bus street, linking the major
developments in the area, including Ginninderra College, the Labor Club, future developments on Sites G and Hand
the ABS building, the Mall and the mixed services precinct. This achieves a centrally located east west running
corridor for public transport (buses and taxis, pedestrians and cyclists and service vehicles.

818 Mall Traffic Impacts

Making use of the forecasts of future 2025 traffic, a set of performance analyses for al the key intersections were
undertaken. The results of these analyses are shownin Table 7.

Table 7: Performance Analyses (SIDRA) at key intersections —future 2025 PM conditions

Intersection Performance Measures
Level of Average Comment
Service Delay
Luxton / Emu Bank D 46.7 sec Existing configuration
Emu Bank / Benjamin B 16.7 sec Upgraded to signals
Benjamin/ Cohen Street Ext D 48.8 sec New 4-way signals
Cohen Street Ext / Lathlain D 50.5 sec New 4-way signals

Note:  Analysis is based on forecast 2025 conditions and is an ‘overall’ delay at the intersection. These results do
not include bus priority effects — see below.
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The main conclusions to be drawn from these intersection analyses are:
A number of the intersections are at or approaching capacity in the peak periods;
The Emu Bank / Benjamin Way intersection requires upgrading to signalised control; and

These capacity conditions will need to be recognised in planning future developments in the vicinity of the
Mall; this includes the development on Site F.

SITE F: Traffic Impacts

With all the developments proposed for the Belconnen Town Centre it is difficult to isolate the specific impacts of the
development proposed for Site F. Accordingly the relevant local intersection performance analysis carried out for all
the proposed developments is used as a measure of the traffic adequacy of the development. The results of the
analyses of the relevant intersections are shown in Table 8.

Table 8. Performance Analyses at Relevant Intersections — PM peak

Intersection Performance Measures

Level of Average Comment

Service Delay
Cohen Street / Lathlain St D 50.5 New 4 way signals
Lathlain Street / Chan Street / Weedon Close C 30.3 Existing configuration
Lathlain Street / development access point A 23 Give way control

Note: Analysis is based on forecast 2025 conditions and is an ‘overall’ delay at the intersection
* Some delays may be incurred by vehicles exiting the site onto Lathlain Street, depending on the eventual design of the intersection.
The main conclusions to be drawn from these analyses are:

The propased new 4-way Cohen Street / Lathlain Street intersection is showing signs of a capacity deficiency
at peak times. At other times it should operate satisfactorily;

Direct access to Site F from Lathlain Street will function adequately; and
There is no access to the site from Cohen Street Extension.
SITEGand H: Traffic Impacts
As for Site F the transport impact analysis for Sites G and H has used the relevant local intersection performance

analysis carried out for all the proposed developments as a measure of the traffic adequacy of the development. The
results of the analyses of the relevant intersections are shown in Table 9.

Table 9: Performance Analyses at relevant intersections

Intersection Performance Measures

Level of Average | Comment

Service Delay
Emu Bank/ Cohen Street Ext C 34.9 Based on GHD's design
Benjamin Way/ Cohen Street Ext D 48.8 New 4-way signals
Lathlain Street/ Cohen Street Ext D 50.5 New 4-way signals
Aikman Drive/ Emu Bank D 44.5 Based on GHD's design

The main conclusions to be drawn from these analyses are:

The intersection of Cohen Street Extension with Benjamin Way is the most heavily trafficked, offering Level of
Service Din the peak hour period.

The other relevant intersections Aikman Drive/ Cohen Street Extension and Emu Bank/ Cohen Street
Extension offer higher levels of service in the peak hour; LoS B and C respectively.

The access to the development sites is likely to be off Swanson Court where traffic flows are likely to be of the
order of 250 vph at peak times.
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At a broader network level the operation of all the key intersections in the Belconnen Town Centre have been
analysed under likely future (2025) traffic conditions, with and without the proposed developments. In addition, the
existing performance of these intersections is also outlined. The resuits of these analyses are shown in Table 10.
Existing Conditions

Under existing traffic conditions all the town centre intersections are performing satisfactorily (at least LoS C).

Within the town centre, the Benjamin Way and College Street intersections are the most heavily loaded with
the longest delays.

