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Summary
The 2007 Statement of Planning Intent identifies Climate Change as a key priority for the Government.
Key activities are to:


encourage more water and energy efficient building design;



continue to encourage improved transport and land use planning outcomes; and



pilot projects to showcase central city development and redevelopment opportunities.

The redevelopment of the Braddon Commercial Area provides an opportunity to make progress against
all those objectives.

The Braddon commercial area provides a range of services for City workers and local residents that are
not suitable for a City location. Over the past 20 years the area has developed a unique character,
merging light industry and motor trades with a diverse range of uses including a yoga studio, art
galleries, outdoor shops and restaurants. This transition has been gradual, resulting in an eclectic,
alternative character that contrasts with other retail areas of the City.

One or two storey buildings currently dominate the study area. There is currently little incentive to
redevelop sites and improve the building form as most are built to the current building control limits.
Retail uses and restaurants expanded during the 1980’s and increased after hours activity. Warehouse
and office uses that offer less amenity and limited potential for after hours activity have also been
developed.

This study proposes several changes to building controls to optimise redevelopment opportunities, whilst
retaining Braddon’s special character, through:


Increasing plot ratios and building heights to encourage redevelopment;



Allowing some mixed use residential development;



Improving the amenity and safety of residents and visitors through encouraging active frontages,
improving streetscapes and pedestrian routes; and



Encouraging building forms to ensure a cohesive character that is distinct from the City.

There are a number of issues that need further consideration:


Any increase in allowable plot ratio will increase demand for parking. If parking is to be provided
on site it may increase the number of driveways, further reducing pedestrian amenity. Current allday parking areas are fully utilised and any increased demand from redevelopment in Braddon
may require a parking structure to be constructed.



The redevelopment of the area offers the opportunity to encourage improved sustainability
outcomes, including improved solar access; sustainable transport and affordability.



Improvements to services infrastructure may be required to increase capacity. Proponents must
work with utility providers to ensure infrastructure meets requirements, and may be liable to
contribute towards infrastructure improvements.

The study aims to inform the revision of building controls for the area that will aim to faciliate
redevelopment while retaining the current character.
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Introduction
Reasons for a Planning Study
This study evaluates the existing planning controls and how these might need to be changed to facilitate
more sustainable redevelopment of the precinct. Current development in the City, the development of
three storey apartments on Torrens Street in Braddon, and the redevelopment of buildings on
Northbourne Avenue has increased pressure for a review of the current building controls in the study
area. It is intended that the final recommendations of this study, including any result from the public
consultation period, will be incorporated into the new Territory Plan due for release in 2008.

Location
Braddon is one of Canberra’s older suburbs,
being first settled in 1922. It was named after Sir
Edward Braddon who was a legislator and a
founder of the Constitution.
The study area forms an important gateway to the
City centre from the inner north suburbs of
Braddon, Ainslie, Hackett and Dickson.
Although adjacent to the City, Braddon’s
commercial area has always been a distinct
precinct.

Study area
Cooyong, Torrens, Girrahween and Mort Streets
bound the study area. The Braddon Club, Block 5
of Section 30, (adjacent to Northbourne Oval) is
also included.
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Background Planning
National Capital Plan
The Braddon commercial area is grouped with Civic and identified
as an area of National Interest under the National Capital Plan.
Planning principles for the area include:



Development should aim to reinforce Civic's role as the prime
metropolitan centre, and contribute to a diverse, lively and
attractive character; and
The design of buildings and the amenity and environmental
quality of the main public spaces should result in an accessible,
attractive, high quality and distinctive centre consistent with
Civic's role as the major metropolitan centre.

The Existing Territory Plan
The Braddon commercial area is included under the ‘Civic Centre
Commercial A’ land use policy. This divides the commercial area
into three distinct precincts:




Precinct ‘b2’- Northbourne Avenue Office Area;
Precinct ‘b4’- Braddon, Torrens Street Office Area; and
Precinct ‘c’- Braddon Mixed Services Area.

Block 5, Section 30, currently has a land use policy of ‘Restricted
Access Recreation’.
The current Territory Plan objectives for Precinct ‘c’ – the Braddon
Mixed Services Area are:


To make provision for a range of conveniently located service
and relatively lower rent commercial activities;



To recognise the changing role of the area and to facilitate its
continued growth as a mixed use area supporting the prime use
of the main centre; and



To ensure that commercial development in the Mixed Services
precinct does not undermine the function of the retail and
business precincts in Civic Centre.

The New Territory Plan
Refer to Appendix D for the changes proposed to be incorporated
into the new Territory Plan.
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The Canberra Spatial Plan
The Canberra Spatial Plan is the key strategic planning document
for managing urban growth and change. Relevant principles for
Braddon are:


Residential intensification within a 7.5 km radius of the city
centre:
Locate new residential areas close to transport routes; and
Locate employment close to residential areas and transport
routes.




The Braddon Neighbourhood Plan
During 2002-04, neighbourhood planning was undertaken for most inner north and south Canberra
suburbs, including Braddon. This process involved extensive community consultation to identify the
future direction of the suburb. The Braddon Neighbourhood Plan was published in February 2003 and
proposed the following goals and objectives for the Braddon Commercial Area:
Goals


To become a vibrant, buzzing place, evolving from its "down to earth" service, motorcar and light
industry origins to an eclectic, up market mix of businesses.
Specialty shops that attract people from all over Canberra.
The Commercial Hub will provide a liveable, sustainable commercial heart to Braddon and all of
Canberra.




Objectives


Residential development over shops and offices in Mort through to Lonsdale Streets is to be
encouraged to improve the vitality of this area and provide further alternatives for inner city living.
The commercial centre will offer a variety of goods and services sufficient to meet the
neighbourhood’s daily needs.
Opportunities for residential development will add vitality, amenity and contribute to safety/security.
Retain the heritage elements and foster development that enhances this precinct’s image.







Future development to be consistent with all planning policies.
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Synthesis of Issues
Existing Uses
Role and Function of the Study Area
The commercial area of Braddon has been associated with light industrial uses since it was established.
The Territory Plan identifies the area for a range of uses that support the surrounding residential area
and the higher order uses in the City centre. Over time some of the more traditional service trades
activities have relocated away from Braddon and have been replaced by a range of small scale offices,
support industries, entertainment venues and personal services.

Existing Uses
There is a contrast in uses between streets in the area. Lonsdale Street is the most active street,
containing a diverse range of uses on both sides for almost the full length. These include car related
uses, restaurants and bars, art galleries, offices and homewares, fashion, bike and outdoors retailing.
Mort Street is much quieter, consisting largely of warehouse style retail, car related uses, the Telstra
exchange and several building sites. The area in the middle supports an interesting variety of uses
including a bakery, bookshop, art supplies and framing, and a yoga studio.
Most outdoor eating areas are on the east side of streets and capture the afternoon sun.
The west side of Torrens Street is mainly used for professional offices. Other uses include a childcare
centre and vet.

