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Executive Summary
Project brief
Industrial space is currently running out in the ACT as existing industrial suburbs struggle to
accommodate further additional development. Such pressures for land release and development of
industrial areas have required the need for a plan to guide development for the remaining undeveloped
areas of Hume.
GHD Consultants have prepared this Concept Plan for the generally un-serviced areas of Hume. The
Concept Plan aims to achieve outcomes at a greater planning resolution to those set out in the listed
reference documents, in addition to providing a flexible industrial land use strategy in this area of the
ACT.
The specific objectives undertaken as part of this consultancy for ACT Planning and Land Authority
(Project No: 2006.0444) involved:
a) The preparation of a Concept Plan through a designated planning process;
b) The verification, detailing and specification of the Concept Plan (including subdivision design and
development conditions) of the industrial estate; and
c) The development, verification, detailing and specification of a draft Development Control Plan in
accordance with National Capital Authority requirements for areas within 200 m of the Monaro
Highway.

Study area
The study area, also known as the Hume Industrial Area, is on the east side of the Australian Capital
Territory (ACT) adjacent to the New South Wales ACT boundary, which forms the eastern boundary of
the industrial estate. The western boundary is predominated by the Monaro Highway, connecting
southern New South Wales with the Capital. The study area falls partly in the districts of Jerrabomberra
and Tuggeranong.

Opportunities and constraints
Detailed environmental, traffic and infrastructure analyses were carried out to inform the concept
planning for the industrial area. Other issues, opportunities and constraints were also identified. In brief,
future planning of the Hume Industrial Area needs to be sensitive to site-specific issues as outlined
below.
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Hume Industrial Area – Site Analysis

»

Existing ecological corridors traverse the middle and the lower third of the site in a southerly
direction. An opportunity to develop significant ecological links at the southern end of the existing
industrial area through yellow box, red gum and secondary grassland ecosystems remains a strong
possibility.
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»

An opportunity exists to improve the capacity of the intersections at Mugga Lane, Isabella Drive,
Tharwa Road and Sheppard Street. These have all reached their practical maximum peak load limits.
The construction of internal service roads has some impact on the potential for lot yield in future
subdivision layout plans, but will significantly improve accessibility to the Monaro Highway. Links into
NSW from the industrial area remain problematic while the two localities are separated by a railway
line.

»

Depending on the potential future use of the land there may be significant issues with regards to water
security, the scope and potential for gas infrastructure and future traffic interconnectivity.

»

A more in-depth review of heritage issues, relevant conservation management principles and the
desired interface between these items with the proposed industrial development (or concept plan) is
necessary.

»

Extending the existing landfill area to the north allows future development of the waste facility in an
area that is visually protected by the existing workings without the need for additional infrastructure
investment.

»

For the next 3 years, the broadacre part of Block 1610 (Tuggeranong district) will be held off from
development and is subject to a feasibility study for the cemetery site.

»

Appropriate variations need to be made to the Territory Plan to allow for medium and long-term land
use changes proposed for the Hume Industrial Area.

The Concept Plan
The Concept Plan encapsulates the medium to long-term vision for the site. Three Concept Plans have
been prepared to guide future land use within the Hume Industrial Area. Broadly, all three options are
geared to:
»

Accelerate the uptake of industrial development opportunities by increasing the supply of industrial
land through the appropriate land release/subdivision strategies;

»

Subdivision/land use designed for the efficient and economic uptake of suitable land for industrial
purposes while recognising the limitations of the localities and protecting regional amenity;

»

Gain maximum economy from the effective use and development of infrastructure;

»

Increase the capacity of the Hume industrial study area by varying the Territory Plan to rezone land to
more appropriate land uses;

»

Increase mobility efficiency and facilitate access to the study area through improved intersection
design of the Monaro Highway;

»

Enhance the visual amenity of the study area by reinforcing green, urban and industrial edges;

»

Create and retain strategic wildlife corridors by creating/maintaining western and eastern ecological
links;

»

Recognise and protect the European and Indigenous heritage of the localities; and

»

Integrate appropriate social infrastructure requirements for future developments.

The intent of these options and the required variations to the Territory Plan map to achieve the
implementation of the concept plan recommendations have been summarised in Figure 41 and
discussed in more detail throughout the report.
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Figure 1

Important Planning Requirements Plan

Recommendations for further work
This Planning Study has made conceptual recommendations with regards to further work required before
to maximise the development opportunities and address existing constraints, including:
»

Initiation of the appropriate policy and master planning processes to allow for an expansion of the
industrial area;

»

Rehabilitation of the northern extent of the Mugga Landfill, creation of south-wester ecological links
and establishment of a riparian buffer zone across the north and west of the study area;

»

Addressing traffic congestion problems by improving the capacity of the intersections at Mugga
Lane, Isabella Drive, Tharwa Road and Sheppard Street;

»

Investigation of options for introducing public transport in Hume;
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»

Investigation of future cycling and pedestrian routes and the possibilities for linking these into the
existing network;

»

Determination of infrastructure costs associated with servicing the study area and updating flood
maps for the Hume Industrial Area;

»

Initiating a detailed heritage study to allow for a review of the status of existing heritage sites within
the area as well as note any significant cultural features of the area;

»

Undertaking archaeological studies on Block 6 of Section 23 by specialised archaeologists at the
subdivision and construction stages of development; and

»

Procuring the appropriate valuation and advisory services to validate the need for increased capacity
of the Hume Industrial Area by analyzing regional, territory and local demand and supply trends,
industrial turnover rates, uptake of land release strategies and any industrial land redundancy issues
being faced.
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1.

Project brief

1.1

Objective

The specific objectives undertaken as part of this consultancy for ACT Planning and Land Authority
(ACTPLA) (Project No: 2006.0444) involved:
a) The preparation of a Concept Plan through a planning process which included:
i.

Undertaking a literature review of the referenced information material provided in the brief
and other sources to analyse and assess the existing conditions of the Hume Industrial Area.

ii.

Completing a site analysis study to determine the opportunities and constraints of the area,
as well as preparing planning principles.

iii.

Preparing a series of planning options to determine the preferred option.

iv.

Determining a preferred Concept Plan model for assessment.

b) The verification, detailing and specification of the Concept Plan (including subdivision design and
development conditions) of the industrial estate. The design is intended to:
i.

Be environmentally responsible and contribute to the ecologically sustainable development of
Canberra;

ii.

Incorporate sustainable development objectives;

iii.

Be viable and marketable;

iv.

Incorporate input as appropriate from consultation with stakeholders; and

v.

Be appropriate for input into lease and development conditions for land releases.

c) The development, verification, detailing and specification of a Development Control Plan in
accordance with National Capital Authority requirements for areas within 200 metres of the Monaro
Highway.

1.2

Study area

There are three main areas assessed within this study:
»

The first main area is located along the Monaro Highway adjacent to the NSW border and includes a
large parcel of undeveloped land for industrial/broadacre use on the north-western side of the Monaro
Highway.

»

The second main area includes the proposed industrial areas as identified under the Southern
Broadacre Planning Study. The Hume Resource Recovery Centre, Mugga Landfill area and land
adjacent to these sites has been identified for future industrial use.

»

The third main area takes into account sites defined as Leisure and Accommodation land use south of
the existing Hume area designated for industrial land use.
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1.3

Scope of works

The work for the Hume Industrial Planning Study included:
»

A review of all information relating to the existing site conditions including the relevant outcomes of
the Southern Broadacre Study Planning Report and the Hume Industrial Area Infill and Expansion
Planning and Implementation Study (completed in 1990);
A site analysis identifying issues, opportunities and constraints;

»
»

An analysis of the physical environment including current ecological conditions and constraints
affecting the area;

»

An analysis of the existing traffic conditions and future options for traffic management; and

»

An analysis of existing infrastructure and infrastructure servicing needs.

1.4

Project team

This project has been undertaken by a group of GHD consultants comprising Environmental Scientists,
Ecologists, Planners, Infrastructure Engineers, Traffic Engineers, Urban Design and Landscape
Architects.

1.5

Methodology

Following the various investigations mentioned above, a constraints and opportunities report in the form
of a plan was prepared and presented to ACTPLA identifying the major environmental, transport,
infrastructure, land use and topographical constraints and opportunities of the study area.
Additionally, discussions were held with the Land Development Agency (LDA) to ascertain their
perceptions on the likely future demand for industrial land.
During the consultation process it was noted that Actew Corporation have prepared a Preliminary
Assessment (PA) for a gas-fired power station on land within the southern part of the existing industrial
area. The PA was finalised in March 2002 and has been approved by the relevant authority. At the time
of writing, it is unknown whether or not this proposal will be revisited. However, in conjunction with other
site specific high-tech developments, a separate proposal may be submitted to the ACT government. It
is understood that this request can include up to 20 hectares of land to be developed as a high-tech
node.
Following initial consultation with a number of government organisations it was agreed that, even though
the original brief constrained the study area, this land could potentially be broadened to include the
impact on surrounding land given the potential for movement of uses outside the defined boundaries.
It has been determined that approximately 42.5 hectares of land currently zoned ‘precinct a’ is available
for subdivision.
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1.6

Consultation

As per the requirements of the project brief, this Planning Study has been informed through consultation
with relevant government agencies. The agencies that were consulted including the nominated staff and
meeting dates have been listed in Table 1.
Table 1

List of stakeholder consultations

Agency and nominated staff

Date

Comment

ACT NoWaste

27 February
2007

Minutes from this meeting are included in
Appendix A.

Environment ACT

18 December
2006

GHD’s conservation scientist met with Dr.
Murray Evans and David Shorthouse from the
Environment ACT on the 18th of December 2006.
A draft of the ecological analysis was reviewed
and their comments incorporated into the final
version.

Land Development Agency

19 February
2007

Minutes from this meeting are included in
Appendix A.

ACTEW Corporation

20 March 2007

GHD Infrastructure Engineer and Principal
Planner met with Des Allen from ACTEW
Corporation on the 20th of March 2007. Issues
discussed included sewerage and the proposed
data centre on Section 21.

Dr. Murray Evans
David Shorthouse

The Draft Concept Plan Report was circulated amongst several government agencies for their
information, review and comment. All comments have been addressed by GHD and discussed with
ACTPLA. Agreed amendments have been made to the report. Appendix B details GHD’s response to
the issues raised and also contains copies of the submissions made in response to the Draft Concept
Plan Report.

1.7

Heritage study

A detailed heritage survey and study has not been prepared as part of this exercise. However, a heritage
review will need to be conducted before recommendations of this study are implemented. This review will
need to determine the heritage significance of the cultural features and the interactions between these
items and the concept plan recommendations, particularly in light of recent findings on the Hume
Resource Recovery Estate by Huonbrook Environment and Heritage Pty Ltd.
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2.

Study area

2.1

Location

The Hume Industrial Area is on the east side of the Australian Capital Territory (ACT) adjacent to the
New South Wales (NSW) and ACT border, which forms the eastern boundary of the industrial estate.
The western boundary is predominated by the Monaro Highway, connecting southern NSW with
Canberra. The study area falls partly in the districts of Jerrabomberra and Tuggeranong.
Figure 2

Division of Hume

HUME

(Source: ACTMAPi)

The industrial suburb of Hume is intended for general industry, manufacturing and storage operations.
Since its creation, the Hume Industrial Area has accommodated regional manufacturing, saw milling,
warehouse, storage and recycling businesses set up as predominantly strata titled industrial complexes.
Hume is the newest and also the second-largest industrial estate within the ACT with block sizes ranging
from 1,300 to 30,000 m2.
An aerial photo of the study area is shown in Figure 3.
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Figure 3
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2.2

Ordering geometry

The ordering principle underpinning our analysis has been to use the cross axis between the Monaro
Highway and Mugga Lane to strategically divide the study site into four sub-areas or quadrants: A, B, C
and D (Figure 4). The division is based upon similar land uses and separation by major roads.
Figure 4
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Proposed development staging and existing zoning

Hume Industrial Planning Study
Final Report

15

2.3

Study area characteristics

The study area covers Sections 1, 2, 3, 4, 5, 6, 7, 8, 9, 14, 21, 22, Area 8E (Gilmore Section 79 and part
Section 65), 10H and part Sections 19, 23, 25 and part Block 1610, District of Tuggeranong.
2.3.1

Quadrant A

Quadrant A contains the relatively developed part of the Hume Industrial Estate. Predominant land uses
within the northern sector of the site, captured in Figure 5, include light to medium industrial land uses
such as storage facilities, transport facilities and industries such as mechanical repairs, panel beaters,
fabricators, timber workers and glazing.
Figure 5

Bulky goods – furniture showroom

Firewood distribution

Hume industrial land uses

Estate developments to cater for light
industrial services: plumbing, rentals,

Storage

The industrial area accesses the Monaro Highway, a major arterial link within the ACT at two
intersections. Both intersections have been identified in previous traffic studies as being at capacity and
requiring significant long-term intersection upgrades to improve the traffic efficiency through the site.
These adjustments will impact on the availability of land for disposal immediately adjacent to these
intersections.
23/11878/45199
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At the northern end of the site a triangular piece of land has remained relatively undeveloped due to
potential inundation problems and relatively difficult terrain for transport connections.
2.3.2