Table 10: Analysis of key intersections in the Belconnen town centre

Belconnen Town Centre Planning Study

Existing PM Conditions (2005)
Intersection Control | Overall LoS Delay
Cameron St/ Chandler St roundabout A 9.3
Emu Bank / Benjamin Way give-way B 14.5
Joynton Smith Dr / Emu Bank give-way A 4.3
Cohen St/ Lathlain St give-way A 7.2
Cohen St/ Josephson St give-way A 7.3
Nettlefold St/ Cohen St give-way A 10.1
Benjamin Way / Chan St / Cameron St signals C 39
Benjamin Way / Joynton Smith Dr / busway signals C 37.3
Emu Bank / Aikman Dr signals B 23.6
Eastern Valley Way / Cameron Ave / Aikman Dr signals C 39.8
Lathlain St / Nettlefold St/ College St signals B 28.5
Weedon ClI / Lathlain St/ Chan St signals B 24.5
Emu Bank / Luxton St signals C 37.3
Eastern Valley Way / College St signals C 38.9
Benjamin Way / College St signals C 30.9
Emu Bank / Cohen St N/A N/A N/A
Future PM Conditions 2025
Without Development ith Development

Intersection Control | Overall LoS Delay Control Overall LoS Delay
Cameron St/ Chandler St roundabout A 11.6 roundabout B 24.6
Emu Bank / Benjamin Way signals B 18.5 signals B 16.7
Joynton Smith Dr / Emu Bank give-way A 7.5 give-way A 8
Cohen St/ Lathlain St signals D 43.5 signals D 50.5
Cohen St/ Josephson St give-way A 13.6 give-way B 19.8
Nettlefold St/ Cohen St roundabout A 7.5 roundabout A 8.7
Benjamin Way / Chan St / Cameron St signals C 39.6 signals D 54.6
Benjamin Way / Cohen St signals C 35.6 signals D 48.8
Emu Bank / Aikman Dr signals C 32.3 signals D 44.5
Eastern Valley Way / Cameron Ave / Aikman Dr signals D 54.2 signals E 63.6
Lathlain St/ Nettlefold St/ College St signals B 28.4 signals D 53.9
Weedon ClI / Lathlain St/ Chan St signals B 26.4 signals C 30.3
Emu Bank / Luxton St signals C 41.9 signals D 46.7
Eastern Valley Way / College St signals D 50 signals F 89.7
Benjamin Way / College St signals C 33.8 signals E 58.7
Emu Bank / Cohen St signals B 25.9 signals C 34.9
Future Conditions

Under forecast future traffic a number of intersections within the town centre are significantly overloaded with

lengthy peak period delays:

- Emu Bank / Benjamin Way —will require signals to accommodate future use, irrespective of the extra

developments.

- Cohen Street / Lathlain Street — the new 4-way intersection will experience a marginal increase in
overall future delay with the extra developments (44 seconds compared to 50 seconds).

- Benjamin Way / Chan Street — under its existing configuration will experience an increase in overall
delay of 15 seconds as a result of the extra development (LoS D compared to LoS C).
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- Benjamin Way / Joynton Smith Drive (Cohen St ext) - the extra development will impose an additional
13 second average delay to the overall intersection in 2025.

- Lathlain Street / Nettlefold Street — an additional 15 second delay will be experienced by this
intersection as a result of the extra development (overall LoS D).

- Emu Bank / Luxton Street — only marginally impacted by the extra development, but still expected to
operate at overall LoS D.

- Eastern Valley Way / Aikman Drive — 10 second increase in delay as a result of extra development in
the town centre, resulting in unacceptable LoS E.

- Benjamin Way / College Street — Extra development will result in a substantial increase in delay (25
seconds), with an acceptable LoS E.

- Eastern Valley Way / College Street — substantial impact imposed by extra development (a 40 second
increase in delay) with an unacceptable LOS F.

The intersections showing mgjor increases in delays and reduced levels of service will require some capacity
improverments — particularly the College Street intersections with Benjamin Way and Eastern Valley Way. This
can occur incrementally as traffic volumes increase.  Alternatively, measures to reduce peak period travel
demands may need to be considered.

The impacts of bus priority at some of the key intersections in the study areas identified that for example at Benjamin
Way / Cohen Street extension, there is an increasing average intersection delay:
For an early start bus priority (‘jump start’ similar to the Barry Dr / Clunies Ross St intersection) the average
delay to all vehicles over the hour increases by 2 seconds; and
For a separate bus phase the average delay to all vehicles over the hour increases by 6 seconds.

