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This Concept Report is a DRAFT report, provided for stakeholder review and comment only. The
information contained within is subject to confirmation and may change.

This Concept Report is a companion document to the Gungahlin Town Centre Issues Report, which both
support the process for developing the Gungahlin Town Centre Planning Study.

The ACT Planning and Land Authority is seeking comments on this Issues Paper until close of business
on Monday, 16 June 2008.

Comments may be:

Posted to Gungahlin Town Centre Planning Study, Development Policy, ACT Planning and

Land Authority, GPO Box 1908 Canberra, ACT, 2602;

Hand-delivered to the Authority’s Dickson Customer Service centre at 16 Challis Street, Dickson; or
Emailed to gungahlinplanningstudy@act.gov.au
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The issue of good urban design is not about some abstract ideal;
it's about creating the right conditions to make places work.

The Councillor's Guide to Urban Design, UK Commission for the
Built Environment, 2003

Goals and objectives

The early planning and design intentions for Gungahlin Town Centre could lead to future planning,
design, development and management that is focussed on three interrelated goals and objectives:

1. Providing opportunities for a different way to

live, work and recreate ...
To realise this goal:

Provide an attractive centre for investing with
opportunities for commercial and retail expansion,
and a better quality living and working environment

Provide for a range of viable business opportunities
and a focus for cultural and recreational activities

Build on the dense, walkable, mixed-use, public
domain character of the centre to contribute to
activity and vibrancy

2. Demonstrating flexibility and ‘leading edge’ in

design and development ...
To realise this goal:

Value the early urban village approach and enhance
significant features, while recognising changing
needs for higher order commercial uses

Encourage innovation in all aspects of planning,
building and management to reduce the impact of
development on the environment

Ensure the public domain and buildings continue to
adapt and embrace the latest environmentally
sustainable concepts and technologies

3. Building upon a distinct public domain character

and community spirit ...
To realise this goal:

Enhance the urban village lifestyle and continue to
distinguish Gungabhlin from other centres

Provide opportunities for a range of facilities to serve
the Gungahlin community and foster a sense of
social identity

Identify optimum opportunities for access, interaction
and exchange in a walkable, well-made public realm
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Study area

Gungahlin Town Centre is
located in northern Canberra

The study area includes the
town centre and considers
transport links and interface
issues with surrounding areas

Northern boundaries are
Anthony Rolfe Avenue and
Gundaroo Drive

Eastern boundaries are
Hamer Street and
Franklin Estate

Southern boundaries adjoin
Mulanggari Grasslands, a
Hills Ridges Buffer Zones site
and Valley Ruins Heritage site

Western boundaries are
Gungahlin Drive and
Gundaroo Drive

Original planning and design intent

A central focus for Gungahlin

‘Urban village’ approach
distinguishes Gungahlin from
other town centres with
emphasis on low scale
buildings (4 storey limit);
walkable, well-made public
domain; active street
frontages; dense, mixed-use
development including
residential; environmentally
responsive built form; transit-
oriented with low vehicle
speeds; and ‘main street’
style of development, rather
than the retail mall model of
other town centres

Core of 4 retail centres
around a market place, with
smaller developments
anchored by department
stores

North-south open space spine

Formal north-south, east-west
street grid layout, with a rich
layer of minor streets, lanes
and arcades for a high degree
of connectivity

Opportunities for residential
intensification are identified in
The Canberra Spatial Plan
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Open space network

The original intention was to
increase legibility of the public
realm through a hierarchy of
interconnected open spaces

Open space spine from
Mulanggari Grasslands to the
south and Yerrabi Pond
District Park to the north

Urban Open Space and
proposed oval and town park
west of the retail core

Site with cluster of significant
trees along Anthony Rolfe
Avenue (near Tsoulias/Alice
Cummins Street intersection)

The network of open spaces
does not connect visually or
functionally to significant
landscape features such as
Mulanggari Grasslands

Lack of variety of public spaces
for formal and informal use, and
for large and small gatherings