Change in Activity 1995-2007
A breakdown of floorspace is provided at Appendix C, indicating the major changes to the floorspace
uses within Braddon between 1995 and 2007. The main changes have been a reduction in ‘hardware
and appliance use’, and an increase in ‘office’ and ‘other retail’ floorspace.
While office numbers have decreased from 10 to 5 over this period, there has been a corresponding
increase in office floorspace by 2243m². There were increases in premises for most categories including
‘health, welfare and education’ (8), ‘other services’ (6), and ‘restaurants and cafes’ (5).
Future Role of the Braddon commercial area
The future for the Braddon commercial area is dependent on the overall planning objectives for the City
and Canberra. Increased employment in the City will increase demand for services such as car servicing
and may increase demand for restaurants and retail, dependent upon the levels of these facilities within
the City.
Given there are only so many active uses that can be supported by the Canberra population, the priority
of locations to be revitalised needs to be determined. The Braddon Commercial Area is a high priority
because of its centrality, demand for services from an increased City workforce, and emerging retail
opportunities.
There is an opportunity to change the planning controls from those currently permitted to allow higher
intensity development than the two storeys and 1: 1 plot ratio.
Retaining the controls will result in the type of redevelopment currently occurring and continue with the
mix of uses that, with exceptions of some restaurants and bars, does not generate much street life.
Alternatively, an increase in building height and plot ratio may promote redevelopment and residential
use, although there is some risk that this will increase land values significantly, resulting in the
displacement of the traditional service trades.

•

Future development must not limit opportunities for service trade uses to remain in the area.
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Built Form
The study area is dominated by one or two storey buildings without any significant character. Both The
Braddon Neighbourhood Plan and The Braddon Urban Design Study identify predominate uses from the
1930s for light industry; and car sales and servicing as major influences on the area’s built form.
Most buildings have simple forms. There are large setbacks for car yards and laneways to access
vehicle workshops at the ear of buildings. Vehicles dominate the building forms, with parking in front of
buildings and a number of petrol stations.
Buildings constructed during the 1980’s to meet the expansion of retail uses were usually built to the
front boundary and increased pedestrian amenity through the provision of awnings. The character of the
area improved at this time through retail window displays and outside eating areas.
Recent buildings, mainly due to their use as office space or warehouses, provide little amenity for
pedestrians and are limited in their potential for after-hours activity. Inactive frontages, large ground floor
areas with single use tenants, loading docks and the lack of pedestrian area awnings all contribute to the
lack of amenity.
The character of Torrens Street is distinctive, due to the requirement for the buildings to respect the
previous residential character with uniform darker face brick and tiled roofs.
Currently, there is little incentive to redevelop sites within Braddon to improve the building form as many
buildings are built to the existing building control limits, and there would be little return on investment.
Existing Building Controls
Precinct ‘c’

Precinct ‘b4'

Building height

Buildings shall be a maximum height of
two storeys.

The height of buildings shall not exceed
two storeys.

Plot ratio

The maximum plot ratio shall be 1:1

Section 21 - 0.4:1
Section 29 - 0.5:1

Setback /
Building Line

New buildings shall abut the front property Buildings shall be set back 10 metres at
boundary or be built in accordance with
the Torrens Street frontage.
approved development conditions.

Materials

Vehicle sales and servicing
dominates building form.

All buildings shall be constructed of
materials, which are compatible in
appearance with existing houses opposite
and have pitched and tiled roofs.

Awning & active street front.



Offices result in inactive street
front and minimal amenity.

The possible improvement to the area’s built form is limited by
the current building controls.

Distinctive materials of Torrens
Street buildings.
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Services Infrastructure
Stormwater
The 2006 City Area Infrastructure Capacity and Catchment Study considered the stormwater network in
the area to have sufficient capacity to cater for existing and future redevelopment. The study emphasised
that redevelopment of sites that are almost impervious due to coverage by buildings or carparks, such as
the Braddon Commercial Area, would not be significant enough to exacerbate or cause new problems to
the stormwater system. The proposed water sensitive improvements to public areas, together with onsite stormwater detention requirements for new developments, will reduce stormwater runoff.
Water
The existing water mains (generally 100mm) and may need upgrading to accommodate additional fire
mains and hydrants. In order to meet fire fighting requirements, the proponents of redevelopments may
be required to upgrade the water supply through the area.
Sewerage
There are capacity and access issues with both sewers that are currently mid spine in the study area.
This will need to be further assessed and may need upgrading as a requirement of specific
redevelopments.
Electricity
It is recommended the existing back spine overhead lines should be relocated underground along the
street verge to ensure adequate maintenance access. Substations may be required for each block
depending on power supply requirements and will be subject to a reticulation master plan being prepared
by ActewAGL.
Gas
It is considered that the gas network has sufficient capacity to supply increased development in the area.
Telstra
A large Telstra exchange is located within the study area at 50-52 Mort Street, Braddon. Upgrading the
services to the Braddon commercial area could be provided at minimal cost due to large ducts along
Mort and Lonsdale Streets, which have unused capacity.
TransACT
TransACT has extensive infrastructure throughout the study area, in particular, aerial infrastructure
located on electricity poles through the centre of Section 21, from Elouera Street to Girrahween Street.
Other Services
There is substantial infrastructure belonging to companies including Optus, AAPT/Powertel,
Visionstream/ Nextgen and Icon (the Commonwealth Government fibre-optic network) located within the
study area. This largely consists of fibre-optic and telecommunication cables located in street or verge
ducts.


The cost of any improvements to infrastructure capacity, required due to redevelopment,
will be borne by the proponent. Proponents must work with utility providers to ensure
infrastructure meets requirements.



Some utility services may be upgraded as network master plans are reviewed and updated.



There is potential to use stormwater for watering street trees and establishing additional
landscaping.
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Public realm
Footpaths and Verges
As detailed earlier, footpaths consist of a range of
materials and often have cars parked over them or
other obtacles.
Verge areas have no clear
ownership and are often poorly maintained.
Street Furniture
There is no public seating provided within the study
area; and the bus stops on Mort Street have no
seating or shelter. Despite the proximity to the City
and the number of bike shops, only one set of bike
racks are provided in the area.

Verges not maintained. – dirt, weeds and
broken barriers

Street trees
Plane trees along Lonsdale and Mort Streets, along with the Oak trees on Elouera Street provide a
distinctive street character. The trees on Lonsdale Street emphasise the link between Haig Park and the
City. Despite irregular planting, these trees provide significant amenity.
The trees on Cooyong Street, although in reasonable condition, make little contribution to the street
because of the width of the street, and the scale of buildings on the City side. These contrast with the
mature trees on Girrahween and Torrens Streets, which dominate these streets.
Soil Contamination
A number of sites in the study area are contaminated, or have potential to be contaminated. Only some
of these sites have been remediated. The Environmental Protection Unit, within the Territory and
Municipal Services Department has also identified a number of contaminated groundwater plumes in the
area.
Most of the contamination is due to hydrocarbons associated with automotive uses. Prior to
redevelopment of known or potentially contaminated sites, contaminated sites need to be audited,
assessed, and remediated to a suitable level required by the Environment Protection Authority.
The type of development permitted would depend on the level of remediation and an assessment of the
risk that the site may pose.

Safety and Public Comfort
The community identified several issues regarding safety in The Braddon Commercial Area Precinct
Code Social Impact Assessment, (2005). These included:




A perceived danger from speeding cars along Lonsdale Street;
Concerns about theft, and drug and alcohol abuse; and
Concerns about the safety of walking in Haig Park.

Personal safety was identified as a concern because of the laneways to rear tenancies, and in Haig
Park. Poor lighting, isolation and limited pedestrian activity at night may also contribute to crime, or the
perception of crime, in these areas.
Traders have raised concerns about noise, parking, removal of rubbish and street cleaning.
Activity during the day is fairly well distributed between all streets, however it is mainly limited to parts of
Lonsdale Street after hours.
The effects of odour from the trades’ area might also be an issue.


Street trees make a significant contribution to the area’s amenity.