Of key note, the intersections requiring extra capacity are predominantly signalised junctions (except for Emu Bank /
Benjamin Way). Generally, this is obtained by installing additional lanes or changing the cycle phasing. These
issues, including the final method of bus priority, have not been investigated as part of this study, but will need to be
at a the detailed design stage of the project.

The cumulative effects of traffic generated by all the developments proposed for the town centre have been
estimated. The general conclusion to be drawn from these analyses is that at peak times, without travel demand
management to reduce peak traffic demands, parts of the network will experience some congestion. This condition
occurs in ather cities all over the world and is recognised in ACT Transport Palicy, first developed in 1974, and
implicitly in the ACT Sustainable Transport Plan.

8.1.9 Parking Impacts

The *ACT Parking and Vehicular Access Guidelines’ stipulate the following parking requirements:
1 space per 100m¥ of GFA for commercial office space; and
4 spaces per 100m? GFA of retail.

For this analysis it has been assumed that dermand for parking equals supply, which is actually a ‘worst case’
scenario for everyday occurrences, with surveys suggesting that on a normal Friday evening parking utilisation peaks
at 75% for the mall. This will vary in seasonal peak periods.

The key issue in determining the adequacy of the parking for the Mall is the ability for the Mall, in any re-
development, to meet all its parking demands on site. The comparison between the demand and the level of
provision proposed is shown in Table 11.
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Table 11: Parking supply / demand for an expanded Mall

Belconnen Mall Parking Demand and Supply
Configuration ACT requirement Proposed Difference
Supply
Existing Configuration 2990
(74,7502 GLFA) (40spaces 100m7) | oL +320
Redeveloped Configuration 3970
(99,250 GLFA) (40spaces 100np) | 0approx. | - 170

Note: * includes existing parking spaces accessed from Lathlain Street (Blocks 7 & 8, Section 50)
Since development proposals for Block B, adjacent to the Mall are not yet finalised, the exact number of additional
car parking spaces is not known. However, it has been indicated that approximately 500 additional spaces will be
supplied as part of an expansion to the shopping mell.
SITEF: Parking Impacts
A summary of parking outcomes for site F is summarised in Table 12.
Table 12:  Parking Supply / Demand for Site F

Site F Parking
Configuration Demand Proposed
Supply
Existing Configuration (212 space carpark) 212 212
Redeveloped Configuration 125+ + 212 =337 125
(Site F redeveloped as a commercial / retail centre)

Note: * estimated demand based on preliminary redeveloped site breakdown.

SITES Gand H: Parking impacts
Animportant issue in assessing the parking impacts of the proposed development of Sites G and H is the current use
of the site as a parking area. The impacts on the parking in the area are two fold:

Removal of around 159 parking spaces which are currently used by patrons of community facilities and other
developments in the area. These will be replaced on Site H as public carparking.

The need to provide for parking demands generated by the development of Sites G and H.

The propased parking to be provided on-site is compared with the likely demand shown in Table 13. Assumptions
are that parking will be supplied on-site in accordance with ACT parking and vehicular access guidelines.

Table: 13 Parking supply / demand for sites Gand H

Parking Category Site Gand H Parking
Demand Supply

Existing Configuration (159 space carpark) 100* 159

Redeveloped Configuration. (residential and retail) 813 +100=913 813

Note: * gpot site inspections identified that the existing car park is not full during business hours. This is corroborated by a 2001 ACT
parking study which identified utilisation of around 50%

8.1.10 Public Transport Impacts

As aresult of investigations by ACTPLA, an extensive and integrated new public transport system for the Belconnen
Town Centre is proposed utilising the “far-side terminus systen’.

One of the stops on the new major bus route through the town centre is directly associated with the expansion to the
Mall as shown in Figure 3. Amenity objectives of the bus station design are:

The passenger waiting area is part of and of a standard compatible with that of the Mall concourse;

Bus layover is avoided to reduce noise levels and protect air quality; and

A pleasant environment is provided with an appropriate “landscape” setting.