Quadrant B

Land south of Tralee Street has an irregular subdivision pattern and contains a timber treatment and saw
milling plant.
The central portion of Quadrant B has the highest potential for industrial development and would provide
a natural extension to the existing development within Quadrant A. This land is relatively level, highly
disturbed and has good access to the Monaro Highway and existing roads within the industrial estate.
Provision of services such as water, gas, electricity and sewerage requires some moderate upgrading,
but has generally been provided for in the design of existing service infrastructure.
The western boundary of the land is within a 200-metre development control zone controlled by the
National Capital Authority and for which a Development Control Plan (DCP) needs to be prepared. The
preparation of a draft DCP is part of this report.
The land is free from inundation and remnant vegetation, with the exception of a small section in the
north-west corner (affected by endangered grassy woodland). Although the land is visible from the
ridgeline that traverses the southern sector of the land, adequate buffer planting and attention to
aesthetic detail will minimise these impacts considering the already reasonably highly developed
Quadrant A.
2.3.3

Quadrant C

The land in this quadrant is divided into two sectors by Isabella Drive. To the south of Isabella Drive is
the land zoned for Entertainment, Accommodation and Leisure purposes. This site contains the heritage
listed Rose Cottage and the ACTEW Gilmore Zone substation.
To the north of Isabella Drive and south of Mugga Lane is land zoned for broadacre use, identified as
Block 1610, District of Tuggeranong. This land is predominantly agricultural and slightly undulating and
contains no significant existing development. Land in this sector ranges from relatively low lying flat and
potentially flood prone to gently undulating land on the western edge. This land is also separated from
residential suburbs by a small ridge, which limits the longer-term potential for intensive industrial land
uses or industrial land uses that generate noise, pollutants and heavy vehicle traffic.
2.3.4

Quadrant D

Quadrant D houses the Mugga Way Landfill (on broadacre land) and the Hume Resource Recovery
Estate (on industrial land).
Land to the north of the Monaro Highway, currently used for grazing, has been set aside for industrial
land use and will also be affected by a Development Control Plan.
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Figure 6

Grazing activity on part Section 23

Section 23, Hume

Heavy erosion of Dogtrap Creek

The industrial land is relatively flat although its upper boundary is affected by Dogtrap Creek, currently
facing a high degree of erosion, shown in Figure 6. This level of erosion can be accentuated if the
appropriate control measures are not put in place in relation to future development proposals.
Block 10, Section 23 of Hume has been nominated for entry to the ACT Heritage Register since it
contains several Aboriginal archaeological artefacts.
The land to the east of the landfill and to the north of the industrial land is steeply sloping with a few
hilltops. This land although outside the study area is known to contain endangered and threatened
species and also has large patches of yellow-box/ red-gum endangered grassy woodland.
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3.

Planning policy context

3.1

The Territory Plan
Figure 7

Current land-use policies

Source: ACT Territory Plan)

The Territory Plan (Figure 7) sets out the Land-Use Policies currently applicable to the study area and
their possible implications for future development have been described below.
3.1.1

Broadacre

Broadacre land uses are suitable for developments that require large sites or clearance from other
development, such as a landfill. Notably, broadacre areas can provide a land bank for future urban
development. Any proposed non-urban developments should preserve the landscape and environmental
quality of the surrounding land and not undermine the future use of the land.
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Controls relating to the permissible land uses, the scale and type of development and development
conditions including any special conditions for environmental protection are covered under Section 2 of
Part B10.
Under Part B10 of the Territory Plan, the Mugga Landfill site in Jerrabomberra is created to make
provision for land for the ‘disposal of non-recyclable wastes and for managing recyclable materials.’
Figure 8

Area 10H Mugga Landfill Site, Jerrabomberra

(Source: Part B10, Territory Plan)

As a designated landfill site, activities relating to waste disposal, storage and/or transfer may be subject
to mandatory Preliminary Assessment under the Planning and Environment Act 1991 (the Land Act).
This requirement is outlined under Appendix II of the Territory Plan.
The Mugga Landfill is subject to a 500 metre clearance zone which imposes limitations on the use of the
land within this boundary. As per Appendix VII of the Territory Plan, development around these areas
needs to be restricted to prevent the environmental impacts of these existing land uses, such as the
spread of odours and wind-blown particulates, conflicting with more sensitive land uses. No new
residential use or community use will be permitted within 500 metres of the boundaries of these areas.
Block 1610, District of Tuggeranong, (bordering the south-eastern side of Area 10H) is currently
earmarked by ACTPLA as a potential cemetery site and is subject to a feasibility study. A cemetery is a
permissible use under Part B10 of the Territory Plan. The rationale for siting a cemetery within Block
1610 would have to be in accordance with Section 2.3 of the Part B10. Land required for cemetery
purposes would have to be large and not available within the urban areas. There might also be possible
safety and operational reasons for locating the cemetery in a non-urban location.
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3.1.2

Industrial

Part B3 of the Territory Plan sets out the Industrial Land Use Policies for the ACT. In general, industrial
land is divided into four broad categories:
1. Precinct ‘a’ – General Industry
2. Precinct ‘b’ – Retail warehouse and commercial services
3. Precinct ‘c’ – Food enterprises and commercial services
4. Precinct ‘d’ – Science and technology
Figure 9

Hume industrial precinct ‘a’

(Source: Territory Plan)

Industrial land usage within the Hume Industrial estate has been allocated to Precinct ‘a’ uses, implying
provision of land for manufacturing, warehousing and transport related land uses. These require large
land areas and need to be accessible to main interstate road and rail connections. To preserve the
general industry purposes of this precinct zoning, permissible uses should not be extended to higher rent
commercial uses such as retailing and offices.
The minimum block size for blocks subdivided from existing leases within the Hume Industrial Precinct is
5,000 m2 each. Under the Unit Titles Act 2001, an existing lease cannot be subdivided into more than 5
units.
Site-specific controls exist to protect the heritage significance of Block 5, Section 5 also known as (Hill
Station). Block 5, Section 5 has been nominated for listing under the ACT Heritage Register.
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3.1.3

Entertainment, Accommodation and Leisure

Part B8 of the Territory Plan sets out the controls for the development of areas classified under
entertainment, accommodation and leisure.
Figure 10

Area 8E Tourist areas

Gilmore Section 79, Section 65 (Part) and Tuggeranong south of Hume
Source: Territory Plan

Section 79 and part Section 65 are currently zoned to provide space for tourism developments. For
tourist areas, permissible uses are as per Schedule 1 of Part B8 and also allow for the development of
service stations. However, a development application for a service station may be subject to a
preliminary assessment under the Land Act.
This study has identified Area 8E to the east of Monaro Highway as potential developable land for a
cemetery site and recommends that this site be subject to a planning variation that amends the Territory
Plan map and written statement ‘B8’. It is proposed that Area 8E to the east of the Monaro be varied to
accommodate Industrial Precinct ‘a’ land uses. Such a Territory Plan variation would consolidate the
stretch of industrial development along the Monaro Highway, whilst also increasing the area of land
available for general industrial development. The section of Area 8E to the west of the Monaro could
retain its current land use zoning status or be rezoned to a broadacre land use, making provision for an
alternative cemetery site. This form of land use preserves the heritage significance of Rose Cottage and
provides a visual and aesthetic buffer between the Hume Industrial Area and neighbouring residential
developments.
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3.1.4

Commercial Land Use

Block 25, Section 5 in Hume is a Commercial “D” Local Centre under Part B2 of the Territory Plan. The
land use policy outlines a series of controls and restrictions and performance standards for development
on local centres.
Figure 11

Commercial Local Centre

Source: ACT Land and Planning Authority - ACTMAPi

The main role of the local centre on Sheppard Street, next to the Hill Station, is to provide convenience
retailing, food and community or business services that meet the needs of the industrial area, particularly
the employees.
3.1.5

Urban Open Space

Part B9 of the Territory Plan outlines the land use policy of urban open space areas. These spaces are
intended to enhance the scenic setting of Canberra whilst providing opportunities for recreation and
protecting cultural and natural features. Figure 12 shows the urban open space areas in the Hume study
area.
Figure 12

Urban Open Space, Block 7, Section 22, Division of Hume

Source: ACT Land and Planning Authority - ACTMAPi
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3.1.6

Designated Area

The area marked ‘designated areas’ is defined by the National Capital Plan and further described in
Section 3.3 below.

3.2

The Canberra Spatial Plan

The Canberra Spatial Plan (Figure 13) is the Territory’s key strategic planning document for directing and
managing urban growth and change.
Under the Canberra Spatial Plan, future industrial, broadacre and transport related employment growth
will be accommodated within existing industrial areas and the corridor comprising Majura and Symonston
valleys including the Airport and Hume (Figure 13).
The Spatial Plan marks the south-eastern boundary of the study area, where the railway line is located,
as a potential linkage high-speed rail corridor.
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Figure 13

Canberra Spatial Plan – Map 4 – Urban Suitable Land

The area to the east and west of Mugga Lane is earmarked as a future employment corridor defined as
an area to be used primarily for future large-scale industrial, institutional, tourist and other employment
generating uses. In the context of this planning study, this corridor can be designated for future lowdensity industrial uses.
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Figure 14

3.3

Canberra Spatial Plan – Part of Map 11 showing clearance zones

The National Capital Plan

Of particular relevance to this study, are the National Capital Plan (NCP) provisions with regards to
designated areas in the Territory. The designated area in this case is the Monaro Highway, which falls
under the NCP category of ‘Main Avenues and Approach Routes’. Essentially, the Monaro Highway is
defined as a major approach route and is subject to special requirements under the NCP. Planning and
development of this approach route should establish and enhance its identity as a road of national
significance and a possible corridor for a future intertown public transport system.
Special Requirements apply to development on all land (not included within any Designated Area) which
fronts directly onto the Approach Routes and is not more than 200 metres from their middle lines.
Development of this land is to conform to Development Control Plan (DCP) agreed by the Authority and
in line with the broader planning concepts for the Hume Industrial Area. The DCP will ensure a high
quality planned approach to the landscaping and signage features within the reservation areas to
enhance the visual feel and character of the area.
Conditions for the planning, design and development of the Monaro Highway approach route are
contained in Chapter 2 of the NCP. General planning principles encompass:
»
»

»
»

High quality development of roads, footpaths and verges;
Signage should be in accordance with the NCP Design and Siting Conditions for signs contained in
Appendix H but in general should be restricted to traffic, directional and visitor information signs;
High quality landscape corridors;
Effective management of traffic to boost the functionality of the highway as a major approach route;
and
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»

Standards for maintaining medians and verges, including landscaping, lighting and street furniture
should be contained within a Management Plan approved by the NCA.

It is understood that the DCP will be prepared jointly between the ACTPLA and the NCA and will be
subsequently administered by ACTPLA.

3.4

Planning Studies

3.4.1

Southern Broadacre Planning Study (February 2005)

This study has provided the broad planning context for performing this study, by providing land-use
strategies for the region at a broader planning resolution. The traffic and ecological analyses of this
study have extensively referred to the recommendations from this document. The Southern Broadacre
Planning Study included a traffic analysis report that identified a preferred network option for roads in the
vicinity of Hume.
Figure 15

Southern Broadacre Proposed Future Land Use

(Source: SMEC Broadacre Study, Figure 4.2)

The Concept Plan recommendations are broadly consistent with those of the SMEC Broadacre Study
(see Figure 15). An indicative subdivision plan for light industrial usage has been drawn up for Block
1610, falling within the 500 metres clearance zone.
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3.4.2

The Hume Industrial Area Infill and Expansion Planning and Implementation Study (June
1990)

This study (Hughes 1990) was the first planning report prepared for Hume. It examined possibilities for
infilling and expanding the industrial area. It also recommended actions needed to develop the area
including a Development Plan. The area of this 1990 study is similar to that being investigated as part of
the current concept planning and the report was used to add background contextual information.
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4.

Environmental Analysis

4.1

Physical

Figure 16 captures the topographic and hydrological features of the Hume study area. Specific physical
characteristics of the study area have been described on a quadrant basis under Section 2 of this report.
Figure 16
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The study area naturally drains into Dogtrap Creek with the eastern side generally falling in the direction
of Jerrabomberra Creek (Hughes 1990). The landform is predominantly a valley environment with the
roads and railway corridors and watercourses having an incisive effect on the landscape (Hughes 1990).
4.1.1

Soils and erosion issues

Some soils immediately adjacent to the study area seem to be susceptible to high levels of erosion
following surface disturbance. The extent of this problem needs to be ascertained and any ameliorating
measures should be clearly set out prior to development of land more specifically in the western and
north-western sectors.