The public realm requires a significant upgrade.
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Heritage
Development of the Braddon commercial area began
during the 1920’s, attracting bakeries, garages, an ice and
cordial factory, hardware shops and the Canberra Steam
Laundry. There has been a significant focus on the motor
trades with a number of car yards, motor repairers and
petrol stations.
While some of the area’s original buildings have been
removed, the ACT Heritage Register lists several
significant sites and objects in, and near to, the
commercial area. Individual objects, such as street signs
and streetlights are not covered by heritage requirements,
but add considerably to the character of the area and
need to be retained.

The following two items are nominated on the register:

Coggans Bakery- Block 1, Section 28.

The Trees located on the verge of Torrens StreetBlocks 1-12, Section 21.
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Two heritage sites listed on the ACT Heritage Register are located in close proximity to the study area.

Northbourne Oval – Blocks 5 & 6 of Section 30.
Established in 1925, it is North Canberra's oldest
enclosed oval. The site is part of the original
symmetrical layout of public open space centred
on Northbourne Avenue, and balanced by the
Australian National University Oval in Turner.
The conservation requirements identified are:



The sports oval shall be retained;
The enclosed landscape character of the
place shall be retained; and
The mature Monterey pine plantation shall be
conserved and appropriately maintained. New
trees shall be of the same species as original
trees.



Haig Park- Blocks 3, 4, 5 of Section 8 and
Block 1 of Section 14.
Haig Park was established in 1921 as a windbreak
for Braddon and Turner. The park has become an
important part of the landscaped open space
between the adjoining suburbs.
The conservation requirements identified are:


The species of trees in the 14 rows to be
retained;
Replacement trees to be of the same species;
and
No new development shall be permitted where
the development detrimentally affects the
heritage value of the place.






Future development must be in accordance with the ACT Heritage Register requirements or any
conservation management plan.
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Access
Traffic and Parking
Major features of the road network include:


Northbourne Avenue, providing
connection to the City centre;



Cooyong Street, the main east-west subarterial;



Mort and Lonsdale Streets providing a northsouth link between Girrahween Street and
Cooyong Street; and



Torrens Street, an important link from
Limestone Avenue to Cooyong Street, as well
as a short cut from Northbourne Avenue to
Cooyong St.

arterial

All local roads are single carriageway, except for
Cooyong Street and Northbourne Avenue.
Both the Braddon Commercial Area Urban Design
Study (2004); and the Social Impact Assessment
(2005) list speeding cars along Lonsdale Street as a
major concern. They recommended reduced
speed limits and traffic calming measures.
Existing parking is provided in surface car parks,
and on street. All day pay parking is located on the
western side of Mort Street and in areas off
Girrahween Street. All other parking is metered and
generally limited to one-hour. Approximately 265
short stay and 240 long stay public spaces are
available.
Businesses provide limited parking within property
boundaries for staff and customers.
Any increase in allowable plot ratio will increase
demand for parking. If parking is to be provided on
site it may increase the number of driveways,
further reducing pedestrian amenity. Requiring onsite parking for residents may also make a
residential component unattractive to construct.
Current all-day parking areas are fully utilised and
increased demand from redevelopment in Braddon
would likely require a new parking structure.
Refer to Appendix A for possible parking
generation rates.

Cyclists
There are no cycle lanes within the study area, however commuter cycle lanes are provided on
Northbourne Avenue and contribute to an on road cycle path between Downer and Woden.
Due to the proximity of Braddon to the City and the ANU, bicycles will be an important part of any
residential development in the area. Car parking and footpath clutter are factors that impede bike access.
There are limited public bike racks, despite the large number of bicycle shops.
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Public Transport
Braddon is well served by buses with 149 north and
153 southbound services using Mort Street on
weekdays. Routes on Northbourne Avenue provide
47 north and 49 southbound services, while route
36 skirts the commercial area and provides 20 north
and 21 southbound services.
The 4 bus stops in Mort Street do not have shelters
or seats and there is little current activity or potential
for surveillance from the north Mort Street stops.
There are no taxi ranks within the Braddon
commercial area. Ranks are located within walking
distance at Ipima Street; and at the City bus
interchange.
There are significant night time security issues for
people crossing Haig Park to the Ipima Street rank.
This rank was established to service the residents
of Gowrie Hostel, and to help distribution of
bookings in the area. It was also important when
the Rex Hotel was used as a coach terminal. There
is now little demand for it, and the taxi industry has
indicated a preference for its relocation to Mort or
Lonsdale Streets to provide a better service and
more convenient rank for residents and workers in
the area.

Pedestrians
The main pedestrian routes through the study area
are along Lonsdale and Mort Streets, as identified
in the Canberra Central Movement Study (intelligent
space 2006)
Footpaths and verges are often poorly maintained,
consisting of a range of materials, services access,
signage and cars.
Rear lane ways are often poorly lit and are not
closed off after hours. This creates safety issues.
Footpaths are largely reliant on street lighting, which
may not be satisfactory.
There are no pedestrian crossings across Lonsdale,
Mort, Elouera or Girrahween Streets. Crossings
would increase pedestrian safety and if associated
with traffic calming deveices would also reduce the
problem of speeding cars.

Footpaths and verges consist of a range of
materials.



Consider relocating taxi ranks and bus stops to Lonsdale Street and providing seats and shelters
at bus stops.



Provide more bike racks to encourage bicycle use.



Ensure footpaths are free of parked cars, signage and other clutter to ensure pedestrians and
bikes can share footpaths. Upgrade footpaths and verges. Prevent cars from parking across
footpaths.



Parking is a significant issue to address.
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Land Economics
Current Values
A review of planning controls should consider current land transactions and the value of existing
properties. This will assist in gauging the degree of change to development rights that are required to
generate redevelopment, while maintaining the current character.
For the purposes of this analysis the study area has been separated into precincts, which correspond to
the existing Territory Plan: Commercial 'A', Area Specific Policy Precincts of:



Precinct 'c' - Braddon Mixed Services Area; and
Precinct 'b4' - Braddon, Torrens Street Office Area.

Precinct 'c' - Braddon Mixed Services Area
This precinct is developing with a range of uses from modern two storey commercial buildings, service
stations, car dealerships and low-density service trades buildings. The economics for the redevelopment
of many of these sites will vary depending on how the current uses sit within their market segment. For
example, the service stations may be experiencing a decline in fuel margins, which combined with lower
volumes, could result in the real estate being less valuable than 3 to 5 years ago.
There is a trend for motor dealerships to move to areas where land values are less. Three dealerships
have sold with varied prices depending on the adaptability of the existing improvements for other uses.

Precinct 'b4' - Braddon, Torrens Street Office Area
The existing properties that have modern two storey 400 to 450 square metre Gross Floor Area (GFA)
buildings are currently selling at prices in the order of $1,400,000 to $1,650,000 depending on their age,
lease profile and location. The few sites that are not developed to the extent permitted by the current
planning controls are achieving prices in the order of $1,000,000 to $1,100,000.
The land value per square metre is very high in this area, reflecting the small scale and accessibility to
the owner-occupier market.