Belconnen Town Centre Public Transport Improvements and Transit Oriented Development - March 2008 49



The desired security conditions are to be achieved by:
Passive surveillance of the complete bus waiting area. Generally achieving the objectives by having lots of
people passing through or generally in the vicinity of the bus weiting area(s); and
Active security through the presence of Mall security staff and CCTV monitoring.

To achieve desired passive surveillance the design of the facility needs to:

Create high levels of activity by placing bus waiting areas in the major movement paths from the carparks to
highly active destinations in the Mall; and

Place retailing and other facilities in locations directly overlooking and in close proximity to the bus passenger
waiting areas.

The passenger use efficiency is primarily related to the:

Layout and management of the facility to minimise passenger walk distances when boarding or alighting or
interchanging between services.

The layout requirements specifically define a need for:
The fadility to be a single station with easy physical communication between all its parts.

Another of the stations on the new major bus route through the town centre is located adjacent to the sites on the
Cohen Street Extension, approximetely at the location of the present interchange (ie Central Station) serving Sites G
and Hand the ABS headquarters. All Belconnen services will access this station.

It will be particularly important to ensure that the stop has good pedestrian access and that issues of personal
security are addressed at all times. This station has flexibility for future expansion as illustrated in Figure 4.

The revised bus system incorporating the far-side stations, rather than the centralised interchange, will provide better
accessibility within the town centre. The majority of Belconnen buses will be routed along the bus street to provide a
high level of access and convenience for commuters, and for those seeking intra-town destinations.

The proposal includes an eastern and western bus station/terminus with intermediate stops to accommodate both
terminating and through services, allowing interchanging between services at all the town centre stops.

It is believed that the propased concept will help to meet the forecast demands identified by the ACT Sustainable
Transport Plan (2004) including an increase in public transport usage to 16% of work trips in 2026 (currently around
7%). As aresult of improved accessibility for commuters and potential increases in frequencies, the use of public
transport is likely to increase throughout the Town Centre.

8.1.11 Temporary bus operating arrangements

Achieving the new bus operating system demands that high standard temporary facilities be installed ahead of
changes to the existing system. The temporary bus facilities in Lathlain Street and along Chan Street and Cameron
Avenue are summarised in Figure 2. The temporary bus facilities and the lighting and pedestrian paths linking those
facilities to key destinations will be improved to meet the needs to all public transport users for the duration of the
main construction period that is expected to be up to two years.

The changeover to temporary bus facilities will involve the introduction of a new timetable and these changes will
need to be supported by a well structured communication program

8.1.12 Pedestrian and Cycle Impacts

The addition of pedestrian phases at all signalised intersections in the corridor will provide for improved safety for
both pedestrians and cyclists.

Cohen Street extension provides a continuous east to west extension to the existing trunk cycle and pedestrian
network. New connections from Lathlain Street to the western side of the Mall significantly enhance the pedestrian
and cycle connections between the Mixed Services Area and the retail and community facilities to the east.
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8.1.13 Transport Related Conclusions

Important conclusions drawn from the analysis of the transport requirements under likely future development
conditions are summarised as:

The future town centre road network will have a number of intersections that will either require some capacity
increases or where demand will have to be constrained through appropriate travel demand management
measures. Although the specific design requirements of these concerns will be addressed at a more detailed
design stage, of particular concern are:

0 The signalised intersections of College Street and Benjamin Way and College Street and Eastern
Valley Way, which are likely to require additional lanes or cycle phasing changes; and

o] The Emu Bank / Benjamin Way intersection that will require traffic signal control to accommodate
expected heavy right turning moverments.

The supply of parking will be an important factor in the successful operation of the town certre. In particular

the needs of the Mall must be met on-site recognising that developments on surrounding sites will remove

existing parking.

The future “far-side terminus” public transport systemwill provide improved service for patrons travelling to

and from the town centre.

In support of the public transport service a number of the principles of “Transit Criented Developments” should

be considered in developing the town centre.

High quality pedestrian accessibility to the public transport nodes is an essential feature of a “transit oriented

development”. The design of the pedestrian system must recognise the specific needs for:

- legibility and visihility;

- other way-finding support;

- personal security, particularly at night; and

- increased level of activity as both an enhancement of the experience of moving through the area but
also providing passive surveillance for security reasons.