4.2

Ecological conservation issues

4.2.1

ACT and EPBC-listed species

Several ACT and EPBC-listed threatened species and endangered ecological communities occur at, or
in the vicinity of, the study area. Sites affected by these ecological resources have been highlighted
under Figure 17.
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Figure 17
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4.2.2

Landscape units

The study area is an interface between the Canberra/Queanbeyan and Royalla landscape units, both
facing similar planning issues and conservation values (NPWS 2002).
In the ACT, the Canberra/Queanbeyan landscape unit contains substantial proportions of the remaining
extents of Box-Gum Woodlands and Natural Temperate Grasslands. Several endangered species and
ecological communities occur within Canberra/Queanbeyan landscape unit. The major planning issues
for this unit, and relevant to this study, are urban developments that lead to clearing of Box-Gum
Woodlands and the subsequent conflicts between urban expansion and nature conservation priorities.
The Royalla landscape unit similarly contains areas of modified woodland and grasslands, which have
been extensively cleared. Similar threatened species and ecological communities occur in this landscape
unit, and the main planning issue with regard to this study is the pressure from planned rural
subdivisions.
At the regional scale, linkages across this interface need to be maintained to enhance the integrity of the
conservation system, particularly in the face of climate change where corridors are required to enable
species to migrate between landscape units.
The planning framework (NPWS 2002) identifies areas of Planning Setting A, B and C1 in the study area
(Figure 18). The planning guidelines from the framework for each of these settings has been summarised
in Table 2. These planning principles highlight the importance of maintaining corridor values across the
site, and developing a footprint for use that maximises connectivity through rehabilitation and protection.
Figure 18

Conservation planning settings

(Source: Canberra Spatial Plan)
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Table 2

Summary of planning settings

Planning
Setting (NPWS
2002)

Suggested Planning and Development Principles

Setting A

Areas important for conservation, which should be appropriately managed in
cooperation with landowners or land managers. There should be minimal
development if any. If any further land subdivision of development is to occur, it
must proceed with extreme care and would require detailed scientific
assessment. Management plans and conservation incentives should be
encouraged.

Setting B

Areas important for conservation, which should be appropriately managed in
cooperation with landowners and/or managers. There should be minimal
development, land use change or site disturbance. Any further land subdivision
or development that is to occur must only proceed with care and requires
evaluation and scientific assessment. Management plans and conservation
incentives should be encouraged. May be important for rehabilitation. Field
checking is required to determine: (1) whether the site contains an EEC, (2), if so,
what condition it is in, and (3) value of the site as habitat for threatened species.

Setting C1

Requires more adequate field survey before making development decisions.
May have threatened species and contain important areas for rehabilitation to
maintain connectivity and natural ecosystems. Development may be suitable,
subject to criteria outlined for landscape units. Further fragmentation of natural
ecosystems should be avoided, impacts on adjacent areas of conservation
importance minimised and development designed to maintain and enhance
biodiversity values.

The Canberra Spatial Plan similarly recognises the importance of this linkage with a ‘key… wildlife
corridor that will be protected under the Spatial Plan’ running across the south of the study area in a
south-easterly direction. Planning for the Hume Industrial Area will need to incorporate this corridor
function by maintaining ecological connectivity through the site along the south-east, north-west direction
at the south of the development area.
Figure 19

Biodiversity corridor map

HUME STUDY AREA

(Source: Canberra Spatial Plan)
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The ACT Lowland Native Grassland Conservation Strategy does not identify any corridor or regional
issues in the context of the study area (Figure 20). However, the Lowland Woodland Conservation
Strategy identifies several corridors converging at the study area.
Figure 20

Lowland woodland ecological communities

HUME STUDY AREA

(Source: Environment ACT Lowland Woodland Conservation Strategy)
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The site is regionally important from a conservation perspective for the regionally important migration
corridors it provides. Figure 21 summarises the existing regionally important migration corridors over an
aerial image of the study area. The identification of these corridors over this scale has been necessary to
gain a holistic view of the ecological significance of the study area. As shown, the corridors link grassland
and woodland areas, woodland and woodland areas and, in one instance, run along a riparian zone.
The diversity of habitats represented in these corridors, and the linkages between different habitat types,
adds importance to their retention, since it is the interfaces between habitat types that will be important in
enabling ecosystems to respond to climate changes. These corridors will be crucial in enabling
communities and species to respond to climate change, and their retention through the urbanisation
along the ACT/NSW border is paramount in achieving the goals outlined in the Canberra Spatial Plan
and the Southern NSW/ACT Planning Framework for Natural Ecosystems.
Therefore, it is important that corridor functions are incorporated into the design of the expanded urban
area, by retaining open spaces and enhancing linkages through rehabilitation and protection where
possible.
Figure 21

4.2.3

Existing regionally important migration corridors

Flora conservation opportunities and constraints

Although at the southern edge of its focus, the Southern Broadacre Planning Study (SMEC et al. 2005)
identified several issues regarding the study area. Several corridors are identified adjacent to the site (at
a finer spatial scale than the Canberra Spatial Plan and Woodland Conservation Strategy), and areas
within the study site are described as an endangered ecological community (Figure 22). An area within
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the study site is proposed as a future Territory controlled nature reserve, whilst areas noted as
comprising an endangered ecological community are slated for industrial use.
Figure 22

Southern broadacre important migration corridors

(Source: SMEC Broadacre Study, Figure S.1)
Recent records from the INCP Environmental Attribute Mapping website indicate that areas of Yellow
Box-Red Box Grassy woodland occur on the site. This community is now listed as a critically
endangered ecological community under the EPBC Act, under the title ‘White Box-Yellow Box-Blakely's
Red Gum Grassy Woodland and Derived Native Grassland’.
When the Australian Government Department of the Environment and Water Resources (formerly the
Department of the Environment and Heritage) guidelines are applied for determining whether regional
patches of this forest type are considered part of the ‘community’, the definition defaults to the ACT
guidelines for this community type, under which this mapping was undertaken.
Under the Environment Protection and Biodiversity Conservation Act 1999 (the EPBC Act) determination,
local guidelines are used for determining whether communities should be considered White Box-Yellow
Box-Blakely’s Red Gum Grassy Woodland. The advice to the Minister notes that part of the Nationally
Threatened Ecological Community is the ACT’s Yellow Box–Red Gum Grassy Woodland, which is listed
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as endangered in the ACT. Therefore, appropriate regional identification guidelines developed by the
ACT Government include:
»

Yellow Box/Red Gum Grassy Woodland: An endangered ecological community (Environment ACT,
1999); and

»

Woodlands for Wildlife: ACT Lowland Woodland Conservation Strategy (Environment ACT, 2004).

The main constraint affecting the study area is the existing cover of Yellow Box–Red Gum Grassy
Woodland in Quadrant C. Existing remnants should be incorporated into corridors where possible. Any
clearing or impact on these woodlands will require referral to the Minister for the Environment under the
Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act).
Several opportunities exist to enable industrial development and enhance conservation values of the site
and region:
»

Rehabilitation of the northern extent of the Mugga Landfill, to add integrity to the existing woodland
communities abutting the landfill.

»

Creation of corridors and improvement of existing habitat values through riparian rehabilitation and
wetland creation in undevelopable areas that can provide a buffer to protect the woodland and
grassland remnants to the north.

»

Creation of a woodland corridor that crosses the ACT/NSW boundary in a south-east direction at the
south of the study area.

»

Zoning of endangered woodland remnants at the south west of the study area to protect and
enhance existing tree cover, whilst enabling small footprint/large block development, with attached
lease conditions requiring an endorsed management plan.

»

Development of a woodland/grassland cemetery that incorporates open space, retains existing
woodland trees, and is not heavily irrigated.

4.2.4

Fauna conservation opportunities and constraints

It should be noted that increased industrial expansion at this site, whilst incorporating open space, will
lead to increased incidence of human-wildlife interactions, particularly between vehicles and kangaroos.
As industrial development expands and open spaces decline in area, fauna will be concentrated in areas
for crossing of main roads. This has been identified as a safety risk by Roads ACT.
Several measures can be taken to minimise the risk of incidents occurring and the damage resulting from
those incidents, including:
»

Planning of infrastructure to minimise the incidence of fauna crossing main roads (i.e. not sighting a
water source opposite a known campsite for kangaroos, with a thoroughfare in between);

»

Avoid creating woodland corridors that cross the main roads, utilise existing remnants in an ‘island
approach’ that links remnants for flying fauna and provides colonisation opportunities for plants, but
avoid the temptation of linking woodland remnants with forested corridors;

»

Creation of underpasses for kangaroos on main roads (the effectiveness of this option is presently
being assessed for the Gungahlin Drive Extension);

»

Improve lighting at known crossing points, so that people and animals can see each other more
clearly;
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»

Appropriate sign posting and speed limits;

»

Community education programs;

»

Management of kangaroo populations within the nearby source woodlands; and

»

Development of infrastructure to prevent kangaroos crossing main roads including barriers and
funnelling.

4.2.5

Further Requirements

To allow detailed planning for the ecological constraints and opportunities, several further studies are
recommended:
»

An on-ground assessment of the preferred corridor/island option at the south of the study area. It is
likely that only one open space corridor area will be required, which incorporates existing remnants,
and on-ground consideration of the preferred corridor structure is required. This would assess the
benefits of each option, and consider variables such as existing values and constraints to
improvement.

»

Continued liaison with ACT NOWaste regarding the future of the landfill, their current planning
regarding the landfill closure process, and timing on the development of landfill closure plans.

»

Development and review of existing concept plans for the rehabilitation of creek and wetland habitats
in the study area, to enhance habitat buffer and corridor values in the landscape.

»

Liaison with NSW DEC regarding preferred corridor options across the site.
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5.

Traffic Analysis

5.1

Introduction

This section of the report assesses the existing operating conditions of roads and intersections in the
study area. It reviews existing public transport, cycling and pedestrian networks connecting the study
area to neighbouring areas.
The study area at Hume is regionally located on a potential road traffic interchange impacting the ACT
and NSW growth areas. This potentially impacts on developments on the NSW side of the border and
on potential rapid growth occurring on the ACT side of the border. Careful consideration needs to be
given to the recommendations made in the Southern Broadacre Planning Study. The development of
regional arterial roads through and adjacent to the study area potentially have some impact on the land
availability but, more importantly affect the potential future employment opportunities within Hume.
A preferred future road network is identified and possible future access points for Hume are investigated
based on this network.

5.2

Previous Studies

5.2.1

Transport and Traffic Assessments

The following studies investigated the impacts on the road network of proposed developments in the
south west area of Queanbeyan east of Hume and the Southern Broadacre area north and northwest of
Hume in the ACT.
»

Tralee Traffic Study - (SMEC, 2003) this study for Queanbeyan City Council investigated the
transport needs for the proposed Tralee urban development in south Queanbeyan. The proposed
residential development is located to the east of Hume Industrial Area. Road access issues identified
in this study were the capacity of Tharwa Road and its intersection with Monaro Highway, the
capacity of the large roundabout at Jerrabomberra, environmental constraints affecting alternative
arterial connections and road hierarchy issues affecting road connections through Hume.

»

Lanyon Drive Upgrade (SMEC, 2003) – for Roads ACT, an engineering feasibility study of the
upgrade of Lanyon Drive between Monaro Highway and Tompsitt Drive. The study investigated
opportunities for upgrading Lanyon Drive in the short-to-medium tern and long term. The study
recommended that the most feasible form of upgrade was to construct a new carriageway generally
on the northern side of the existing carriageway.

»

Southern Broadacre Planning Study (SMEC, 2005) - this study for ACTPLA developed the
environmental, planning and engineering requirements for the land-use structure of Southern
Broadacre, an area bounded by Hindmarsh Drive, Mugga Lane, Isabella Drive, Monaro Highway,
Tharwa Road, the NSW/ACT border and Canberra Avenue.

»

Googong New Town Development (GHD, 2005) - this study for Canberra Investment Corporation
was a assessed the impacts of the development of Googong on the road network and identified the
likely road infrastructure needs with and without the proposed development.
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5.3

Existing Road Network

5.3.1

External Roads

The study area is located adjacent to the Monaro Highway, a high order four-lane divided road providing
a high speed eastern link between North and South Canberra. The highway also provides a convenient
link between Hume and the neighbouring Fyshwick Industrial Area. Monaro Highway (Eastern Parkway)
and Tuggeranong Parkway were planned as peripheral parkways to service inter-town and inter-regional
traffic movements. At-grade junctions at Isabella Drive, Mugga Lane, Tralee Street, Sheppard Street and
Tharwa Road cause the highway to operate as an arterial road.
There is significant traffic congestion on Monaro Highway during peak periods with most sections
operating at Level of Service (LoS) E or F. In off-peak periods traffic generally operates at a good level
of service.
Tharwa Road is a two-lane road connecting Monaro Highway traffic to Queanbeyan via Lanyon Drive
and Tompsitt Drive. Tharwa Road intersects the northbound carriageway under stop sign control and the
southbound carriageway under traffic signal control. Tharwa Road has sections of poor horizontal and
vertical alignment and narrow bridges over Jerrabomberra Creek and the railway.
Mugga Lane is a two-lane road connecting Woden traffic to Monaro Highway. The intersection is
controlled by traffic signals. A roundabout has been constructed on Mugga Lane to provide access to
developments along the western side of Monaro Highway.
Isabella Drive is a four-lane divided arterial road intersecting Monaro Highway at a two-lane roundabout.
5.3.2