Consider the use of open
spaces to improve pedestrian
and cycle access

Landscape elements

The original intention was to
increase legibility of the public
realm through landscape

Street trees are planted along
most of the existing streets

Street tree species selection
does not contribute to overall
hierarchy of streets, or create
a recognisable identity and
character for the town centre

Conservation areas such as
Mulanggari Grasslands south
of the town centre are not
integrated into the open
space system and do not
contribute to the overall
landscape character

The continuity of street trees is
not complemented by more
unigue spaces such as
individual streetscapes or
features of distinctive character

Opportunities exist to
incorporate Water Sensitive
Urban Design (WSUD)
measures into the public realm
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Built form

The original intention was that
building heights be defined by
public domain benefit

Buildings in retail core have
zero front setbacks with
awnings and active street
frontages that are contributing
to a lively public realm

Building heights in the town
centre range from 1-4 storeys

The 4 storey height limit

under the former

Territory Plan (in effect prior

to 31 March 2008) has

resulted in a relatively
homogenous built form, with

no higher buildings to provide
landmarks and orientation, and
precludes development of office
or residential towers as in other
town centres

Consider reviewing building
height controls and where to put
higher buildings

Borders and barriers

Anthony Rolfe Avenue and
Gundaroo Drive to the north are
barriers to accessing the centre
for pedestrians and cyclists

The residential estate with
single dwellings to the south is
separated from the town centre
by a busy road -The Valley
Avenue

The service trades/bulky goods
area to the west is not
pedestrian friendly, and lacks
integration with the retail core

Undeveloped land in eastern
part of town centre is a missing
link between the centre and the
surrounding residential
development

Mulanggari Grasslands provides
an access barrier to the town
centre from the south

Weak links exist for all modes of
transport between the service
trades area and the retail core

Opportunities exist to create
more articulate, legible
boundaries to the town centre
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Approach routes

Main access from the east is
along Flemington Road

Main access from the south is
along The Valley Avenue

Access from the north is
constrained through Metros
residential estate, which is
almost fully developed and
difficult to change

The street network does not
provide clear clues to assist
movement around the

town centre

Little sense of arrival or
gateways to define entry
points to the town centre

Gaps in urban fabric between
development makes
destinations less accessible

Bike and pedestrian access is
not convenient between
transport nodes,
retail/community/recreation
facilities, or adjoining suburbs

Connections with Palmerston
for all modes are challenging

Consider how the northern end
of Flemington Road connects to
the town centre (this was not
the original intention)

Bike, bus and IPT routes

The original intention was to
integrate public transport with
land uses

Intertown Public Transport
(IPT) route is reserved along
Flemington Road and
Anthony Rolfe Crescent, not
the most intense activity area
- Hibberson Street

Bus routes provide
reasonable coverage and are
within walking distance of key
existing activity nodes

Lack of permeability from
surrounding areas

There are direct connections
to the cycle network around the
town centre and beyond

There are few cycle paths within
the town centre or integrated
within the open space system
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Road hierarchy

The original intention was for
a flexible, interconnected road
network with a grid layout and
a rich layer of minor streets
and laneways

Existing streets and proposed
street layouts are indicated

The street hierarchy lacks
legibility to guide movement
in and around the town centre

The streets within the eastern
part of the town centre are not
all constructed, contributing to
the lack of legibility

Road hierarchy is intended to
limit through-traffic by by-
passing the town centre on
arterials

There are weak links between
the town centre and surrounding
areas due to barriers formed by
high speed roads

Streets in the eastern part of the
town centre were designed for
residential development, but are
not constructed, so there is an
opportunity to change the layout

Development status

The original intention was for
environmentally sustainable,
solar passive development

Indicates land currently:

- Developed or committed for
development

- Undeveloped or
uncommitted

- Under investigation

Identifies opportunities for
development of sites at the
edges of the town centre to
the north, east and west,
between the retail core and
residential development

Undeveloped land in eastern
part of the town centre has
potential for large scale
commercial development as
demand arises

Distinct precincts have formed due
to the collocation of related land
uses including a retail core, service
trades area, mixed-use zones,
proposed well-being precinct and
surrounding residential areas
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A good place is accessible to all the senses [and] engages the perceptions of its
inhabitants. The direct enjoyment of vivid perceptions is further enlarged because sensible,
identifiable places are convenient pegs on which to hang personal memories and values.
Place identity is closely linked to personal identity. “I am here” supports “l am”.