The key components of the bus service are:

- safe pedestrian routes between the relevant developments and the bus station;

- the necessary facilities at the bus station; shelter, lighting, security, and information on services;

- bus service frequencies reduce waiting times, acceptable in~vehicle travel times, on-board cormfort and
safety, and reasonable cost; and

- provision of two far side termini for re-orientation of buses and driver rest areas, which is currently
provided by the existing bus interchange.

The redesign of specific intersections to possibly add some additional capacity but, most importantly, to
provide priority to buses to enhance the attractiveness of their service.

The existing pedestrian and cycle path system generally provides for most demands in the town centre.
However a particular future requirement is for an improved pedestrian cycle connection from Lake Ginninderra
College and the Bowling Alley to the Labour Club and on to the Mall and Mixed Services Area.

8.1.14 Air Quality

The air quality issues relating to the proposed redevelopment sites and “bus street” at Belconnen have been
assessed by Holmes Air Sciences and a report provided at Attachment D. The local meteorology and terrain have
also been summarised as they can affect the transport and dispersion of pollutants.

There were found to be no significant air quality issues that are likely to cause adverse impacts due to the proposal.
There may be some short term dust impacts on existing residences and patrons of the Westfield mall due to
excavation and construction activities, but these can be controlled to a large extent with vigilant site management.
The assessment concluded that changes in traffic volumes are not expected to exceed air quality goals.
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82  Potential Impact on the Human Environment
821 Social Impacts
Consultations were undertaken with key stakeholders, as outlined in Section 9.

The business, community and government sectors generally supported the proposal to remove the bus interchange
and to create a network of bus stations within the town centre. There were concerns around specific aspects of the
preliminary proposals which related to loss of accessibility to businesses, loss of short termand park-and-ride
parking, legihility of pedestrian routes and their relationships to arrival and destination points.

The potential social impacts and proposed responses are summarised in the following.

Mixed Services (Western) Precinct:

The mixed services precinct lies between Coulter Drive and Lathlain Street.
The character, topography and design of the area doesn't encourage pedestrian movements.
Pedestrian amenity along Cohen Street is poor with limited activity, no shade, shelter or seating.

The proximity of the proposed western bus station to parking (Section 14) provides an option for park/cycle
and ride.

The proposed bus street will provide an east-west cycle way through the town centre, following Cohen Street
extension.

The new east west bus street improves legibility and connectivity within the town centre.

The western terminus in the Mixed Services Area improves opportunities for people to use public transport to
access a variety of services and activities acrass the town centre.

The removal of some of the short term parking on the south side of Cohen Street to create an interim bus
station may impact on business viahility for adjacent businesses.

There are safety issues for pedestrians walking north-south along Jolly Street through to Getley Court and beyond,
due to the lack of activity and the absence of opportunities for casual surveillance of the area.

Recommended Actions
Oyptions should be explored for providing short term parking in Josephson Street (Block 5 Section 12).
Bus station design to provide a safe environment and limit opportunities for harassment and entrapment.

Provision for north-south and east-west pedestrian movement to and from the proposed new bus stations and
commercial activity on Cohen Street (for both the interim and ultimate arrangements) and other parts of the
town centre, taking into account arrival and destination points and grade changes.

CPTED principles should apply to all new development and provision of infrastructure to minimise potential
concemns regarding crime and personal safety, and to enhance the visual amenity of the area.

Central Precinct: Potential Inmpacts and Opportunities

The central precinct lies between Lathlain Street and Benjamin Way. The fallowing comments are based on the
consolidated drawing of preliminary sketch plans for the bus street (Figure 2):

The proposed bus street will significantly improve access by bus to the Mall from residential areas on all sides
of the town centre.

The bus lounge on the western edge of the mall will assist access to the retail area by public transport.
Design and activation of the bus lounge will be critical to the safety and vibrancy of the area.
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There will need to be provision for secure storage of bicydes near the bus lounge.

The proposed bus stations at locations across the town centre will improve accessibility and enable people to
visit different locations quickly and efficiertly.

The removal of the pedestrian overpass across Benjamin Way may cause some pedestrians concem due to
the loss of the covered walkway.

Provision for pedestrian and cyclepath connections between Lathlain Street and Benjamin Way should include
a link to the dedicated pathway on Block 9 Section 50.
Recommended Actions
Provide a pedestrian network that includes safe access to the bus lounge.
Provide secure storage for bicycles close to the bus lounge.
CPTED principles to be incorporated in the design of the bus lounge.