Hume Access Roads and Intersections

Sheppard Street runs generally parallel to Monaro Highway and serves as a distributor road through the
area. It has a sealed width of about 13-14 metres. It connects to Tharwa Road in the north at a stop
sign controlled junction and to Monaro Highway in the south where the intersection is controlled by traffic
signals.
The Sheppard Street/Tharwa Road intersection is an important access to Hume for Canberra and
Queanbeyan traffic. It has limited sight distance for traffic entering Tharwa Road and has a poor safety
record. The safety and capacity issues at this intersection need to be addressed as a matter of priority.
The Monaro Highway/Sheppard Street intersection is the main access for Hume traffic onto the Monaro
Highway. The intersection of the southbound carriageway of Monaro Highway and Sheppard Street is
controlled by traffic signals; northbound through-traffic bypasses the intersection. Monaro Highway has
three lanes in each direction for a distance of about 300 metres of the intersection. This intersection
provides access to Hume from Canberra, Woden, Tuggeranong and regional traffic.
The southern part of Hume is separately accessed from Tralee Street; Sheppard Street and Tralee
Street are not connected. The missing section is about 100 metres long. The completion of this missing
link could provide a safer access option for heavy vehicles (particularly logging trucks) if they accessed
Hume from the proposed Lanyon Drive/Sheppard Street intersection, rather than from the Tralee
Street/Monaro Highway intersection.
The Tralee Street intersection with Monaro Highway is a priority-controlled junction. The 220 metre long
section of Monaro Highway between Tralee Street and Mugga Lane has six lanes including auxiliary
lanes for turning traffic.
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5.3.3

Internal Roads

In the northern part of Hume, Arnott Street, Johns Place, Sleigh Place and Raws Crescent provide local
access. Arnott Street also provides a low level access to rural properties on the eastern side of the
railway line via a one-lane underpass.
In the southern area, Tralee Street terminates at a cul-de-sac head at the southern end of the Hume
estate. Alderson Place provides local access to developments in the southern area. Alderson Place is
also used to access the at-grade crossing of the railway line and the access track leading to rural
properties on the eastern side of the line.
5.3.4

Public Transport

The bus routes running along the Monaro Highway near Hume include the Routes 768, 769 and 788.
Route 768 links Theodore, Calwell, Isabella Plains, Chisholm, Barton, Russell and the City. Route 769
links Theodore, Calwell, Richardson, Gilmore, Chisholm, Barton, Russell and the City. Route 788 links
Lanyon, Gordon, Banks, Conder and the City. None of the buses stop along the Monaro Highway
running along the Hume area. In Queanbeyan, the Deanes Buses provides services that connect
Jerrabomberra to Queanbeyan centre via Tompsitt Drive and Lanyon Drive.
Future industrial development could justify the need for introducing public transport to the Hume
Industrial Area. Any future proposal to provide public transport within the Hume Industrial Area should be
in line with the ACT Sustainable Transport Plan and will need to evaluate:
»

The feasibility of having bus stops along routes on the Monaro Highway given the proposed
intersection upgrades, the proposed closure of intersections and removal of traffic signals to increase
mobility along the Highway;

»

The possibility of deviating the public transport route from the Monaro Highway and into Sheppard
Street and back onto the Monaro Highway;

»

The availability of space for any bus services that are needed to service the corridor, for example, if
additional bus lanes are required;

»

The actual and future demand for public transport in Hume.

5.3.5

Cycling and Pedestrian Routes

Monaro Highway provides for on-road cycling for northbound and southbound cyclists. There are no offroad cycle paths in the study area. Mugga Lane and Tharwa Road do not provide for on-road cycling.
There is need for further investigation into the cycling and pedestrian routes and the possibilities for
linking these into the existing network.

5.4

Future Road Network

5.4.1

The Role of Monaro Highway

As noted above, the Monaro Highway (Eastern Parkway) and Tuggeranong Parkway were planned as
peripheral parkways with the primary function of providing efficient movement of inter-town and interregional traffic (Refer to Figure 23). The highway currently serves as the major north-south connection
on the eastern side of Canberra as well as providing at-grade access to Hume at Sheppard and Tralee
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Streets and to Queanbeyan at Tharwa Drive. The recent installation of traffic signals at the ACT Prison
site has added to the access function of the road.
If the highway is to continue to operate as an arterial road providing at-grade access to adjacent
developments, it will require additional lanes to meet the demand at an acceptable level of service.
Adjacent to Hume, the capacity of the intersections determines the level of service of the highway. At
present the highway has several sections of six lanes to provide for turning movements at Mugga Lane,
Tralee Street and Sheppard Street. Further widening to provide the required capacity at intersections will
be required as increasing traffic flows on the highway compete for green time with development traffic in
the corridor. In addition, space will need to be found to provide public transport priority for any bus
services that are needed to service the corridor.
For Monaro Highway to provide an effective north-south facility for through traffic as well accommodate
access requirements for adjacent developments, a system of frontage roads to collect and distribute local
traffic and grade-separation of major connecting roads is desirable for the ultimate development of the
corridor adjacent to Hume. Distributor roads are used instead of additional internal service roads.
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Figure 23

5.4.2
»

Canberra Spatial Plan – Map 8 – Transport connections

Major Road Connections

Tharwa Road

Tharwa Road provides an important cross border connection to Queanbeyan is to be upgraded to a four
lane divided road in the short to medium term. Tharwa Road intersection with Monaro Highway is
heavily congested and will ultimately require grade-separation to provide acceptable operating
conditions. The interchange can be developed at the location of the existing intersection and would
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involve the realignment of the southbound carriageway closer and parallel to the northbound
carriageway. Access to Hume via the Tharwa Road/Sheppard Street intersection will be improved by the
provision of traffic signals.
»

Mugga Lane

Mugga Lane provides a connection between Woden and Monaro Highway. A significant proportion of
traffic using Mugga Lane use intersections along Monaro Highway to access Hume. This causes
weaving movements on Monaro Highway that reduce its capacity and adds to congestion. A gradeseparated interchange in the vicinity of Mugga Lane would serve to separate local and through traffic and
eliminate the need for at-grade junctions along the highway. There is also potential to provide a
connection to Queanbeyan, however this is highly dependent on the resolution land use and the road
network in Queanbeyan South.
»

Isabella Drive

Isabella Drive is a four lane divided arterial road that carries a large volume of traffic between
Tuggeranong and City. Monaro Highway south of Isabella Drive carries regional traffic as well as traffic
from South Tuggeranong. The intersection of traffic flows on Monaro Highway and Isabella Drive is
presently controlled by a two-lane roundabout. The high level of congestion in the morning peak is
largely due to queues from the Mugga lane intersection and would be addressed by the removal of traffic
signals at that location. The ultimate grade–separation of Monaro Highway and Isabella Drive would
address congestion at the intersection and potentially provide continuous flow on both roads. The form
of the interchange needs to take account of issues such as the potential for an eastern leg as a possible
alternative connection to Queanbeyan and weaving movements between the two Isabella Drive and
Mugga Lane Interchanges.
5.4.3

Preferred Network Option

The Southern Broadacre Planning Study included a traffic analysis report that identified a preferred
network option for roads in the vicinity of Hume. The analysis was based on the premise that Monaro
Highway should be developed as a Parkway with grade-separated interchanges at key locations. The
preferred long-term arrangement and traffic concept design is shown in Figure 24.
Recommendations with regards to the staging of works have not been made since this process depends
on the rate at which industrial land release and uptake occurs, available government funding and a range
of other factors. This would need to be subject to a separate study altogether. It should also be noted
that a progressive closure of the access points is envisaged as other road infrastructure upgrades are
executed.
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Figure 24

Traffic concept plan

Intersections at Mugga Lane, Isabella Drive, Tharwa Road and Sheppard Street have all reached their
practical maximum peak load limits and a significant opportunity exists to improve the capacity of these
intersections. The impact of these intersecting roads has been to reduce the overall speed of Monaro
Highway from a 100 km/hr potential to 80 km/hr, this is accentuated by the recent provision of traffic
signals on the highway to access the ACT prison to the north of the study area.
Significant road works need to be introduced to ameliorate these traffic congestion problems, which
include the potential construction of grade-separated intersections with Isabella Drive and Mugga Lane
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and may include the provision of service roads within the industrial estate on each side of these two
intersections. Currently the ACT government and NSW government have budgeted to provide interim
improvements at the intersection with Tharwa Drive, which will improve traffic efficiencies on completion
of the works.
The construction of internal service roads has some impact on the potential for lot yield in future
subdivision layout plans, but will significantly improve accessibility to the Monaro Highway. Reducing the
access from the eastern industrial area to two traffic nodes on the Monaro Highway does not
compromise the internal traffic efficiency. Longer-term future potential access to the rail line in NSW has
been considered however, the potential for the development of large-scale commercially viable industrial
production that has the capacity to service a rail line, does not seem viable in the foreseeable future.
Links into NSW and specifically from the industrial area to the adjacent land remain problematic while the
two localities are separated by a railway line. However, large-scale development of residential land east
of Queanbeyan together with the potential to develop adjacent land for industrial or commercial land
uses may generate enough traffic demand to justify a link through the industrial area in the medium to
long term. Such traffic demand is not there in the short term. Improvements to surrounding road
infrastructure are hindered by the difficulty faced by governments in justifying budgets for major
infrastructure upgrades. A direct link will not happen in the foreseeable future and therefore remains a
long-term possibility.
There needs to be a holistic traffic impact study undertaken that includes anticipated traffic from the
proposed development on the NSW side. Given the proposed expansion of Hume, a parking study is
also necessary to plan future parking.
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6.

Infrastructure Analysis

6.1

Introduction

This section discusses the major existing services in the study area. Also, the appropriate future
infrastructures for water, sewer and stormwater services required to meet the future demand from the
proposed development are investigated, as per The Government’s Land Supply Strategy 2006/07 –
2010/11 (CMD, 2006).

6.2

Previous Studies

Hume Industrial Area Infill and Expansion Planning and Implementation Study (Dwyer Lesilie, 1990) has
identified the potential constraints in the receiving Fyshwick gravity sewerage and stormwater system.
The report recommended further investigations to be undertaken for augmentation of the external and
internal sewerage services and stormwater network, to cope with the proposed extension areas on east
and west of Monaro Highway in Hume. Extension of bulk water mains from Wanniassa Reservoir No. 2
and to the west of Monaro Highway were assessed to be the most feasible water supply option for the
proposed development.
Southern Broadacre Planning Study (SMEC, 2005) recommended an additional reservoir to be
constructed on the hill located west of Woden Homestead. Also, new water rising mains would be
required to service the proposed industrial area south of Mugga Lane. The study identified an
opportunity to develop a rowing course, combining with the water pollution control/retardation pond on
Jerrabomberra Creek east of Monaro Highway, for stormwater quality control. .
Mugga Resource Recovery Estate Preliminary Assessment (ACTNOWaste, 2002) recognised the need
to construct stormwater detention ponds immediately upstream of part block 10 and 13, Section 23 and
Block 7 Section 14 Hume development area. These ponds were expected to minimise and control the
stormwater runoff to Lake Burley Griffin.

6.3

Existing and Proposed Services

Existing infrastructure services including water, sewage and electricity within the study area are
illustrated in Figure 25.
6.3.1

Water Supply

The proposed development can be serviced from water mains located near the Monaro Highway. No
major augmentation of the water supply infrastructure would be required, as the existing water supply
service is considered to have enough capacity for the proposed future development. Connection to the
existing water supply system will need further investigation and design to ensure water supply services
comply with Actew Corporation’s standards and requirements. These investigation and designs should
consider recommendation from the Southern Broadacre Planning Study (SMEC, 2005) for a new
reservoir and water rising main.
6.3.2

Sewerage

Actew Corporation proposes to service the development area with a new sewer gravity trunk main. The
new trunk main will connect to the existing DN 450 gravity main and discharge to the Fyshwick
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Sewerage Treatment Plant. Further investigation is required to consider need for augmentation of the
existing sewerage system (Dwyer Lesilie, 1990) and to determine the size and alignment of the new
gravity main. Detailed design will be performed in accordance with the Water Supply and Sewerage
Standards (Actew, 2006).
The existing rising main and sewerage pump station that services the Hume Resource Recovery Estate
(i.e. Section 25, 26 and 27) will be redundant. Sewage from the site will be discharged to the proposed
gravity main. Issues regarding the land ownership and connection from this site to the Actew
Corporation service will need to be resolved to the satisfaction of Actew Corporation prior to the
development proceeding.
6.3.3

Electricity

Providing power supply to this area will involve the installation of HV feeder cables from Gilmore Zone
Substation that is located to the south of Rose Cottage. When the Plan has been finalized, Actew
Corporation will be in a position to prepare a masterplan for the proposed HV reticulation including
conduit requirements along new roads and services corridors.
6.3.4

Stormwater Management

Examples of current stormwater management strategies in place in the study area are presented in
Figure 26. For future stormwater developments, detailed investigation is to be undertaken in accordance
with Water Sensitive Urban Design: Guidelines for Sustainable Development in Canberra (ACTPLA,
2006) and ACT regulations to determine:
»

The size of the stormwater piped system to carry out 1 in 10 year Annual Exceedance Probability
(AEP) rainfall event;

»

The size and location of the floodways and the associated easements to contain the 1 in 100 year
AEP runoff (the flood maps do not appear to be available from the authorities and there is a possibility
that these maps need to be updated); and

»

The size of the proposed detention basin.