Effect of Increased Development Scope on Land Economy
Refer to Appendix B for Future Development Case Studies.
The key issues for future land economics and redevelopment that need to be addressed in considering
increased development scope in the study area are:


Lower plot ratios of 0.4:1 to 1:1 that currently exist across the study area result in smaller scale
developments generally of two storeys with inexpensive car parking facilities. This means the
property is accessible to a wider market and land values are higher due to lower construction costs;



Land parcel sizes are small in some cases and not conducive to significantly higher plot ratios as the
requirement for car parking and quality design outcomes could be compromised;



An increase in plot ratios may require basement car parking to accommodate the potential GFA on
site. This will increase construction costs and timing, which will in turn reduce the return on
investment per square metre of GFA; and



Larger land holdings or amalgamated blocks have the advantage of being able to more efficiently
and affordably accommodate the required basement car parking and allow for more flexibility in the
uses that can be accommodated.


For Precinct 'c' a plot ratio of 2:1 or more will see low order uses redeveloped. It is anticipated that
25 percent of existing blocks would be redeveloped over the first five years. For Precinct 'b4',
redevelopment is anticipated to be slower than the Precinct ‘c’ area.



Redevelopment would not occur until depreciation of improvement values generates a need to
optimise land value. This is likely within 5 to 7 years.
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Vision for future development:
The study is intended to provide an enduring framework to guide decisions on opportunities for the
enhancement and redevelopment of the Braddon commercial area.

To achieve this vision, any new development in the area should focus on the interrelated goals of:
Economic



Retain the distinctive mix of uses that characterises Braddon while
increasing commercial and residential opportunities.
The appropriate mix of uses and their location is important for street vitality, safety
and useability.

Environment



Encourage redevelopment and public realm improvements that set
benchmarks in sustainable design.
Place making should respond to the existing natural and developed features of the
environmental context. A place that enhances the distinctive local landscape, sense of
place and history whilst providing a quality living environment that will establish a rich
environmental character unique to its locality.

Social



Enhance the existing vibrancy with a variety of tenancy and dwelling types
and sizes.
Good urban design provides a sense of well being and amenity by ensuring recognition of
the natural context and the functional requirements of the community.

Illustration indicating proposed new awnings and scale of future development.
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Urban Design Considerations
Goal 1:
Retain the distinctive mix of uses that characterises Braddon while increasing
commercial and residential opportunities.

Uses
Existing uses
Most of the service trade uses provide an important function and add significantly to the character. Many
of the current retail outlets are attracted by the smaller tenancies and lower rents. To assist the service
trades and smaller, lower rent tenancies to remain:


It is proposed that a minimum of two ground level tenancies or businesses will be required to
address the street frontage of blocks, applying to the original number of blocks prior to any
amalgamation. It was considered that limiting all ground floor street frontage tenancies to 8
metres, as proposed in the Draft Study would be too restrictive, however retaining this restriction
for Offices should remain in order to encourage a variety of activities along the street. Future
development must not limit opportunities for existing, smaller services trades to remain in the area.



Residential use will be restricted from the ground and first floor areas to encourage activity. Upper
level residential uses must not preclude after hours activity at street level.

New uses
The area has significant potential for new residential development. Proximity to the City and good public
transport will enable many residents to avoid needing a car. Residential development may lead to
additional uses being attracted to the area.


Encourage residential development by increasing the maximum plot ratio of blocks to 3:1 where a
residential component is incorporated at a minimum of 1:1 plot ratio.

Built Form
Local heritage, culture and traditions
The area’s character reflects its service trades history. Recent,
diverse uses exist successfully alongside service trades.


Enable the retention of service trades by requiring a 3.9m
minimum floor to ceiling height for ground floor spaces.



Existing buildings to be encouraged to be retained where
they can be suitably adapted.
New uses alongside existing.

Flexible building and space uses
To enhance Braddon’s distinct character a diversity of uses,
spaces and experiences is required. This will increase the area’s
future social and economic sustainability and recognise
changing lifestyles and community needs.



Buildings to have a capability for change and be able to accommodate a variety of functions future adaptability and diversity require flexible building spaces.
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Building Heights
Existing ‘Commercial A, precinct c’ area
The areas current maximum building height of 2 storeys contrasts with allowable heights in all adjacent
areas including the City, Northbourne Avenue and the east side of Torrens Street. As many of the
existing buildings in the Braddon Commercial Area are already 2 storeys high, there is little incentive to
redevelop sites to expand uses or incorporate a residential component.
To encourage a diversity of uses, including residential, it is important to allow an increase in building
heights. This increase must recognise the area’s existing character and retain afternoon sun to outdoor
eating areas on the east side of Lonsdale and Mort Streets. Expressing the maximum height in metres
rather than storeys will also avoid any confusion. Increasing the maximum height to 22 metres, (which
equates to 4 storeys), for buildings fronting these streets will allow the retention of the existing character
& maintain afternoon sun to the east side of the streets.
Braddon’s current building heights contribute to a distinct character that contrasts with heights in the City
area. To retain this character it is intended to require new developments to be built to the front boundary
and to setback the building 3m above the second storey. This will also provide balcony space, a buffer
between commercial and residential uses and will accommodate the tree canopy.
It is also considered appropriate to increase in the maximum building height to 28 metres (6 storeys) on
blocks fronting Cooyong Street. This is due to the proposed 6m setback from the Cooyong Street
boundary, the relationship with buildings across Cooyong Street and the minimal impact on solar access.

Existing ‘b4’ precinct – Torrens Street
The current two storey height limit on the west side of Torrens Street was imposed in order for new
buildings to relate to the previous single storey houses. These houses have since been replaced by 3
storey apartment buildings. It is considered that increasing the height limit to 4 storeys for the blocks on
the west side of Torrens Street (sections 21 & 29) is now appropriate, given the relationship with
surrounding building heights and the feasibility of redevelopment.

Block 5, Section 30
This block currently has a land use policy of Restricted
Access Recreation. The site is occupied by The Canberra
Raiders sports club trading as The Braddon Club on a
concessional lease. The current maximum building height is
two storeys. Most of the site is utilised during the day as long
stay parking for members. There is a waiting list for these
member parking spaces.
There is currently a proposal to de-concessionalise the lease
to allow further development on the site. Subject to this being
approved, it is considered the site is appropriate to have a
land use policy of the current ‘Commercial A, precinct C’,
which will include it with the land use area of the Braddon
Mixed Services Area. Note that the block is subject to
Heritage requirements.
Due to the size, shape & location of the block, it is
considered appropriate to divide the Block into several zones
with differing height & use restrictions. It is recommended
that the areas indicated with lower height limits be permitted
residential use to all levels.


Increase the maximum building height generally to 22
metres.



Allow a maximum height of 28 metres on blocks
fronting Cooyong Street.



Include block 5, section 30 as part of the current
‘commercial a, precinct c’ area, permitting an increase
in building height across the site.
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Building Envelopes
The proposed building envelopes have been developed in order to establish a defined streetscape,
provide a distinct separation between commercial and residential uses and provide good solar access
and daylighting for development on the particular block and adjacent blocks. These proposed building
envelopes must be read together with the Apartment Guidelines, regulated tree requirements, plot ratio
requirements, heritage requirements, setback requirements and easement requirements.
Proposed typical envelope for
blocks fronting Cooyong Street,
where the maximum height limit
is 28 metres. This is considered
appropriate due to the 6m
setback from Cooyong street &
relationship to buildings opposite.
Note that Block 10, section 29 is
proposed to be built to the front
building line & will be required to
have an awning.
Proposed envelope for blocks
fronting Mort and Lonsdale
Streets, where the maximum
height limit is 22 metres.
This envelope has been modified
from the Draft version of this
study to allow easier block
amalgamation.

Proposed envelope for blocks
fronting Torrens Street, where the
maximum height limit is 16
metres.
Again, this proposed envelope
has been modified from the draft
version of this study, to permit
limited block amalgamations and
a greater building height.