Eastern Precinct:

The eastern precinct is between Benjamin Way and Alkman Drive/College Street. This area has a number of land
uses including residential, srmall retail, health and community facilities, commercial offices, restaurants, entertainment
and education.

The open form of the bus stations will improve legibility and perceptions of public safety.

The proposed cycle way will provide direct east west movement through the town centre and connect to the
inter-town cycle network.

The proposed location of a bus platform on the northern side of the street in front of Ginninderra College, will
close the main entrance to the College, leaving a single entry east of the current main entry.

The central median opposite the proposed single entry/exit into the College will prevent entry to the College for
vehicles approaching from Aikman Drive.

Left infleft out only vehicular access to the College will be a convoluted and circuitous route in order to reach
the destination. The parking area off Emu Bank is for staff and visitors to the College.

The College is concerned about the loss of definition of the central address and the loss of opportunities for
passive surveillance of the main entry.

The College is also concerned that by locating bus stops right outside the College that they will now be
required to supervise students’ use of buses —an unnecessary activity under the current arrangement where
students walk to the interchange. (ACTION provides platform supervisors at peak periods).

Left inleft out entry/exit to the Lutheran Church off Emu Bank is a concern for the Church.

The entry to McDonalds and AMF bowling facility will not change, currently permitting right and left turn vehicle
moments in and out of the site from Emu Bank.

The pedestrian network provides for pedestrian access on either side of the Cohen Street extension and Emu
Bank, as well as two north-south signalised pedestrian crossings. One crossing is located near the new entry
to Ginninderra College, opposite the entry to McDonalds and the AMF bowling centre. The other pedestrian
crossing in this area is located on the western side of a new signalised intersection on Cohen Street and Emu
Bank. This crossing is limited to two directions at a Tee-intersection, in close proximity to the skate park.

There is provision for ramps/steps from the eastern side of Site Hto Chandler Street that connect to
ramps/steps from Chandler Street to Emu Bank. While it may appear that there is adequate provision for
pedestrian moverment through out this area, the nature of the topography in this part of the town centre
presents challenges to people of limited mobility wishing to move throughout the area easily and safely.

There are safety issues including potential for entrapment with regard to design of the proposed ramp if solid
walls and sharp corners are design elements. This matter can be addressed in the development conditions for
the release of Site H.
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Lift access would improve accessibility, although there would be related considerations of cost, personal
safety and vandalism. Lifts are currently being installed at railway stations throughout the Sydney CBD which
appear to be working successfully and may be considered for this section.

There is a large public car park adjacent to the existing interchange (Blocks 5 & 6, Section 152). It is used by
staff and visitors to the various government and non government health and community services in the area.
It is also used by community nurses who have designated parking spaces. There are some designated
disabled spaces but insufficient to meet current dermand due to the concentration of support services with a
client base that has increased access and mobility needs. Specific feedback from both government and non
government service providers in the vicinity is to ensure that there is replacement of parking for community
facilities and services as well as retail activities.

Stakeholders noted that safe, convenient pedestrian access to support mohility from the proposed central bus
station to the many community facilities and services in this section of the town centre is essential.

Recommended Actions

Review design details for the proposed Eastern Station in the light of address, access and safety issues identified
by the College. Currently there are two ingress/egress poaints for the College. The Callege would consider closure
of the entry closest to Aikman Drive — subject to further discussions with the College.

There needs to be further discussion and consultation with the Lutheran Church with regard to altemative
ingress/egress options that recognise the character and range of lessees/businesses inthe area.

Undertake further design work to ensure that there is a legible pedestrian system which takes into account
both east-west and north-south moverments and in particular, the relationship of bus stations to arrival and
destination locations. The pedestrian system needs to take particular account of the impact of the topography
on pedestrian movements and the proposed developments on Sites G and H.

Review the number and location of signalised pedestrian crossings from north-south on the proposed Cohen
Street extension and Emu Bank.

Review access fromthe proposed Central Station to Chandler Street and recognise that increasingly people
with mobility constraints are active in the community and should not face undue barriers to participation.

Ensure there are an appropriate number of public car spaces provided in the new developments on sites G
and H to meet needs of community service providers, users of health and community services as well as
patrons for evening based arts, recreation and other activities at the community centre. This number may be
reduced according to future revisions to the ACT parking and vehicular access guidelines, in the light of
improved public transport services, and to encourage the use of alternative modes of transport.