Prior to the design of a stormwater system, all relevant regulatory authorities will be consulted for the
necessary approvals, licences and permits. The detailed planning of stormwater infrastructure provisions
should occur at the master planning stage, or during the preparation of the Estate Development Plan.
Figure 25 shows the current infrastructure network in the study area. It should be noted that details of
stormwater management do not appear to be available and therefore could not be mapped.
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Figure 25
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Figure 26

Stormwater infrastructure

Stormwater Flume alongside Tralee Street

Easement off Sheppard Street

Flood prone land to the north east of the Tharwa Road and Sheppard Street intersection

6.3.5

Water Management

The principles of water sensitive urban design are well understood in residential and commercial
developments and most of these principles can be readily adapted to industrial land use activities. The
collection of stormwater from hard areas for storage and later use within the industrial buildings on
landscaped areas or export to other areas represents relatively straightforward engineering practice.
However, the collection and use and reuse of grey water within industrial estates requires more study
and work. The collection of stormwater from roofs, its storage use and reuse provided fertile ground for
engineering ingenuity.
Water storage in large quantities underneath buildings can act to reduce diurnal temperature variations
over a two to three day period significantly reducing demand for heating and cooling and consequential
environmental impacts. Water collected, stored and slowly released into riparian zones can improve
long-term environmental flow issues reversing the problems accentuated by and large areas of artificially
hardened surface; roads, pavements, roof area and areas landscaped with impervious weed prevention
systems.
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6.3.6

Bushfire management

A Bushfire Abatement Zone (BAZ) runs along the eastern edge of Hume, in line with the ACT/NSW
border. The purpose of the BAZ is to reduce the impact of bushfires on the built up areas within the ACT.
The expansion of the built up area of Hume may potentially cause changes to the BAZ over time.
However, at this stage, the potential fire risk is perceived to be low and remains an issue that can be
handled at the detailed master planning or even at the building construction stage. Fire management
principles should be adopted in accordance with the ACT’s Strategic Bushfire Management Plan that
identifies clear and measurable objectives and outcomes where available for the effective and balanced
management of bushfires.
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7.

Other Issues, Opportunities and Constraints

7.1

ACT Industrial Land

Canberra’s industrial areas are primarily located in the suburbs of Fyshwick, Mitchell, Hume and to some
extent, Symonston. Land subject to the Industrial Land Use Policy under the Territory Plan amounted to
860 hectares in these four estates and comprised 505 hectares of leased land, 266 hectares of unleased
industrial land and 90 hectares of road reserve.
Development of Hume commenced during the 1970s in response to a lack of ‘pure’ industrial land in
Fyshwick. Between the late 1990s to the year 2000, several strata titled industrial complexes were
developed along Sheppard Street as a result of the smaller owner-occupiers relocating from Fyshwick
(CBRE 2006). As mentioned previously in this report, the land use policy in Hume is general industry,
that is, precinct ‘a’. General industry uses for Hume has required larger blocks to accommodate for
activities such as manufacturing, saw-milling, warehouse, storage and recycling businesses. Hume also
has the potential to accommodate industrial enterprises requiring rail access.
The Territory Plan strategy has been to locate these primary industrial suburbs along major regional
roads and in areas where their environmental impacts will be minimal. The intent has also been to
provide an adequate land supply to facilitate newer forms of industry. The Brindabella business park at
the Canberra airport has also allowed the development of transport, industrial and commercial activities.
Unlike Hume’s general industrial focus, the Fyshwick industrial centre, also the largest estate (354.2
hectares) contains a mix of bulky goods retail and industrial type businesses ranging from motor vehicle
sales, home improvement businesses to general manufacturing, wholesale, storage and transport
businesses.
Mitchell, in the north of Canberra, has a strategic advantage as an industrial area given its proximity to
the city centre and residential suburbs and its location near the Federal and Barton Highways. This area
provides archiving facilities to large government agencies, trades and mixed service functions with a
small retail capacity.
The Symonston region is more focused in that its activities revolve around science and technology
industries.
7.1.1

Industrial floor space

In 2005, it was estimated that 2.5 million m2 of commercial and industrial floor space was available in
Canberra and 53% of this space was located in the main industrial suburbs of Fyshwick, Hume and
Mitchell (ACTPLA 2007). The number of vacant premises in these suburbs totalled 236 premises and
represented a floor area of 87,172 m 2 of which 21% was located in Hume and 64% in Fyshwick.
Between July 2003 and July 2005, most of the growth in commercial and industrial activity was contained
in Fyshwick. However, during this time, there was some growth in retail, services and industrial activities
in Hume. Recent trends show that Fyshwick has accommodated higher order industrial/retail uses, which
suggest that its continued usage for warehouse and large-scale industrial development may no longer be
economically viable (ACTPLA 2007). The possibility for relocating and concentrating these activities in
Hume has been advocated in a report prepared by CBRE Valuation and Advisory Services for the Land
Development Agency (LDA) entitled ‘ACT Industrial Land Release March 2006’. The expansion of Hume
to accommodate large-scale industrial uses is the preferred alternative given its size, the availability of
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huge parcels of land and the suitability of adjacent land to be varied from a Broadacre Land Use Policy to
an Industrial Land Use Policy. Moreover, Queanbeyan has limited opportunity to meet this demand.
7.1.2

Industrial land supply and demand

The annual average uptake of industrial land in Canberra is estimated to be between 5.5 to 7.5 hectares.
Based on this range, future demand for industrial land is estimated to be between 165 to 225 hectares
over the next 30 years. The supply of vacant unleased blocks totals 247 hectares, which includes
constrained blocks and land for recycling estates. About 30 hectares of unleased land in Canberra are
serviced and 110 hectares are either unserviced or have short-term leases. If serviced land were relied
upon to meet industrial demand, the supply would only be enough for between 3.7 and 5.8 years.
Otherwise, unleased land with a potential to be developed totals approximately 174.7 hectares, of which
131 hectares is located in the Hume Industrial Area.
Hume has the greatest amount of unleased industrial land in Canberra, although this land is largely
unserviced. The distribution of this unleased land across the industrial area is shown in Figure 27. Within
the developed area of Hume, there are only 7 undeveloped blocks, of which three are used for external
storage (CBRE 2006).
Over the period mid-1998 to mid-2006, the demand for blocks in Hume averaged around 9,265 m2.
Recent land sales in Hume have been for vacant blocks ranging between 3,000m 2 to 7,900m2. The sale
of one vacant 15,000 m2 industrial site was also recorded. The purpose clauses for the sales have
included light industry, stores and warehouses. Given the future industrial planning objectives for Hume,
there needs to be provision for medium sized to larger blocks in the area.
The potential for Hume to supply future industrial land should not be overestimated particularly since
unleased land is likely to be absorbed rapidly by large land takers, such as the proposed gas-fired power
station and data centre, which will require approximately 20 hectares of land. It is therefore essential to
identify other sites within the study area with a potential for future industrial use. The surplus land
reserves at Hume may be placed under great pressure given the lower amount of unleased land
available in the other industrial estates across Canberra (ACTPLA 2007). The capability of the land
surrounding the current industrial area has been assessed and recommendations for future industrial
activity are included under Section 8 of this report.
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Figure 27 Extent of leased, unleased and road reserves in Hume

Source: Industrial Land in Canberra (Draft Report), ACTPLA, February 2007

7.1.3

Further work

In addition to the recent study carried out by ACTPLA and the LDA, the appropriate valuation and
advisory services should be sought for the following to:
»

determine the infrastructure costs associated with servicing the Hume Industrial Area as Estate
Development Plans are prepared;

»

validate the need for increased capacity of the Hume Industrial Area by analyzing territory-wide
uptake of land release strategies, current vacancy rates and proposals for future development;
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»

assess the cross border linkages between Hume and the 100 hectares of employment land identified
for Tralee (South) and Tralee Station under the Queanbeyan Council Residential and Economic
Strategy endorsed in April 2007;
assess the marketability of proposed lot sizes and proposed quantities;

»
»

determine the investment prospects and hence the competitive edge of Hume (for different land
uses) given the availability of alternative sites for industrial development, such as, Mitchell and
Fyshwick;

»

analyse the local demand for industrial land and lot size analysis should be undertaken to formalise
the staging processes for the release of land at Hume.

Economic growth and employment generation in the southern part of the ACT to some extent depends
upon land being released at appropriately low prices in a way that the market can maximise development
potential. Optimal land release and development staging will enhance economic and population growth
of the capital region.

7.2
»

Amenity issues

Visual amenity and noise, odour, architectural values
– Considering the location of the study area on the NCA’s areas of significance, a considerable
amount of work seems to be required in regard to improving the visual amenity along this
important transport corridor. Much of the signage within the corridor is not consistent with the
current DCP for the area and compliance action should be initiated.
– Tree planting along with the Western side of the corridor has been painted to reduce the visual
impact of the industrial buildings, but much of this tree planting has been unsuccessful in terms of
its density and the potential to reduce the impact of the buildings in the lower storeys.
– The Mugga Lane waste management facility has a lifespan of about seven years at its existing
face. After that time it is likely that this land will be capped and vegetated. In the meantime it is
important that land between the Monaro Highway southern entrance and the waste management
facility should be re-vegetated to reduce the visual impact from the South.

»

Commercial amenity, basic commodity suppliers and isolation from retail outlets for employees
– Within the existing study area only one commercial shopping facility exists for employees to
purchase basic activities such as lunch newspapers and magazines and other light retail items.
Workers within the industrial area are significantly isolated from commercial retail centres. It is
recommended that a small portion of land could be set aside within the study area for retail
commercial activities on a relatively small-scale to allow for the purchase of domestic retail
merchandise including but not limited to food, newspapers, magazines and small-scale groceries.
While it is recognised that such a facility exists in the northern sector, development in the southern
sector will be a considerable distance from this facility and an alternative facility should be
provided in the southern and western sectors.

7.2.1

Global warming

In recognising the impact of industrial activity on global warming more work needs to be undertaken at a
master planning and land policy amendment level to identify measures that can be put in place to reduce
this impact of industrial development on the global environment at the local level.
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7.3

Heritage and Archaeological issues

7.3.1

Heritage listing

Rose Cottage is indicated on the Territory Plan Map by the Heritage Register Overlay at H22 and
comprises two pise buildings.
Figure 28

Rose Cottage, Block 2, Section 79, Gilmore

Document 20022 of the Heritage Register contains those planning requirements necessary to preserve
the heritage significance of the site. These include provisions relating to:
»

The retention of the pise buildings;

»

The built form including alterations and additions; and

»

Demolition.

Rose Cottage Inn is one of the earliest pisé constructions in the ACT and is one of a few pisé
homesteads open to public use on a regular basis. Rose Cottage Inn is important both as a
manifestation of pioneer life in the region and as evidence of traditional construction techniques.
7.3.2

Nominated sites

Other sites in Hume listed for nomination to the Heritage Register include:
»

Hill Station – Section 5, Block 5;

»

The travelling Stock Route – Section 8, Block 3;

»

Woden Homestead and grasslands – Section 17, Block 4 and 6 (part);

»

Couranga Homestead – Section 96, Block 2; and

»

Aboriginal places in the district of Jerrabomberra – Section 8, Block 3 (part) and Section 23 part
Block 10.
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7.3.3

Archaeological issues

Archaeological artefacts have been identified on Section 23, adjacent to the proposed Resource
Recovery Estate; this land has been identified in the leasing conditions for the site and is protected from
development. In the past other artefacts have been identified in the riparian zones and adjacent to the
recall resource recovery centre but were removed by appropriate persons. For the most part, the site is
not known for outstanding archaeological artefact finds although much care should be taken during the
development stages. Further archaeological studies need to be undertaken on a site-by-site basis by
specialised archaeologists at the subdivision and construction stages of development.
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Figure 29

Aboriginal and European cultural heritage sites

A more in-depth review of heritage issues, relevant conservation management principles and the desired
interface between these items with the proposal industrial development (or concept plan) is necessary.
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7.4

Specific land uses

7.4.1

Queanbeyan- Michelago Railway line

The eastern edge of the Hume Industrial area, on the NSW side, is bound by the closed QueanbeyanMichelago Railway line (Figure 30).
The rail link traversing the region was constructed in the late 1880s and is now managed by the
Australian Railway Historical Society, in view of its historic significance. The land use development and
planning, including any works, are under the control of the Australian Rail Track Corporation.
Figure 30

South-western view of railway

Railway

North-eastern view of railway

Longer-term future potential access to the rail line in NSW has been considered however, the potential
for the development of large-scale commercially viable industrial production that has the capacity to
service a rail line does not seem viable in the foreseeable future. Also, considering Canberra's socioeconomic and employment characteristics development of such large-scale heavy industry may be
considered inappropriate in the short and medium term.
In the longer-term however, the potential to revive the railway and enhance Hume’s role as a distribution
hub through its integration to a future interstate rail freight network might be possible if adjoining NSW
land is developed. The potential for this rail link can be created if the proposed future industrial
development immediately to the east of Hume materialises (see Queanbeyan Residential and Economic
Strategy outlined in Section 7.7). Since reviving the rail system will require large investments by the NSW
Government, it should be demand-driven to be economically viable. This will also require large-scale
industrial development, concentrating on heavy industry and manufacturing to make regular use of the
railway sustainable. At this stage it is difficult to envisage a resource in the region that is available at the
scale required to make rail viable.
7.4.2

ACT Gas-Fired Power Station

ACTEW Corporation has advised that a proposal is underway to investigate a suitable site for the
development of a gas-fired power station and a computer-operated data centre. The land requirement is
approximately 20 hectares. A Preliminary Assessment of this development on Block 7, Section 21 of
Hume was prepared in March 2002. At that time, the scope of works did not include a data centre but
included the:
»

construction of a gas fired power station and its associated switchgear/transformer yard;

»

construction of a high pressure natural gas pipeline to provide fuel for the power station; and
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»

construction of overhead high voltage power lines from the power station to the existing electricity
sub-transmission network.