Proposed envelope for Block 5, Section 30, Braddon.; showing envelope & setout plan.
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Public Realm
Legibility
A discernable planning structure and place making ensures the
area has a clear image and is easy to understand.

Clearly defined public and private space

Public art contributes to identity.



A clear indication is required of what areas, such as laneways, are public or private.



Encourage the growth of existing active anchor areas, such as the outdoor and bicycle shop area
of Lonsdale Street and the developing Cornucopia / art shop / electric shadows bookshop area.



The distinction between the City and Braddon needs to be maintained and the relationship with
Haig Park enhanced. The view corridor between the City and Haig Park is important to
acknowledge.



Public art contributes to identity and legibility. There are opportunities to incorporate art within
public realm improvements.

Access
Parking
The ability to park close to small tenancies is a significant advantage of the Braddon commercial area,
however the dominance of cars parked in front of buildings and across footpaths reduces the amenity
and appearance of the area. Increased development will also increase the demand for long stay parking
in the area.


Ensure short stay car parking is retained on Lonsdale and Mort
Streets. It is proposed that new buildings will be built to the front
boundary, removing the ability to park in front of buildings.



Developments should meet on-site parking and service area
requirements. The use of public transport, walking and
cycling is encouraged through improved access and facilities.



The private sector will be encouraged to investigate the provision
of a parking structure if on-site parking is not feasible. Sites must
have an ability to amalgamate if basement parking is to be
economic.



Parking in front of retail reduces
amenity.

It is proposed that the gross floor area of publicly accessible
carparks will not be used in the calculation of plot ratios as an
incentive to provide public car parking.
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Goal 2:
Encourage redevelopment and public realm improvements that set benchmarks
in sustainable design.

Uses
Building Typologies
Buildings should allow flexibility in use while contributing to the
character and amenity of the area.


Residential uses may be located at upper floor levels,
acoustically isolated from noise producing service
trades and social venues.

Built Form

Proposed typical building
section, indicating uses.

Building Design
Redevelopment provides an opportunity to construct buildings that minimise impact on the environment
and enhance the area’s character. It is proposed that:


New buildings must demonstrate ecologically sustainable development principles in construction,
materials and operation. This includes the use of recycled and/or low embodied energy
building materials, opening windows to maximise natural ventilation, passive solar design
principles, use of water conservation devices and rainwater storage. Residential building
depth should allow for good natural light and natural ventilation.



Buildings must be easily adapted and designed to last. They must also be designed to allow easy
dismantling and re-use of the building materials. New developments are encouraged to
incorporate sustainable and innovative design concepts.



Attention should be given to heritage buildings and development that adjoins them.



Residential buildings must comply with the provisions of the Apartment Guidelines. Design
should be innovative and allow affordable single bedroom units and units for groups.



Buildings must meet the ACT Government’s climate change strategy target and water sensitive
urban design requirements.

Adaptable and easily dismantled
buildings

Encourage roof gardens

Winter sun to living areas
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Public Realm
Continuity and enclosure
The form and fabric of a place establish a hierarchy of public and private
space. This provides clarity of function and movement.


The lack of awnings reduces pedestrian protection and continuation
of public space. It is proposed that awnings will be required to all new
buildings. Awnings must not compromise street trees or lighting.



Any increase in allowable height must not reduce solar access to
buildings across the street; a four-storey limit will achieve this.
Building heights, particularly on Girrawheen Street, must respect the
verge trees.
Awnings provide a sense
of enclosure.

Distinctive Landscapes
The street trees and views to Haig Park contribute to the character and identity of the area. Trees in
Lonsdale and Mort Streets are significant landmarks, emphasising a connection between Haig Park and
the City.



Maximise the opportunities for views to Haig Park and enhance
the Haig Park plantings.



Ensure redevelopment in Torrens and Girrahween Streets does
not compromise the existing trees.



Encourage roof top gardens to increase the amount of planting
and the ability to reduce storm water discharge. Encourage
facilities such as compost bins and common vegetable gardens.



Supplement tree plantings in streets with matching new plantings.
Street stormwater may be used to water existing trees and future
garden areas. Expand soft landscaping as a means of reducing
stormwater flows

Elouera Street Tree

Access
Public Transport


Investigate relocating bus stops and the Ipima Street taxi rank to
Lonsdale Street where there is greater activity and surveillance.
This will also cater for any increase in residents. Seats and
shelters should also be provided at bus stops.



The location may result in residents not requiring cars.
Encourage hire car outlets remain to allow this.
Lack of bus stop amenity and
surveillance.
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Goal 3:
Enhance the existing vibrancy with a variety of tenancy and dwelling types and
sizes.

Uses
Planning Controls
While current planning controls allow a wide variety of uses, non-active frontages, such as offices, do not
add to street character or provide community safety. Current plot ratios and height controls do not
encourage residential uses to be developed. Refer Appendix D for proposed building envelope controls.
It is proposed that:


The uses under the current ‘Commercial A, precinct c’ land use policy will remain. Residential
uses will be restricted from ground and first floor to provide an active street front and reduce
conflict with commercial uses.



A minimum of two ground level tenancies will be required to address the street frontage of blocks.
Offices will be limited to an 8m street frontage in order to encourage a variety of tenancies.



Blocks 9 & 10 of section 29 are currently zoned ‘b4’. It is proposed to include these blocks within
the current precinct ‘c’ land use policy area.



Current restrictions on use for blocks currently zoned ‘b4’ in part sections 21 & 29, on the west
side of Torrens Street, will remain.



Block 5, Section 30 (the Braddon club) currently has a ‘Restricted Access Recreation’ land use
policy. It is proposed to include this block within the current precinct ‘c’ land use policy area.

Built Form
Locally distinctive built form
The built form of the study area reflects the existing uses and is
typical of city edge architecture.
New development should reflect the existing scale and
articulation by maintaining the proportions that define the street.
The area should retain its distinction from the City.

Forms and materials to provide
a distinction from the City.



Increasing the plot ratio to 3:1 and height limit to 4 storeys along Mort and Lonsdale Streets will
enable redevelopment to take place while retaining solar access to the east side of these streets.



Maintain the two-storey limit for street facades and step back upper levels. Lower levels should be
built to a consistent front alignment and height to define the street and establish character.



Ensure the built form and building materials differentiates the area from the City.



The current controls for the current ‘b4’ area of Braddon, requiring all buildings to have pitched
and tiled roofs and be constructed of materials which are compatible in appearance with existing
houses opposite is considered redundant, as the houses opposite have been replaced by large
apartment complexes. It is proposed the controls on materials and form be removed.
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Public Realm
Social Dimensions
Recognition of the social context and aspirations of the local community
will enhance development quality. The area is within easy walking
distance of an existing residential community and a large work force and
these groups have an interest in the area.



Establishing residential uses will further develop the existing community of the area.



Consultation with residents from the surrounding area and businesses will attempt to address any
concerns about the possible future result.



Public realm improvements should contribute to the identity, character, safety, amenity and
accessibility of the street and public areas. Most pedestrian spaces require upgrading, including
paving, lighting, landscape and street furniture.

Safety and Security
Consideration of safety and security for the community enhances the well being of the community
through minimising opportunities for crime, fear of crime and antisocial behaviour.


There is a lack of activity in areas, especially Mort Street, after hours. Increased development
rights and requiring active street frontages will increase activity, safety and security in the area.



Ensure lighting is appropriate to the use. If laneways are accessible they must be suitably lit.