Kevin Lynch, 1981

A robust framework for the future

The concepts are the organising or ‘spatial’ framework of
the plan for Gungahlin Town Centre. The concepts
respond directly to the key issues and site analysis of
existing conditions at the town centre to ensure that the
goals and objectives of the plan are achieved.

The concepts include:

Enhance the street and block pattern
Extend existing landscape features
Land uses define precincts

Way finding

The concepts and how they may be applied establish the
overall framework for the future vision for
Gungahlin Town Centre.
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Enhance the street and block pattern

A legible and simple street hierarchy

Responds to the key issues by ...

Providing a clear hierarchy of
individual streets that
contribute to overall structure
and legibility of the centre

Improving access into and
within the town centre along
new streets, footpaths,
cycleways and public
transport routes

Extending the existing street
grid pattern to the east

Providing a street network
designed to keep vehicle
speeds slow with a range of
traffic calming measures

Providing easy access

without encouraging car use

Providing a range of block sizes
for flexible development with
optimal solar and daylight access

Creating articulate boundaries
around the town centre

Extend existing landscape features

A clear role and definition of the open space network

Responds to the key issues by ...

Improving the structure and
legibility of the open space
network and individual spaces

Strengthening links to
significant landscape features

Providing new open spaces in
the town centre east

Providing improved cycle and
pedestrian access from
surrounding suburbs through
the open space network

Creating a range of types and
sizes of public open spaces,
courtyards and squares
throughout the town centre

Designing streetscapes within

an overarching, legible
hierarchy

Embracing the environmental
qualities that were started for the
public domain, such as daylight
and solar access and water
management
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Land uses define precincts

Town features provide for location and orientation
Responds to the key issues by ...

Improving legibility with
‘town gates’ at key entry
points

Building on existing precincts
with retail uses along the
‘main street’ and residential
uses along the ‘access
corridor’, and creating a new
‘office mall’ precinct

Providing a ‘town park’ at the
Hibberson/Gozzard Streets
intersection to terminate the
western end of the

‘main street’

Recognising Gungahlin Place
and creating a new north-
south ‘linear park’ at the
eastern end of the town centre

Building on the existing character of distinct precincts

Responds to the key issues by ...

Recognising the town centre
has its own distinct character
a point of difference from
other town centres, and
preserving these features

Maintaining and reinforcing
the ‘urban village’ approach,
and the ‘town square’ and
‘main street’ style of
development

Encouraging mixed-uses that
contribute to a diverse
character

Providing opportunities for
increased retail development
and residential intensification

Providing transitional areas

between the town centre and
surrounding residential areas
with a fringe of mixed-uses (with
lower order commercial uses)

Retaining low scale buildings in
the core and providing
opportunities for higher
buildings at key locations

Creating a vibrant, attractive
public domain with a variety of
open spaces

Providing crossable streets with
ground floor pedestrian activity
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Retail precinct with Hibberson Street as main street limited in length
Responds to the key issues by ...

Ensuring Hibberson Street
west as the ‘main street’ of
the town centre limited in
length

Reinforcing the ‘main street’
and ‘town square’ with a core
of four retail centres around a
market place in the

‘retail precinct’

Providing further opportunities
for retail uses along
Hibberson Street east

‘office mall’ precinct as
demand arises

Encouraging open-air retail
development fronting onto the
‘main street’ and covered
arcades in the ‘retail precinct’

Enhancing the design of
smaller developments
anchored by supermarkets
and department stores

Office precincts with Hibberson Street as landscaped office mall
Responds to the key issues by ...