This proposal almost halves the potential land available for immediate development. The Gas Fired
Power Station is classified as a ‘Major Utility Installation’, which is a permissible use under Schedule 1 of
the Broadacre Land Use Policy and Schedule 1 of the Industrial Land Use Policy. The approval of this
development may, however, be subject to a Mandatory Preliminary Assessment under Part IV of the
Land Act. There are hence several alternative sites within Hume, which do not represent any land use
planning constraints with regards to this development. The suitability of these sites needs to be further
assessed against other criteria (e.g., cost, location, transport, environmental, engineering) for setting up
a gas-fired power station.
Based on the Preliminary Assessment, the construction phase of the project is expected to employ up to
60 people in the construction of the high-pressure gas pipeline and another 50-100 in the construction of
the power station and associated facilities. These figures are unlikely to vary significantly due to the
construction of the data centre. During the operational phase of the project, employment opportunities
may be created in relation of the operations and maintenance of the power station. The operation of the
data centre is not envisaged to require high levels of staffing. Overall, the project will be a potentially low
employment generator during its operational phase. It is recommended that if this project goes ahead,
the ACT government should consider reserving the existing industrial land for medium to heavy and
employment related industrial purposes.
From an infrastructure perspective, ACTEW Corporation has expressed concerns about the development
of the data centre since it would require considerable volumes of water if there were a fire outbreak.
In addition, structures which house both of these land uses can potentially be designed to aesthetically
integrate into the surrounding environment making them suitable for a more prominent position within the
landscape. On the other hand, traditional industrial land uses occupied by steel portal sheds with little
aesthetic appeal, have greater difficulty absorbing their shape, bulk and scale into the landscape.
7.4.3

The Mugga Way Tip and Resource Recovery Centre

The existing waste facility (Figure 31) has a potential life under current operating conditions of
approximately 7 years. The ACT NOWaste organisation anticipates that with a properly organised and
thought out Resource Recovery Centre operated by commercial interests the life of the existing facility
can be extended significantly.
Development of the Resource Recovery Centre "at a discount rate of 8% and levy of three dollars per
tonne, the financial (cash flow) net present value would be $2.2 million. The economic viability of the
estate is good for all scenarios investigated because of the value of the land fill space savings." (Smith
Kostyrko Cohen Middleton 2002 p 39). If the resource recovery estate is developed to its full potential
the financial savings to the ACT government from landfill expansion costs alone are significant.
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Figure 31

General view of Mugga Landfill

Mugga Landfill

Landfill entry point off Mugga Lane

However, eventually, the landfill will need to expand and it is acknowledged that ACT NOWaste are
investigating viable alternatives. Possible alternatives to the expansion of the landfill include following
the New South Wales example and shipping waste to a disused mine by train: a potential use for the
nearby railway line; or finding an alternative site within the ACT. Proposals for the expansion of the
waste facility include additional land adjacent to that immediately north of the existing landfill between the
ridgeline and the landfill-capped area. The proposed expansion area is Lowland Woodland, which has
been moderately modified by previous activities. Extending the existing working area to the north allows
future development of the waste facility in an area that is visually protected by the existing workings and
without the need for additional infrastructure investment. The land is outside the area identified in the
planning overlay for a waste facility and would either require a rezoning or an amendment to the planning
overlay. It is recommended that the matter receive consideration for land rezoning for the whole of the
waste industrial activity.
The landfill entrance from Mugga Lane currently experiences traffic congestion problems due to a lack of
stacking area between the entrance and the weighbridge, causing vehicles to stack in the incoming lane
southbound prior to entering. Traditionally, after entering the waste facility, site vehicles travel a
considerable distance before reaching the working face.
An alternative is to reconstruct the entrance weighbridge at the roundabout adjacent to the Resource
Recovery Estate and construct an internal road to the face. These works require the construction of a
bridge across the watercourse and may require an upgrade to the existing roundabout intersection.
Alternatively, a new intersection to the west of the watercourse could be constructed in conjunction with
the proposed realignment of the Mugga Way at a time when the grade-separated intersections with the
Monaro Highway are constructed. Since the grade-separated intersections, due to the high cost, budget
limitations and current road usage are anticipated to be constructed in the medium to long-term future:
the likelihood that the timing of this construction and the needs of the resource recovery and waste
facility being synchronised is remote.
The preliminary investigations undertaken as part of the concept planning process indicates that the
study area has some considerable potential for the development of regional resource recovery land use.
The proximity to the existing Canberra waste facility, arterial roads and its central location within the
Territory potentially give rise to strategic advantages over other locations in the region for waste
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minimisation activities. Serious consideration should be given to enlarging the potential land available for
these activities and providing subsidies for businesses wanting to get involved in waste minimisation
processes. While the ACT government has spent considerable resources investigating the potential for
these types of land use it would seem that there are blockages to releasing land adjacent to the tip for
innovative waste minimisation activities.

7.5

Block 1610 District of Tuggeranong

The broadacre part of Block 1610 (see Figure 32) is not entirely suitable for industrial development. The
waste facility to the north of this site requires a buffer of 500 metres, within which, certain development
types cannot be constructed. The eastern boundary of the land is also within the 200 metres
development control zone required by the National Capital Authority. The southern boundary of the lot
abuts a ridgeline, which can be used to protect nearby residential areas from industrial development
impacts. This ridgeline has some potential for the creation of an improved wildlife corridor between the
residential and industrial land uses. The woodlands and grasslands within this ridge area are somewhat
degraded and require care and maintenance to return them to a balanced and enhanced natural
condition. The preservation of ridgelines alone does not guarantee a sufficient micro-ecology for the
enhancement of the local ecology. Wildlife corridors are required in riparian zones with protection from
the drier micro-climatic effects of ridgelines.
Figure 32

Block 1610, District of Tuggeranong (outlined in blue)

Source: ACT Land and Planning Authority - ACTMAPi
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7.5.1

Cemetery

The ACT Government has previously stated that the broadacre portion of Block 1610 Tuggeranong
District will be held off from development until 2010 to allow for the preparation of feasibility studies for
the development of a cemetery on the site.
Cemeteries are permissible within the broadacre land use category. Naturally the site selection for a
cemetery requires special consideration including; soil types, access, and aesthetics as well as water
table issues. Nevertheless, a cemetery also provides the opportunity to protect and enhance natural
corridors, green edge and buffer zones. Consequently, once the decision is made as to where to site the
cemetery a large proportion of this land will be available for development.

7.6

Development Control Plan

Provisions will be made to guide the development with regards to land use, access, urban form,
landscape and signs amongst other issues. Controls will be applicable to areas within 200 metres on
either side of the Monaro Highway. Development on blocks will be controlled with regards to building
height, setback (building and roof), site coverage, materials and parking amongst others.
A Development Control Plan (DCP) exists for the eastern side of the Monaro Highway from the
intersection of Sheppard Street with Tharwa Road to the intersection of Tralee Street with the Monaro
Highway and includes Sections 1,2 and 3 of Hume.
A DCP also exists for the Mugga Resource Recovery Estate, Part Block 10, 12 and 13, Section 23 and
Block 7, Section 14 in Hume. It applies to the land to the west and not more than 200 metres from the
middle line of the Monaro Highway from its intersection with Mugga Lane to a point opposite Sheppard
Street. It extends from the Monaro Highway to the top of eastern bank of Dog Trap Creek. The DCP sets
standards for all development on land within the Mugga Resource Recovery Estate. It also sets
landscaping objectives for blocks fronting the Monaro Highway. Notably, Section 3 of the DCP states that
no block within 100 metres of the Monaro Highway boundary is to be released for development until
screen planting has been established to the satisfaction of the Territory in the road verges of the Monaro
Highway and Mugga Lane.
The proposed DCP plan will be consistent with the existing provisions. It appears that controls within the
existing DCP have not been appropriately enforced, particularly with regards to signage and landscaping
along the road reserve. Unattractive commercial signs have been erected around the industrial area,
particularly at the northern entrance points, which are inconsistent with Clause 2.4 of the existing DCP.
The current landscaping along the Monaro Highway verge is considered inadequate and poorly
maintained. To enhance the visual amenity and general character of Hume as an industrial suburb,
there is a need for denser tree planting along the vegetative strip of the highway.
A draft DCP with accompanying maps has been prepared to ensure a more integrated and holistic
planning strategy for development within 200 metres from the Monaro highway (see Appendix D). This
strategy can meet the National Capital Plan’s objective for promoting the role of major approach routes.
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7.7

Cross Border Linkages

Cross border linkages with Queanbeyan from the Hume Industrial Area may potentially need to traverse
the southern part of built up industrial area. The need for future linkages from Hume are based on the
recent release of the Queanbeyan Residential and Economic Strategy 2031.
Figure 33

Queanbeyan Residential and Economic Strategy 2031

Map A: Queanbeyan Council Residential and
Economic Strategy (only part of Strategy
is shown – note 100 hectares of
employment land adjacent to Hume)

Map B: NSW Planning Review Recommended
Strategy (only part of the map is shown –
note 130 hectares of employment lands
adjacent to Hume)

This Strategy has identified the need for 100 hectares for industrial and employment lands to be located
directly adjacent to the railway and the existing Hume Industrial Estate. Residential development of
approximately 2680 dwellings over an area of 207 hectares is proposed in Tralee (North) and Environa /
Robin, adjacent to the northern side of Hume as shown.
A NSW Planning Departmental Review of this Strategy has recommended another 30 hectares of
industrial and employment lands adjacent to Hume. The Review has also recommended reducing the
scale of residential development in Tralee (North) and Environa / Robin to 1625 dwellings over an area of
125 hectares (See Map B). The Review also shows an indicative transport corridor, referred to as the
Dunns Creek Arterial and has requested the Council to develop a Transport Strategy to service the
residential development and future employment lands. At this stage, Dunns Creek Arterial is expected to
connect to the south of Hume and has also been aligned next to the existing railway on the NSW side
(see dashed line in Map B).
This Strategy has been conditionally endorsed by the NSW Planning Minister. If implemented, the
location of further industrial activity adjacent to Hume will have significant impacts on the overall
character of the industrial area. This Strategy also supports the proposed road links (shown in Figure 24)
to Queanbeyan although their exact alignments require further study.
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8.

The Concept Plan

8.1

Planning objectives for the Hume Study Area

The aim of the Concept Plan is to guide development for the remaining undeveloped areas of Hume. It
has been designed to achieve outcomes at a greater planning resolution to those set out in previous
planning studies such as the Southern Broadacre Planning Study, in addition to identifying potential
areas for future industrial development.
To ensure consistency with the Territory planning policy documents, the planning objectives for this
concept study have been sourced from the following policy reference documents: the Territory Plan, the
National Capital Plan and the Canberra Spatial Plan.
The concept plan has been designed to meet the following Territory Plan objectives for:
»

Industrial land use:
– To support the diversification and expansion of the ACT’s industrial base and employment growth;
– To provide convenient access for ACT and regional residents to industrial goods, services and
employment opportunities;
– To encourage the clustering of industrial activities according to the principles of industrial ecology;
and
– To ensure that development along major approach routes and major roads meets appropriate
standards of urban design.

»

Entertainment, accommodation and leisure land use:
– To ensure that entertainment, accommodation and leisure proposals are developed in locations
which are environmentally acceptable.

»

Broadacre land use:
– To make provision in a predominantly rural landscape setting for a range of uses which require
larger sites and/or a location outside urban areas;
– To make provision for activities requiring clearance zones or protection from conflicting
development;
– To ensure that development does not adversely impact on the environmental quality of the locality;
and
– To ensure, where appropriate, that development and the use of land does not undermine the
future use of land that may be required for urban and other purposes.

»

Urban open space land use:
– To incorporate significant natural and cultural features into open space, where appropriate, to
ensure their protection, appropriate use and interpretation, or to provide a landscape theme or
focus; and
– To provide for stormwater drainage and the protection of water quality, stream flow and stream
environs.
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8.2

Land use planning principles for Hume

An integrated and holistic planning approach has been utilised to produce a broad set of planning
concepts for the industrial suburb of Hume.
Figure 34 below captures all the issues discussed in Section 3 and also analyses all the development
opportunities and constraints applicable to the study area.
Figure 34
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Key land use principles to be considered when assessing future development proposals are shown in the
Concept plan and are geared to:
»

Accelerate the uptake of industrial development opportunities by increasing the supply of industrial
land through the appropriate land release/subdivision strategies;

»

Subdivision/land use alive for the efficient and economic uptake of suitable land for industrial
purposes while recognizing the limitations of the localities and protecting regional amenity;

»

Increase the capacity of the Hume study area by varying the Territory Plan to rezone land to more
appropriate land uses;

»

Increase mobility efficiency and facilitate access to the study area through improved intersection
design of the Monaro Highway;

»

Enhance the visual amenity of the study area by reinforcing green, urban and industrial edges;

»

Create and retain strategic wildlife corridors by creating/maintaining western and eastern ecological
links;

»

Gain maximum economy from the effective use and development of infrastructure;

»

Recognise and protect the European and Indigenous Heritage of the localities; and

Integrate appropriate social infrastructure requirements for future developments.
These concepts are designed to guide development in the undeveloped areas of Hume in addition to
improving the general character of the area, enhancing its capacity as an industrial zone, increasing its
functionality through recommended traffic improvements and preserving areas of cultural and ecological
significance.
8.2.1

Accelerate uptake of industrial development opportunities

A staged approach (Figure 35) and detailed master planning are necessary as a strategic basis for
releasing land for industrial development. This release will be applicable to land already zoned industrial
under the Territory Plan land use policies. A detailed study might be necessary to scope out immediate
opportunities and constraints facing the release of Hume industrial land. For example, detailed master
planning, design, and site surveying requirements underpinning the subdivision of designated blocks of
land are essential although beyond the scope of this study.