Residential development on upper levels will increase passive surveillance after hours.



Assess lighting and sightlines in Haig Park. Lower tree branches may require removal.



Minimise recessed doorways, entrances down laneways etc to prevent antisocial behaviour.



Investigate additional public toilets in a safer and more convenient location.

Access
Pedestrians and Cyclists


The lack of bike racks in the area may discourage cyclists.
More bike racks are required.



Footpaths and verges require upgrading to minimise trip
hazards and distinguish driveways. Ensure footpaths and
building entries meet disability standard requirements.



Footpaths currently rely on street lighting, which may not be
suitable or provide suitable security. Ensure all pedestrian
areas are well lit and paths across Haig Park have good sight
lines. Lighting should be energy efficient and incorporated
into the building design where possible.



Footpaths, verges and lighting
require upgrading.

Ensure new development meet the Bicycle Parking guidelines.
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Implementation
Key Recommendations:
ISSUE

RECOMMENDATION

Height limits
The existing 2 storey height limit in the
existing precinct ‘c’ does not allow
sufficient diversity or potential for future
redevelopment.

Remove height restriction by rise in storey and replace with building
envelope controls which:
Increase the maximum building height of blocks fronting Mort, Lonsdale,
Elouera & Girrahween streets to 22 metres;
Increase the maximum building height of blocks fronting Cooyong Street to
28 metres;
Ensure buildings do not reduce solar access to outdoor eating areas on east
side of Mort and Lonsdale Streets; and
Ensure the heritage status of the Coggans building is not compromised.

Inconsistency between the maximum
building heights on the west & east sides
of Torrens Street. The east side has a 3
storey limit.

Increase the maximum building height from 2 storeys to 16 metres for
blocks on the west side of Torrens Street.

Plot ratio limits
The existing 1:1 plot ratio in the existing
precinct ‘c’ does not allow potential for
future redevelopment.

Increase the maximum plot ratio to 2:1for blocks in the existing precinct ‘c’.

Encourage residential use and allow
flexibility in the precinct ‘c’ area.

Allow a plot ratio of 3:1 where a residential component of 1:1 is incorporated

Inconsistency between the maximum plot
ratios on the west & east sides of
Torrens Street.

Increase the maximum plot ratio to 2:1 for blocks on the west side of
Torrens Street.

Character
Ensure the Braddon Commercial Area
remains distinct from the City area.

Encourage a cohesive character that is distinct from the City by articulation
of building uses, forms and materials.

Inactive frontages detract from the vitality
of the area.

Generally, restrict residential uses from ground and first floor areas.
Maintain non-retail uses to ground floor of buildings fronting Torrens Street.
Restrict offices at ground floor to a maximum frontage of 8m per block.

Improve the quality of public spaces.

Ensure adequate waste removal, street cleaning and rubbish bins.
Provide clear signage to parking, laneway tenants and bus stops.
Ensure public area lighting meets requirements.
Investigate the installation of public art and street furniture.
Require awnings to all new buildings for a unified street character and
weather protection, whilst not compromising street trees or lighting.

Maintain and enhance existing trees.

Investigate using stormwater for watering street trees and garden areas.
Improve landscaping to Lonsdale and Mort Streets, including additional
planning, replacing missing trees and improving outdoor eating areas.

Buildings in the current ‘b4’ area fronting
Torrens Street are required to use
materials which are compatible with
existing houses opposite, despite the
houses no longer existing.
Uses

Remove the current restrictions on building materials and roof pitches on
the blocks in the current’b4’ area fronting Torrens Street.

There is an issue with large, inactive
frontages and the possible reduction of
service trade uses.

Require ground floors to have a minimum 3.9m floor-to-ceiling height to
permit a wider range of uses, including vehicle hoists.
Laneways are encouraged to access small rear tenancies. Buildings are
encouraged over laneway entrances.
Ground floor offices uses to be restricted to 8m street frontage. Require a
minimum of 2 ground floor level tenancies or businesses addressing the
street frontages of blocks.

Potential conflict with locating residential
over retail.

Restrict first floor uses to commercial and provide awnings to all new
buildings to provide a buffer between ground floor retail and upper floor
residential uses.
Residential uses must not compromise ground floor commercial uses.
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Ensure controls do not limit the
development of community facilities.

Community facilities are permitted in B4 area fronting Torrens Street.

Private / public space distinction is not
clear.

Clearly define private spaces, especially laneways. Provide security gates to
private laneways that are not used after hours & provide adequate lighting
to laneways that are used after hours.

Location is attractive for students and
young professionals to live.

Encourage innovative design that encourages affordable dwellings for
singles & groups.

Setbacks
Reducing front setback requirements on
Torrens Street blocks may result in
removal of existing landscaping.

A minimum setback of 6m from block boundaries fronting Torrens Street is
proposed to enable the retention of landscaping.

A wide variety of setbacks do not allow
an attractive or unified streetscape in the
existing ‘c’ precinct.

Buildings are to be built to the front boundary in the existing ‘c’ precinct.
Floors above the first floor are to be setback 3m to reduce the impact of
commercial uses on lower floors, provide a reference back to the existing
two-storey character, and distinguish residential use.

Sustainability
New buildings to aim for best practice in
sustainable design and reduced the
need for building demolition.

Encourage use of recycled materials and materials with low embodied
energy in new buildings. Encourage buildings that can be easily dismantled
and materials reused.
Require units to achieve correct solar orientation, cross ventilation and 5
star energy rating.
Encourage roof top gardens to increase areas of planting and reduce storm
water discharge. Encourage compost bins and community gardens.
Encourage building design, materials and construction that is adaptable to a
range of different uses.

The location may result in future
residents not requiring cars.

Enable car hire car outlets to remain in the area.
New development is to meet the requirements of the Bicycle Parking
guidelines. Encourage more bike racks to be provided.

Infrastructure
Increased development capacity will
increase car parking demand.

New development to meet all current parking requirements. Parking
structures and basement parking to be encouraged by not including publicly
accessible carparks in plot ratio calculations. Ensure short stay on-street
parking remains.

Bus stops have no seats or shelter and
have safety issues. Convenience and
safety concerns with the location of Ipima
Street taxi rank.

Investigate the relocation of bus stops and taxi rank to Lonsdale Street.
Provide shelter and seats to bus stops, or locate them adjacent to buildings
with awnings.

Stormwater infrastructure is at capacity.

Ensure all new development meets water sensitive urban design
requirements and investigate utilising stormwater for street trees.
Undertake a more detailed study for future stormwater requirements.

Water & Sewerage capacity.

Consult the ACT Fire Brigade regarding any changes to planning controls to
ensure water mains are of sufficient size.
Consider sewer capacity improvement.

Electricity and Transact

Relocate the rear electricity spine and Transact infrastructure to
underground street verge.

Footpaths and verges are in poor
condition with a variety of surfaces.

Upgrade footpaths and verges to provide consistent materials, minimise trip
hazards and distinguish driveways.
Replacement footpaths and new building entries must meet disability
standard requirements.

Safety
Concerns with location, convenience and
lack of surveillance with public toilets,
Mort Street bus stops and Ipima Street
taxi rank.

Investigate the relocation of the taxi rank, bus stops and public toilets to
Lonsdale Street.

Inadequate levels of pedestrian lighting
and areas that allow anti-social
behaviour, including Haig Park.