Ensure that there is an adequate provision of car parking for people with limited mohbility. This may meana
higher level of designated disabled car parking spaces.

Ensure CPTEDu principles are adopted in the design of pedestrian routes and car parks particularly, in respect
of natural surveillance and sight lines to maximise safety of users.

Conclusion

The social impact assessment of the proposed bus street concludes that the proposal will enhance east-west
cycle and pedestrian movement across the town centre. However, more detailed design work is required to
ensure that pedestrian thoroughfares are designed to take into consideration relationships between routes and
origins and destinations.

The topography and the design of the town centre have a significant influence on connectivity and legibility of
existing and future uses across the study area.

* CPTED means Crime Prevention Through Environmental Design. ACTPLA has published CPTED Guidelines
(2000) to assist planners and designers.
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New commercial developments need to include provision of safe bicycle storage and staff amenities.

With the proposed release of a number of sites which will include residential uses, there is a significant
opportunity to provide accessible and affordable housing within the town centre.

The impact of temporary solutions on surrounding businesses and activities to minimise disruption and
financial loss needs to be considered in further design stages of the proposal.

To be sustainable and to meet social, environmental and econoric objectives, it is critical that developments
along the new bus street have mixed uses and active street frontages and is legible, convenient and
accessible for all users.

The CPTED principles need to be enshrined in the design and development of the public spaces.
822 Displaced Activities

The propased amendments to the Territory Plan will de-gazette part of the existing IPT route (Joynton Simith Drive)
and create new parcels of land for town centre development as an outcome. A new IPT route will be defined for the
proposed bus street, within an appropriate Territory Plan land use palicy.

Part of the University of Canberra (Block 1 Section 3 Bruce), currently included in a Community Facility land use
policy area, should be varied to a Municipal Services land use policy for longer term busway requirements.

83  Potential Impact on the Non Human Biological Environment

831 \Vegetation Assessment

The objective of the recommendations included in the Landscape and Vegetation Assessiment (Attachment B) is for
the landscape works to enhance the visual character of the bus street and adjoining urban areas, while contributing
to the comfort of pedestrians by moderating the micro-climate throughout the year.

The street tree species recommended for planting along Cohen Street have been selected with the intent of providing
shade and wind protection for pedestrians while also being suitable for the fairly hash growing conditions on the more
exposed upper slopes with relatively shallow and dry sails. While the majority of species recommended for the
central and eastern sections of the corridor are indigenous, provision is also made for the use of introduced
deciduous species that relate to the existing cultural planting and are capable of allowing sun access in winter in
appropriate locations.

The Cohen Street extension project provides a rare opportunity for implementation of comprehensive landscape
works that are integrated with the urban improvement initiatives and incorporate water sensitive urban design
principles. In order to maximise this opportunity, detailed landscape plans will need to be prepared that are
integrated with the proposed new urban improverment works within the broader urban context of Belconnen.

832 Horaand Fauna

The vegetation assessment of the study area revealed that there are no remnant patches of nature vegetation and
existing vegetation is limited to planted species.

The bus street project and the release of unleased Territory Land provides opportunities for implementing street tree
planting throughout the study area, and landscape designs for new developments addressing the bus street. Inthe
long term, suggested street widening within the study area will allow for enhanced street tree planting and the
creation of a boulevard street character, where currently there is no redeeming landscape character or design.
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0. Consultation

9.1 Consultation Objectives

The fallowing consultation objectives were developed by the consuitation teamto provide a framework and rationale
for the development and management of the consultation program

1 Collect, synthesise and analyse information, and ensure that community and government engagement
mechanisms are appropriate to informthe study team

2 Identify and encourage community and government stakeholders to be involved in the study.
3. Provide clear information about the issues and challenges to all stakeholders.

9.2 Consultations

Consultations were undertaken in the information gathering stage of the project. The consultations included a cross-
government workshop, a presentatiory meeting with members of the Belconnen Community Council, staff members
of the ABS, the congregation of the Belconnen Lutheran Church, phone or face-to-face interviews, and drop-in
consultation for business and community stakeholders.