23/11878/45199

Hume Industrial Planning Study
Final Report

67

Figure 35

Proposed subdivision stages

Stage A: Sections 8, 21 and 22 (highlighted in
black)

Stage B: Part Block 1563, Block 1469, 1670
and 1488 (highlighted in black)

Stage C: Part Section 23 (highlighted in black)

Stage D: Block 6, Section 3 (highlighted in
black)

(Source: ACT Land and Planning Authority – ACTMAPi)
A Section 8, 21 and 22
At this stage, the Estate Development Plan process for part Section 8 and part Section 21 will be initiated
within the 2007-2008 financial year. Indicative subdivision plans have been prepared for part Section 8
and part Section 21, Division of Hume following a market study showing the economic viability of further
development in this area (CBRE 2006). The release of larger blocks with frontage to the Monaro
Highway, with access via an internal street running parallel with the Highway was recommended. The
recommended block sizes for the remaining land lay within the 2,000m 2 to 4,000m2 range, which was
anticipated to trigger an immediate demand.
It is understood that a proposed Estate Development Plan is underway for Section 22. Preferably, all
three sections should be contained within one Estate Development Plan.
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B Part Block 1563 and Area 8E
Following a Territory Plan variation to the land use policy of Area 8E (Blocks 1670, 1488, 1469 and part
Block 1563) to the east of the Monaro Highway to an industrial land use, it is suggested that this section
be subdivided in conjunction with Part Block 1563.
C Parts Section 23 and 17
The 1990 Hume Planning and Implementation Study found that the development of these sites would
lead to an undesirable ribbon-like development along the Monaro Highway. This effect could be
mitigated through appropriate landscaping along the road reserve, also subject to a Development Control
Plan. However, a bigger development constraint appears to be the severe erosion occurring within the
Dogtrap Creek channel, which runs alongside their upper boundaries of this industrial land. Before
further consideration of future development, the extent of erosion should be further investigated and the
appropriate erosion and sediment control measures implemented. This land could allow the continuation
of the resource recycling uses and create an eco-industrial cluster.
D Block 6, Section 3
Following the land use variation of this site, this site can be subdivided into approximately 5,000 m 2
blocks, making it available for general industry, manufacturing and storage uses similar to neighbouring
blocks.
8.2.2

Increase capacity of Hume Industrial Area

The Concept Plan proposes the expansion of the Hume Industrial Area through the variation of the
Territory Plan to change current land use policies.
Medium-term land use changes include:
»

Variation of Territory Plan to rezone Part Block 1563, Block 1469, 1670 and 1488 from the
‘entertainment, accommodation and leisure’ land use to a ‘precinct a’ industrial land use. This
variation will consolidate the Hume industrial precinct to the south of Monaro Highway and allow for
more general industrial opportunities. This has been shown in Figure 35.

»

Variation of Territory Plan to change the remaining area of Section 8E, to the west of the Monaro
Highway from an ‘entertainment, accommodation and leisure’ zone to a broadacre use. This variation
will allow for the construction of a cemetery site, which is permissible under this land use policy. An
alternative would be to place a planning overlay on this site to allow for a cemetery site. This has
been shown in Figure 34 and further captured in the Concept Plan Options 1 and 2.

»

Variation of the Territory Plan to rezone Block 6, Section 3 from its current broadacre land use to an
industrial ‘precinct a’ land use. This variation would expand and contain development along the west
of Sheppard Street. This land is also suitably located and has direct access to Sheppard Street.

Long-term land use changes include:
»

Variation of Territory Plan to rezone part of Block 1610, District of Tuggeranong to allow for ‘precinct
b’ industrial land use (in accordance with Figure 34 and Concept Plan Options). This variation
maximises the use of the clearance zone by releasing land for low-density industrial development. As
per Appendix VII of the Territory Plan, land use restrictions within this area apply to residential uses
and community uses. There is hence potential for light industrial activity such as retail warehousing
and commercial services. Retaining part of the broadacre land use zoning (as shown in the Concept
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Plan Option 3) might be an option for the siting of the cemetery although not a preferred option within
this study.
8.2.3

Improved access and mobility efficiency

In the past, as the Hume Industrial Area has developed, the creation of additional access points to the
Monaro Highway have impacted on traffic efficiency reducing local speeds to 80 km/hr. While it is
recognised that there is potential for Hume to develop significantly beyond its existing uptake over time,
traffic mobility can also be improved without loss of access although it is recognised that this comes at a
cost. Mobility within the site will not be constrained by additional development due to the size and
capacity of the existing transport infrastructure. However mobility between the Monaro Highway and
internal roads should be constrained. The Southern Broadacre planning study prepared on behalf of the
ACT Planning and Land Authority by SMEC has resulted in the adoption of a road upgrade plan for this
section of the Monaro Highway.
An assessment by GHD (Figure 24) indicates that the basic strategy is sound and does not need
modifying or changing, although some detail needs to be worked through as a future planning task. The
strategy provides between Lanyon Drive, Mugga Lane and Jerrabomberra Avenue for significant
upgrades and several new interchanges to the Monaro Highway but does not significantly impact on the
internal workings of traffic on in the Hume Industrial Area .
8.2.4

Enhancement of visual amenity

Travelling from the north to the south along the Monaro Highway, visual amenity has been degraded by
lack of attention to development of the interface between the industrial areas and the road frontage.
Travelling south from Lanyon Drive a significant amount of unsightly signage has been erected contrary
to the requirements of the existing DCP plan for this area (Figure 36).
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Figure 36

Signage and landscaping issues

Intersection Sheppard Street and Tharwa
Road

Monaro highway verge at northern entrance
to Hume

Inadequate visual screening of industrial area

Monaro Highway median strip requiring more
maintenance

Further south along Lanyon Drive and the Monaro Highway intersection, tree planting on the eastern side
of the road is sparse and spasmodic and makes use of eucalyptus trees, which provide little low-level
cover (Figure 36). Along this section of the road it is recommended that more intense planting take place
using drought tolerant and frost hardy shrubbery to soften the impact of the existing building form away
from the road.
At the southern end of the road section careful attention will need to be given to tree planting on the
eastern perimeter especially along new development areas prior to development taking place to allow
advanced growth. Careful attention needs to be given to the type nature and size of plantings if the
impact of development along this area is to be reduced. At the southern end of the Monaro Highway and
the intersection and Jerrabomberra Avenue considerable planting has taken place and it is unlikely that
any development behind this planting will be visible from the road.
Travelling north along the Monaro Highway from Tuggeranong towards the Jerrabomberra Avenue
intersection the Mugga Lane tip impacts on the visual amenity (Figure 37). Over time it is anticipated

23/11878/45199

Hume Industrial Planning Study
Final Report

71

that the current face will be filled, possibly during the next seven years, the face will then be capped and
landscaped.
Figure 37

Visual impacts

View of landfill from Monaro Highway (southwestern section of the study area)

View of the landfill from Section 21, Hume

Innovative building design and use of colours
for storage facility off Alderson Place

Screening of landfill from Isabella Drive

In the meantime, it is possible to set aside some land at the western side of the Monaro Highway for
future landscaping purposes and areas of this land will also be required for stormwater detention and site
run-off management purposes.
8.2.5

Creation and retention of ecological links

Future industrial development will need to be sensitive to ecological constraints and should be designed
in a manner that enhances the conservation values of the region. Several areas ‘preferred for
development’ have been outlined and other areas have been mapped as ‘constrained for development’
or ‘opportunities for conservation’. It should be noted that some of these areas are only limited in the type
of development, rather than disallowing any development.
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In general, the southern and south-eastern sections of the study area are relatively unencumbered by
ecological and environmental impacts. All Concept Plan Options have integrated a set of key ecological
links to be maintained within the area.
»

A south-east ecological corridor on the western edge of the study area;

»

Two interconnected south-western links lying to the east of the Mugga Landfill;

»

Rehabilitation of the northern extent of the Mugga Landfill to add integrity to the existing woodland
communities abutting the landfill;

»

Zoning of endangered yellow-box /red-gum grassy woodland remnants found in Quadrant C of the
study area to protect and enhance existing tree cover, the area being adjacent to the proposed light
industrial development;

»

Establishment of a riparian buffer zone, to the north and west of the site, adjacent to the proposed
industrial land use including the resource recovery area should protect riparian corridors; and

»

Development of a woodland/grassland cemetery that incorporates open space, retains existing
woodland trees, and is not heavily irrigated.

8.2.6

Effective use and development of infrastructure

A detailed analysis of the existing infrastructure throughout the Hume industrial estate is required prior to
finalising the staging of subdivision details, changing the land use patterns prescribed within the National
Capital Plan and the Territory Plan and finally releasing land. Depending on the potential future use of
the land they may be significant issues in regard to water security, the scope and potential for gas
infrastructure and future traffic interconnectivity.
8.2.7

Appropriate integration of social infrastructure

Any industrial development along Block 1610 essentially creates an
employment corridor and therefore should be able to accommodate a site
that provides social amenities for workers. This facility would be similar to
the current retail centre on Block 25, Section 5 along Sheppard Street.
Given the nature of surrounding land uses, the bulk, design and landscaping
of this development needs to be compatible and therefore it is restricted in
size and diversity of services offered. However, the availability of such a
centre increases the attractiveness of the region for both prospective
developers and employees.

8.2.8

Recognition and protection of heritage

A more in-depth review of heritage issues, relevant conservation management principles and the desired
interface between these items with the proposal industrial development (or concept plan) is necessary.
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8.3

Concept Plan Options

The land use principles discussed above were used as the overarching framework to prepare three
preliminary concept designs.
8.3.1

Options 1 and 2

Following the appropriate Territory Plan land use variations, Option 1 aims to develop the landfill
clearance zone falling within Block 1610, District of Tuggeranong, to allow for lighter industrial
development.
Precinct ‘b’ uses such as retail warehousing and commercial services can hence be considered on lots
within the 5,000 m2 range. The subdivision of this land has been constrained by the steeper southwestern slopes of Block 1610 making it uneconomical to further develop the area. However, the potential
to maximise the lot yield along Mugga Lane can be further investigated when preparing a more detailed
master plan of this area.
Option 1 proposes the location of the cemetery on Section 8E, to the west of the Monaro Highway, below
Rose Cottage. The siting of the cemetery in this area can be used as a buffer to protect against
encroachment of residential development from the south and industrial development from the north-east
and the western sides. It also allows for the protection of the heritage-listed Rose Cottage.
Option 1 also assumes that the ACTEW gas power station proposal is realised, hence occupying the
bulk portion of Section 21. Section 21 is subsequently subdivided into two lots each within the
200,000 m2 range, possibly allowing for heavy industrial activity. Larger lot sizes (Lots 100 – 108) have
been proposed for Section 22, making this area suitable for larger scale industrial activity. Such
development is also suitably screened from the Monaro Highway and can potentially benefit from its
proximity to the railway in case revived. An indicative internal road network along this section is shown to
connect with proposed Lots 111 to 121. These lots will not have frontal access to the Monaro Highway
and will have to rely on the internal roads to access the highway.
2

Part 8 is subdivided into industrial lots within the 5,000 to 20,000 m range as shown. These lots would
allow the continuation of industrial ‘precinct a’ uses although a precautionary approach would need to be
exercised to protect the endangered yellow box/ red gum grassy woodland species affecting the site.
Other key elements of Option 1 include the creation of strategic ecological corridors and the
establishment of riparian buffer zones. Lots 49 to 90 have also been created adjacent to the Resource
Recovery Estate to continue waste minimisation activities or allow for further light industrial development.
Given the conceptual nature of this plan, the feasibility of this subdivision is subject to planning at a
higher resolution and will require a precinct development plan/ master plan. Subdivision of land falling
with the landfill clearance zone will also necessitate close consultation with the landfill operator, ACT
NOWaste.
The only differentiating feature between Option 1 and Option 2 is the realisation of the gas power station
project. Option 2 allows for the possibility of this project not going ahead and provides an indicative
subdivision plan for land within part Section 21. The variety of block sizes can cater for all end users
(CBRE 2006).
The siting of larger blocks with frontage to the Monaro Highway is seen as a good opportunity to promote
modern industrial development and enhance the role of the Monaro Highway as an Approach Route.
Examples of buildings that have achieved this objective within Hume is the Designcraft Building and the
National Library Annex, both having frontage to the Monaro Highway (CBRE 2006).
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Figure 38
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Figure 39
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8.3.2