Pedestrian area lighting is to be appropriate to use.
Laneways and rear parking areas are to be well lit or closed off after-hours,
and recessed doorways and entrances off laneways are to be minimised.
Require retail use at ground floor for after-hours activity.
Ensure Haig Park trees do not obscure sight lines, and that paths are well lit
and preclude hiding places.

Speed of traffic on Lonsdale Street.

Investigate the effect of traffic calming measures on Lonsdale Street.
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Proposed implementation
Variation to the Territory Plan
The draft version of the Braddon commercial area planning study was released for public comment
during November 2007. Submissions received in relation to the draft study were assessed and resulted
in several changes to the planning study, including the removal of a requirement for residential use
above first floor and the requirement for an 8m maximum frontage for ground floor tenancies.
This final version of the Planning Study will be used to inform changes that may be incorporated into the
revised Territory Plan during the first half of 2008.
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Appendices
Appendix A
List of Blocks including site area, current & proposed land use policies, plot ratios, maximum floor areas
and parking generation.
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9
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9
9
9
9
9
9
9
9
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46
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3762

3 spaces /
100m2 GFA

100m2 GFA

Restricted
Access
R
ti /
2 spaces

P a rk in g G e n e ra tio n

0 .8

4948
920
920
920
920
920
920
920
920
920
858
858
1042

18
18
18
18
18
18
18
18
18
17
17
21

1226
957
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957
957
957
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957
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6131
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38
38
38
38
38
38
38
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Precinct 'b4'
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Precinct 'c'
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460
460
460
460
460
460
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Block
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184
138
138
138
138
138
138
112
113
113
113
113
113
148
503

112
113
113
113
113
113
113
113
0
184
138
138
138
138
138
113
113
113
113
113
113
113
150
334
276

184
150
113
113
113
113
113
113
113
150

20847

0

417 6940

m2

25717
9

S p a ce s 7 3 5 7
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Appendix B
Land Economics case studies

Future Development Case Studies
Case Study 1
An existing motor vehicle dealership located on a number of blocks in Lonsdale Street, Braddon
comprising 2,050 square metres of building on 4,999 square metres of land, leased for a period of two
years and a current value of $6,500,000 to $7,000,000.
If the site has access to higher plot ratios then the value would be as follows;
Plot ratio 1:1:
Plot ratio 2:1:
Plot ratio 3:1:
Plot ratio 4:1:

$800 per m2 x 5,000 m2 =
$500 per m2 x 10,000 m2 =
$350 per m2 x 15,000 m2 =
$350 per m2 x 20,000 m2 =

$4,000,000
$5,000,000
$5,250,000
$7,000,000

No increase in plot ratio will generate redevelopment in the short term but if current improvements
cannot attract a new lease then redevelopment could be anticipated on expiry of the current lease.

Case Study 2
An existing small service station with 300 square metres of shop on a site area of 1250 square metres in
Lonsdale Street, Braddon with a current value of $1,200,000 to $1,300,000 not including business value.
If the site has access to higher plot ratios then the value would be as follows;
Plot ratio 1:1:
Plot ratio 2:1:
Plot ratio 3:1:
Plot ratio 4:1:

$800 per m2 x 1,250 m2 =
$500 per m2 x 2,500 m2 =
$350 per m2 x 3,750 m2 =
$350 per m2 x 5,000 m2 =

$1,000,000
$1,250,000
$1,500,000
$1,750,000

Redevelopment would be dependent on viability of service station and the attractiveness of
improvements to future tenants.

Case Study 3
An existing modified cottage in Torrens Street, Braddon on a 1250 square metre block where land use
policy provides for the accommodation of commercial uses with a plot ratio of 0.4:1 and current value of
$800,000 to $1,000,000 (the current value reflects some potential for increase in density).
If the site has access to higher plot ratios then the value would be as follows;
Plot ratio 1:1:
Plot ratio 2:1:
Plot ratio 3:1:

$800 per m2 x 1,250 m2 =
$500 per m2 x 2,500 m2 =
$350 per m2 x 3,750 m2 =

$1,000,000
$1,250,000
$1,500,000

Case Study 4
An existing contemporary two storey office building that is developed to the maximum 40 percent of
block area with surface car parking in Torrens Street, Braddon on a 1250 square metre block and current
value of $1,600,000 to $1,650,000.
If the site has access to higher plot ratios then the value would be as follows;
Plot ratio 1:1:
Plot ratio 2:1:
Plot ratio 3:1:

$800 per m2 x 1,250 m2 =
$500 per m2 x 2,500 m2 =
$350 per m2 x 3,750 m2 =

$1,000,000
$1,250,000
$1,500,000
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Appendix C
Changes in use for the Braddon Mixed Use Area: 1995 - 2007
Braddon Mixed Use Area

Number of Establishments

Floorspace
Activity

1995 m2

2007 m2

Change m2 1995

2007

Change

Food Supermarket

88

130

42

1

1

0

Food other

520

686

166

4

5

1

Clothes/shoes

198

563

365

2

6

4

298

298

0

1

1

Textile Furniture
Appliance Hardware

2,873

791

-2,082

9

3

-6

Other Retail

2,812

5,142

2,330

18

20

2

Finance insurance

1,017

183

-834

5

3

-2

Restaurants cafés

1,507

2,869

1,362

7

12

5

Health, Welfare and Education 1,623

3,486

1,863

7

15

8

Business, Property, Travel

3,658

3,953

295

26

22

-4

Other Services

3,983

2,804

-1,179

8

14

6

Petrol Stations

2,130

1,100

-1,030

6

4

-2

Motor other

10,960

9,494

-1,466

19

19

0

Office (n.e.c)

5,735

7,978

2,243

10

5

-5

Other (Manufacturing etc

527

1,567

1,040

5

9

4

Vacant

1,365

2,753

1,388

7

11

4

Total

38,996

43,797

4,801

134

150

16
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Appendix D
Extract from the Territory Plan (2008) incorporating changes informed by the final version of the
Braddon Commercial Area Planning Study
Part A (2) - City Centre – CZ2 Business Zone – Braddon and Turner
Element 2:

Building and Site Controls

Intent:
a)

To protect the small to medium scale character of the area

b)

To ensure that buildings are compatible with existing residential development in the area

Rules

Criteria

2.1 Height
R1

C1

Maximum building heights are:

Building heights comply with all of the following:

a) Braddon Section 21 and 29: All building
elements, including lift over runs and roof
top plant are contained within building
envelope controls (Figures A6 and A7).
b) Turner Section 35 and 45: 2 storeys
c) Turner Section 24: 3 storeys above
ground level.

a)

are compatible with existing adjacent
development

b)

are appropriate to the scale and function of
the use

c)

minimise detrimental impacts including
overshadowing and excessive scale.

2.2 Plot Ratio
C2

R2

Plot ratios comply with all of the following:

Maximum plot ratios are:
a)

Braddon Section 21 and 29:

2:1 (200%)

b)

Turner Section 24, 35 and 45: 1:1 (100%).

a)

are compatible with existing adjacent
development

b)

are appropriate to the scale and function of
the use

c)

minimise detrimental impacts including
overshadowing and excessive scale.

2.3 Setbacks
R3

C3

The minimum front setback is:

Setbacks are compatible with existing adjacent
development and minimise detrimental impacts,
including overshadowing and excessive scale.

a)

10 m along Moore Street and Barry Drive in
Turner

b)

6 m along Torrens Street in Braddon
(Figure A6 and A7).
C4

There is no applicable rule.

Front and side setbacks in Turner Sections 35
and 45 are consistent with existing setbacks.

R5
In Torrens Street Braddon side rear setbacks are
a minimum of 6 m (Figure A6 and A7).