Creating the eastern end of
Hibberson Street as a
landscaped ‘office mall’, with
opportunities to extend
commercial uses to the east
of the retail core to ensure the
reservation of adequate tracts
of land for the projected future
demand

Creating a Business Park
Precinct for lower scale
commercial buildings north-
west of the retail core

Providing a greater sense of
entrance into the town centre
from Flemington Road and
Gundaroo Drive

Accommodating changing
commercial development needs
and a better working environment
by considering appropriate block
sizes and building widths versus
environmentally sustainable
design (thinner, permeable
buildings with natural cross
ventilation and solar access),
without precluding opportunities
for larger buildings
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Service trades precinct increased to provide collocation of long term expansion
Responds to the key issues by ...

Providing opportunities for
new service trades uses to
collocate in the precinct west
of the town centre with the
existing bulky goods retailing,
automotive support,
veterinary clinic and so on

Improving access to and
within the service trades
precinct for all modes of
transport, and in particular,
pedestrians

Improving linkages with the
service trades precinct and
the core of the town centre

Mixed-use precincts provide opportunities for residential development
Responds to the key issues by ...

Creating transitional areas
between the commercial core
of the town centre and
surrounding residential zones
where the uses, design, bulk
and scale of buildings are
appropriate

Providing mixed-use
development in these
transitional areas, with
opportunities for future
residential development and
home-based employment

Providing residential areas
that are compact, walkable
and permeable

Providing a variety of building
heights and types in these
transitional areas that are
appropriate to the scale of
adjoining residential areas
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Community precincts enrich town experience
Responds to the key issues by ...

Providing opportunities to
enrich town experience with a
distribution of community
uses and spaces throughout
the town centre

Providing a central focus for
the Gungahlin community
with a ‘town park’ at the
Hibberson/Gozzard Streets
intersection

Creating a variety of unique
spaces for the community
within the overall
homogeneity of streetscapes
in the town centre

Ensuring that new
developments and
streetscape elements respond
to the needs of the
community, and encourage
intimate and human scale
gathering places

Way finding
Markers provide legibility and identity, and street hierarchy guides movement

Responds to the key issues by ...

Providing an entry address at
key locations to signify arrival
at the town centre, with clear
‘sign posts’ at arterial roads to
the town centre and

‘entry gates’ at the edge of
the town centre street grid

Providing a legible street
hierarchy and defining an
identifiable border around the
edge of the town centre

Maximising transport
accessibility for all modes of
transport (parking, cycling
and walking) to the town
centre

Ensuring that all transport

modes service key activity
nodes in the town centre

Creating articulate, legible
boundaries around the
town centre

Discouraging unnecessary
through-traffic in the town centre
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Car park access off secondary streets
Responds to the key issues by ...

Providing ‘sign posts’ and ‘entry
gates’ at key points to direct traffic to
car parks

Providing convenient public car
parking throughout the town centre
with:

- A relatively even distribution of
spaces

- Arange of long and short-term
spaces

- Arange of surface, on-street,
basement and structured spaces

Providing access to public car parks
off streets parallel to Hibberson
Street (i.e. Gribble and Ernest

Cavanagh Streets)

Ensuring car parking does not
physically or functionally
dominate other land uses

IPT route transforms to town loop with frequent stops

Responds to the key issues by ...

Ensuring development is transit-
oriented, with direct public transport
connections to the higher order City
centre to contribute to a more
compact, vibrant, walkable and
liveable community

Ensuring all precincts in the town
centre are well-serviced by public
transport, with a relatively even
distribution of routes and stops

Ensuring the IPT route services the
most intense areas of use in the

town centre, such as along Hibberson
Street

Considering the bus interchange as
space for buses to stop, rather than a
place

Identifying locations for bus layovers
at each end of Hibberson Street

Ensuring public transport is a more
attractive and positive experience
for patrons by investing in the
quality of the environment

Considering the role of
Hibberson Street for buses
during the day, with cars limited
to night only
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