All community and business stakeholders were sent a letter advising them of the study and the drop-in consultations.
Enclosed with the letter was a short sunvey which people were encouraged to complete if they were not able to
attend a consultation session.

Due to the size of the town centre and differing characteristics across the study area, two drop-in consultations were
held with one focusing on stakeholders from the mixed services area and the ather session being for stakeholders in
the central and eastern parts of the town centre. The drop-in session for stakeholders from the mixed services area
was held on the 15" February 2006, and a drop-in session for stakeholders from the central and eastern areas of the
town was on the 21t February 2006. Further to this, team members also conducted one-to-one interviews with a
number of leaseholders, members of the public and community service providers in the eastern area.

Aworkshop for ACT Government stakehaolders held on 28 Novermber 2005 was well attended.> Alist of government
stakeholders? invited to attend the ACT Government workshop is provided at Attachment E. Further consultation with
the ACT Government stakeholders will be undertaken by ACTPLA as the project develops.

A presentation was made in December 2005 to the Belconnen Community Council followed by further face-to-face
consultation in February 2006 (Ginninderra College and the Holy Family Lutheran Church).

A consultation wes held with the Building and Facilities Section of the University of Canberra in Novermber 2006.
This followed earlier discussions in relation to the City to Belconnen Transitway project (July 2005-July 2006).

Alist of stakeholders invited to attend the drop-in consultation sessions is provided at Attachment E. A copy of the
introductory letter, including survey, is at Attachment F.

10.  Summary and Conclusions

The Design Concept Report has described a proposal to undertake bus system improverments at Belconnen Town
Centre, through an extension of Cohen Street from Lathlain Street to Emu Bank, the abandonment of the existing single
purpose bus interchange, and in its place, the creation of an east to west bus street with four bus stations located along

® The workshop was only one element of the consultations required and where appropriate, team members have
followed up with more detailed consultation and discussions with relevant agencies.

® This list was, in part, compiled using an ACT Government consultation database that was developed based on the
previous ACTPLA Busway project.
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its length. The propased bus street will create opportunities for transit oriented developments that will capture
advantages provided by a convenient public transport system and enhanced infrastructure for pedestrians and cyclists.

The report provides detailed urban design and planning, traffic, social, noise, ecological, landscape and air quality
analyses that conclude that there are unlikely to be any significant adverse impacts arising from the bus street project.

The recommended actions arising from the social impact assessment and consultations will be addressed in the final
design solutions for the bus street. Generally, there is support across the business, community and government sectors
for the proposal to remove the bus interchange and to create a network of new bus stations.

The community benefits to be gained from the proposed bus street include the following:

A new east-west street to connect Lathlain Street and Benjamin Way;
Animproved bus service and access to buses at more convenient stations;
Improved streetscapes and landscaping;

Additional public parking integrated with new developments;

Improved pedestrian networks and east-west cycle paths along the bus street;

New apportunities for living in the town centre, close to a diverse range of employment, retail outlets, services,
cultural and recreational facilities;

The consolidation and re-development of existing urban sites in order to achieve new standards of sustainable
development;

A reduction in the cost of transport and in external costs, in particular congestion, greenhouse gas emissions,
air and noise pollution, as a result of the propased public transport improvements,

An improved distribution of bus stations within the town centre and provision of public transport facilities that
are integrated with commercial and community land uses at street level; and

Anincrease in retail floorspace from new development sites that will provide an opportunity for the town centre
to capture a higher proportion of resident, worker and visitor expenditure.

A number of issues require resolution at Final Sketch Plan stage for the Cohen Street extension, the demolition of the
bus interchange and final designs for the bus stations and layover facilities. In general, these matters are
summarised as:

High quality pedestrian accessibility to the proposed bus stations is an essential feature of transit oriented
development. The pedestrian network design must recognise the specific needs for:

- legibility and network visihility;
- personal security, particularly at night; and

- increased levels of activity as bath an enhancement of the experience of moving through the area and
to provide passive surveillance for security reasons.

Further consultations should be undertaken to resolve road design issues, particularly within the eastern
section of the bus street.

Provision of public parking displaced from proposed development sites is required to ensure that existing and
future demand arising from health and community services, as well as theatre patrons, can be satisfied at
locations convenient to the community/cultural precinct of the town centre.

The detailed recommended actions arising from the social inpact assessment and consultations.
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