This is a mandatory requirement. There is no
applicable criterion.
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Element 3:

Built Form

Intent:
a)

To ensure that the massing and scale used for buildings results in harmonious and high quality
urban design outcomes

b)

To ensure that buildings are compatible with the built form and small to medium scale nature of
development in adjacent areas

Rules

Criteria

3.1 Building Design
C6
There is no applicable rule.

The form and scale of development is consistent
with existing adjacent development.

3.2 Continuous Building Facades
R7
Continuous building facades do not occupy more
than two blocks in Turner Section 24, 35 and 45
and in Braddon Section 21 and 29.

This is a mandatory requirement. There is no
applicable criterion.

3.3 Buildings in Turner
R8

C8

Buildings in Turner Section 24, 35 and 45 are offwhite to light buff/grey in colour.

Any alternative colours used:
a)

relate to clearly defined elements of the
building

b)

are predominantly earth toned

c)

are minor elements in the building façade,
and

d)

are subsidiary to the main off-white to light
buff/grey materials.
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Element 4:

Parking and Site Access

Intent:
a)

To preserve the existing, small-scale character of the streetscape by retaining the existing pattern of
driveways

b)

To protect the primary function of Barry Drive as a major transport route

Rules

Criteria

4.1 Braddon
R9

C9

Existing driveways on Braddon Sections 21 and
29 are retained along Torrens Street.

Vehicular access to blocks along Torrens Street
reinforces the small-scale development character
and is compatible with residential uses.

4.2 Turner
R10
Vehicular access to blocks in Turner Section 24
is not permitted to or from Barry Drive.

This is a mandatory requirement. There is no
applicable criterion.
C11

There is no applicable rule.

Some encroachment of basement car parking
into the front landscape zone may be considered
for Turner Section 24, 35 and 43.
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Figure A6

Building Envelope Diagram - Braddon Section 21 Blocks 1- 12 (CZ2 Zone)
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Figure A7

Building Envelope Diagram - Braddon Section 29 Blocks 1– 4, 7,8, 10, 11and 21
(CZ2 Zone)
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Part A (3) - City Centre – CZ3 Services Zone – Braddon
Element 1:

Restrictions on Use

Intent:
a)

To provide for a range of conveniently located and relatively low-rent service trades and commercial
uses close to residential areas

b)

To recognise the changing role of the area by facilitating its continuing growth as a mixed use area
and promoting uses that create a diverse, lively and attractive character

c)

To ensure that commercial development in the Services Zone does not undermine the function of
the Core and Business Zones

Rules

Criteria

1.1 Restrictions on Use
R12
Residential use is prohibited at ground and first
floor level.

This is a mandatory requirement. There is no
applicable criterion.

R13

C13

There is a minimum of 2 ground floor level
tenancies or businesses addressing the street
frontages of blocks. Where development
includes block amalgamation, this rule applies to
the number of blocks existing prior to the
amalgamation.

Buildings fronting streets incorporate uses on the
ground floor that generate activity.

R14
Offices at ground floor level have a maximum
frontage of 8m per block.

This is a mandatory requirement. There is no
applicable criterion.

R15
The GFA of a Supermarket or any shop selling
food is maximum 200 m2 per lease.

This is a mandatory requirement. There is no
applicable criterion.
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Element 2:

Building and Site Controls

Intent:
a)

To ensure that buildings are compatible with the built form, siting, and scale of development in
adjacent areas or the future desired character of the area established within the Plan

b)

To retain the service trades character of the area while facilitating its continued growth as a mixed
services area

Rules

Criteria

2.1 Height
R16
All building elements, including lift over runs and
roof top plant are contained within building
envelope controls (Figures A8 - A12).

This is a mandatory requirement. There is no
applicable criterion.

2.2 Plot Ratio
R17

C17

Plot ratios do not exceed 2:1 (200%) or 3:1
(300%) where at least 1:1 (100%) of the total plot
ratio is residential use.

Plot ratios comply with all of the following:
a)

ensure that the intensity of residential use
does not restrict provision of commercial
uses

b)

do not cause detrimental impacts, including
overshadowing and excessive scale

c)

reflect the service trades character of the
area.

2.3 Setbacks
C18

R18
a)

Buildings fronting Mort, Lonsdale, Elouera
and Girrahween Streets abut the front
boundary at ground and first floor levels
(Figures A8 – A11).

b)

Buildings fronting Cooyong Street are to be
set back 6m from the Cooyong Street
frontage (Figures A10 and A11).

c)

For ground and first floor level setbacks to
Braddon Section 30 Block 5, refer to
Figure A12.

R19

The building facade at the front boundary of the
blocks defines the interface between the public
and private realms and reflects the existing street
character.

C19

a)

Buildings fronting Mort, Lonsdale, Elouera
and Girrahween Streets are set back 3 m
from front boundary at second floor level
and levels above (Figures A8 - A11).

b)

For second floor level and levels above for
setbacks to Braddon Section 30 Block 5
refer to Figure A12.

Element 3:

The building facade at the front boundary of the
blocks establishes a 2 storey parapet level and
compliments the existing street character.

Built Form

Intent:
a)

To ensure that buildings are compatible with the built form and small to medium-scale nature of
development in adjacent areas

b)

To promote development that creates a diverse, lively and attractive character
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c)

To ensure that the massing and scale used for buildings results in harmonious and high quality
urban design outcomes

Rules

Criteria

3.1 Building Design
R20

C20

The minimum ground floor level floor to ceiling
height is 3.9 m.

Ground floor level of buildings is adaptable for
retail and service trades uses.

R21

C21

Buildings incorporate display windows and shop
fronts with direct pedestrian access at ground
floor level along street frontages.

Buildings fronting streets are designed to
incorporate active frontages with direct
pedestrian access.

R22

C22

Buildings incorporate cantilevered awnings for full
width building frontage. Awnings are a minimum
of 3m in cantilever width and have a soffit height
between 3.2m and 3.6m above footpath level
(Figures A8 – A12).

Buildings fronting streets are designed to provide
sun-shading and weather protection to pedestrian
paths along streets.

R23

C23

Where block amalgamations are proposed, the
original joint boundary is clearly articulated and
the ground floor planning reflects the original
block subdivision.

Buildings are designed to complement the street
character by visually expressing the pattern of
existing section subdivisions.
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Element 4:

Parking and Site Access

Intent:
a)

To provide safe and convenient pedestrian movement along streets

b)

To promote an attractive and interlinked pedestrian environment

c)

To ensure that vehicle parking and access do not dominate the streetscape

Rules

Criteria

4.1 Car Parking
C24
There is no applicable rule.

Car parking, other than for display purposes,
provided on blocks is not visible from the street.

4.2 Site Access
R25

C25

Site access from the front boundary for vehicles
is a maximum of 6m wide and abuts a side
boundary.

Site access for vehicles does not conflict with
pedestrian movement or restrict opportunities for
kerbside parking.
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Figure A8

Building Envelope Diagram - Braddon Section 20 (CZ3 Zone)

41

Figure A9

Building Envelope Diagram - Braddon Section 21 Blocks 13 – 21 (CZ3 Zone)
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Figure A10

Building Envelope Diagram - Braddon Section 28 (CZ3 Zone)
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Figure A11

Building Envelope Diagram - Braddon Section 29 blocks 9, 10, 12 – 20
(CZ3 Zone)
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Figure A12

Building Envelope Diagram - Braddon Section 30 (CZ3 Zone)
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