Option 3

Option 3 is conceptually similar to the Options 1 and 2 but differs in the strategic placement of ecological
links and large-scale projects, such as the cemetery and the gas fired station.
Under this option, the cemetery is sited at the south-eastern corner of Block 1610, District of
Tuggeranong. Good design and landscaping of this site can visually screen the lighter industrial and
landfill activities when viewed from Isabella Drive. The siting of the cemetery in this area allows the
continuation of accommodation, leisure and entertainment uses within Section 8E. However, there
remains no objection to the siting of the cemetery in the north- western undeveloped portion of Option 3
as a woodland cemetery, provided its development takes into account the high ecological values of the
woodland. In this instance, subdivision alternatives from Options 1 and 2 could be used for the proposed
cemetery area.
The utility of the land prone to inundation, at the north-western corner of the Mugga Lane- Monaro
Highway junction can be maximised by creating a stormwater detention/ water quality control basin. Such
a facility is currently lacking within the Hume Industrial Area and given the terrain, the proposed basin
can drain the area to the south of Mugga Lane. Although this area is currently undeveloped, this option
anticipates the need for drainage infrastructure in the likelihood of industrial expansion.
In creating the stormwater detention basin, the southern ecological link and proposed riparian buffer
(shown in Options 1 and 2) have not been established. There may be some technical constraints in
allowing the dual existence of the basin and the riparian buffer – an issue that requires further study.
Under Option 3, the expansion of the landfill is restricted (compare Options 1, 2 and 3) as a landscaping
strategy. This limitation and subsequent rehabilitation of the southern part of the tip will allow for full
screening of the landfill when viewed from the Monaro Highway. The landfill clearance zone is also
developed to allow for Precinct ‘a’ Industrial uses, but unlike the two previous options, bigger lots (within
the 20,000 m2) front Mugga Lane.
If the gas station proposal were not to proceed, the proposed subdivision of this land could occur as per
Option 2. Option 3 also allows the land in Section 8 can be managed to protect the endangered yellow
box/ red gum grassy woodland population within.
There are also some slight subdivision variations within Option 3 such as smaller lot sizes within Section
22 and no further subdivision in the north-west section of Block 1610. No subdivision protects the
ecological significance of this broadacre land and maintains a healthy ecological corridor along the
ridgeline running along the site.
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Figure 40
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9.

Key Recommendations

As mentioned in the previous section, this Planning Study has made conceptual recommendations with
regards to further work required before to maximise the development opportunities and address existing
constraints.

9.1

Planning

Key recommendations include:
»

Initiating the policy processes to allow for the appropriate medium and long-term variations to the
Territory Plan land use policies, in line with the planning study recommendations, for areas identified
on Figure 41; and

»

Prepare detailed master plans for land subject to industrial development, in Quadrants B, C and D.

9.2

Environmental

Key recommendations include:
»

Rehabilitation of the northern extent of the Mugga Landfill to add integrity to the existing woodland
communities abutting the landfill;
The creation of two interconnected south-western links lying to the east of the Mugga Landfill;

»
»

The zoning of endangered yellow-box /red-gum grassy woodland remnants found in Quadrant C of
the study area to protect and enhance existing tree cover, the area being adjacent to the proposed
light industrial development;

»

The establishment of a riparian buffer zone, to the north and west of the study area, adjacent to the
proposed industrial land use including the resource recovery area;

»

The development of a woodland/grassland cemetery that incorporates open space, retains existing
woodland trees, and is not heavily irrigated;

»

Continuing the liaison with ACT NOWaste regarding the future of the landfill, their current planning
regarding the landfill closure process, and timing on the development of landfill closure plans; and

»

Liaising with Environment ACT and the NSW DEC regarding preferred corridor options across the
study area.

9.3

Traffic

Key recommendations include:
»

Improving the capacity of the intersections at Mugga Lane, Isabella Drive, Tharwa Road and
Sheppard Street;

»

Addressing the traffic congestion problems being faced by at the landfill entrance from Mugga Lane
by reconstructing the entrance weighbridge at the roundabout adjacent to the Resource Recovery
Estate and constructing an internal road to the face. These works require the construction of a bridge
across the watercourse and may require an upgrade to the existing roundabout intersection.
Alternatively, a new intersection to the west of the watercourse could be constructed in conjunction
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with the proposed realignment of the Mugga Way at a time when the grade-separated intersections
with the Monaro Highway are constructed;
»

Introducing the road works necessary to ameliorate traffic congestion problems, which include the
potential construction of grade-separated intersections with Isabella Drive and Mugga Lane and may
include the provision of service roads within the industrial estate on each side of these two
intersections;

»

Conducting a holistic traffic impact study undertaken that includes anticipated traffic from the
proposed development on the NSW side;

»

Conducting a parking study is also necessary to plan future parking;

»

Investigating options for introducing public transport in Hume; and

»

Investigating future cycling and pedestrian routes and the possibilities for linking these into the
existing network.

9.4

Infrastructure

Key recommendations include:
»

Determining the infrastructure costs associated with servicing the site as a result of the industrial
area expansion;
Updating the flood maps for the Hume Industrial Area to validate the extent of flood-prone land; and

»
»

Investigating the prospect of collecting, storing and releasing water into riparian zones through the
creation of a stormwater retention basin.

9.5

Other issues

Key recommendations include:
»

Conducting a detailed heritage study to allow for a review of the status of existing heritage sites within
the area as well as note any significant cultural features of the area;

»

Undertaking archaeological studies on Block 6 of Section 23 by specialised archaeologists at the
subdivision and construction stages of development;

»

Considering the recommendations contained within this study with regards to the siting of the
cemetery as part of the feasibility study currently being conducted by the ACT Cemeteries Board;

»

Considering adjoining land uses in New South Wales including the implications for development in
New South Wales;

»

Implementing the principles of industrial ecology and encouraging the setting up of waste
minimisation activities by addressing industry barriers to investing in these activities;

»

Procuring the appropriate valuation and advisory services to validate the need for increased capacity
of the Hume Industrial Area by analyzing regional, territory and local demand and supply trends,
industrial turnover rates, uptake of land release strategies and any industrial land redundancy issues
being faced;

»

Commencing work to improve the visual amenity along the Monaro Highway corridor traversing the
Hume Industrial Area;
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»

Implementing the National Capital Plan’s objective for promoting the role of major approach routes
by policing controls within the existing Hume Development Control Plan and implementing the
landscaping, design and visual objectives through the preparation and adoption of a new improved
Development Control Plan for areas within 200 metres from the Monaro highway, within Hume;

»

Meeting the social infrastructure requirements for proposed new industrial precincts by setting aside
a small portion of land for retail commercial activities on a relatively small-scale to allow for the
purchase of domestic retail merchandise including but not limited to food, newspapers, magazines
and small-scale groceries;

»

Identifying mitigation/retrofitting measures to counteract greenhouse emissions resulting from
existing and future industrial developments; and

»

Extending Mugga Landfill working area in a manner that is visually protected by the existing workings
and does not require additional infrastructure investment.

9.6

Hume Concept Plan

The approach to future development within the Hume Industrial Area should be guided by the following
planning principles:
»

Accelerate the uptake of industrial development opportunities by increasing the supply of industrial
land through the appropriate land release/subdivision strategies;

»

Subdivision/land use designed for the efficient and economic uptake of suitable land for industrial
purposes while recognising the limitations of the localities and protecting regional amenity;

»

Gain maximum economy from the effective use and development of infrastructure;

»

Increase the capacity of the Hume industrial study area by varying the Territory Plan to rezone land to
more appropriate land uses;

»

Increase mobility efficiency and facilitate access to the study area through improved intersection
design of the Monaro Highway;

»

Enhance the visual amenity of the study area by reinforcing green, urban and industrial edges;

»

Create and retain strategic wildlife corridors by creating/maintaining western and eastern ecological
links;

»

Recognise and protect the European and Indigenous heritage of the localities; and

»

Integrate appropriate social infrastructure requirements for future developments.

Three Concept Plan Options have been identified as part of this study. The intent of these options and
the required variations to the Territory Plan map to achieve the implementation of the concept plan
recommendations have been summarised in Figure 41.
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Figure 41
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10. Conclusion
Amongst other issues, this report has documented the key environmental, traffic and infrastructure
issues affecting the future land use and development of the Hume Industrial Area. It has made
conceptual recommendations to maximise the development opportunities and address existing
constraints.
The current planning process that has led to the development of this report can be characterised as a
conceptual plan. However, prior to the development of the land within the industrial area, further master
planning processes are required providing more detailed analysis of the economic, environmental, social
and infrastructure environment in which the study area is situated.
Three Concept Plans have been prepared as a result of this planning study. These options essentially
revolve around the same planning principles but differ slightly in their approach to preserving ecological
corridors and riparian buffers, in their potential to maximise lot yields from their proposed subdivision
patterns and in the siting of significant projects such as the proposed future cemetery and gas powered
station. It is noted that both the cemetery (affecting Block 1610, District of Tuggeranong) and the gas
power station affecting Section 21, Hume are still proposals at this stage and are subject to feasibility
studies. However, given their scale and impact on the industrial area, it has been necessary to provide
for the possible future existence of either project, using a scenario-based approach.
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23 February 2007

Project

Hume Industrial Planning Study

From

Rhynah Subrun

Subject

Minutes from meeting of 19 February 2007

Tel

61 2 6264 0843

Venue/Date/Time

LDA – Kingston / 19 Feb 2007 / 2pm

Job No

23/11878

Copies to

All attendees

Attendees

Tom Percival - ACTPLA, Ray Stone – LDA,
Michael Britton – LDA, Viv Straw – GHD,
Rhynah Subrun – GHD

Apologies

None

Minutes

Action

Discussion of LDA’s proposed subdivision plans for part
Section 8 and part Section 21, Division of Hume:

GHD was provided with a copy of
CBRE’s consultancy report, dated 1
September 2006.

Findings from CB Richard Ellis market study indicate
the economic viability of further development in this area.

»

Subdivision layout and preliminary design work might
be modified in line with GHD’s planning study
recommendations.

»

Discussion of draft site analysis plan prepared by GHD:
Suggestion to site proposed cemetery more towards
the south-eastern section of the Block 1610. This would
free up land adjacent to the landfill for low-density
industrial development.

»

Recommendation for the rezoning of Section 8E from
a Leisure, Accommodation and Entertainment site to
possibly a low-density industrial zone was discussed.

»

Proposal for two grade separated interchanges and
necessary intersection upgrades have capital works cost
implications for the LDA.

»

Developable land –typically industrial – highlighted to
the NE of the industrial area is potential flood land.

»

At this stage, the Estate Development Plan process for
part Section 8 and part Section 21 will be initiated within
the 2007-2008 financial year.

Siting of cemetery to be further
discussed with ACTPLA.
To review process undertaken for
Section 8E, as part of a study for a
service centre.
GHD will consult with Roads ACT on
their adopted road plan for the industrial
area, which may have implications on
any proposal for a grade separated
interchange.
GHD will seek further data on stormwater
and flood issues affecting NE area and
adjust its drawings, as appropriate.
GHD to incorporate LDA proposal for
internal roads and lot layout within
designated area into study.

Rhynah Subrun
Senior Planner
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02 March 2007

Project

Hume

From

Viv Straw

Subject

ACT NOWaste

Tel

0262640872

Job No

JobNumber

Apologies

Name (Company)

Venue/Date/Time
Copies to

Tom Percival Viv Straw

Attendees

ACT NOWaste (Chris Horsey)
ACT Property (Margaret Whittem, Dennis Skerry)

Name (Company)

Issues

Action

Landfill life expectancy and forward planning

Comments below

Extensions of the existing rental

Comments below

Adjacent and adjoining land use proposals

Comments below

Traffic access/ingress, egress and internal movements

Comments below

Visual impacts and general visibility issues odour, noise

Comments below

Cultural heritage sites

Comments below

Impact from changes to road alignments and access

Comments below

Development control plan National Capital Authority

Comments below

1

Preamble

The existing landfill and resource recovery facilities are designed to provide waste processing and
resource recovery operations for at least the next 14 years. The northern sector of the existing site is
currently being used for processing construction materials and green waste from landscaping activities,
for example garden waste. The entrance and Weighbridge for the site in the northern sector adjacent to
Mugga Lane are poorly located and at peak periods create traffic conflict problems.

2

Landfill Life Expectancy and Forward Planning

The current landfill face has a life expectancy of about seven years. However proposals to introduce
commercial resource recovery facilities including in vessel food processing and other organic processing
facilities, paper, glass, plastics and timber processing and reuse facilities have some potential to reduce
the waste to landfill rates considerably. Consequently, existing landfill life expectancy extrapolation is
based on current waste to landfill management practices, if the waste management authority use able to
reduce waste to landfill below current trends; life expectancy could be considerably longer. Additionally,
the lack of a suitable alternative site for waste disposal within the ACT mitigates against moving to
another site in the foreseeable future. Other alternatives include, a waste transfer facility processing
waste and transporting it to a site outside the ACT, redesigning the existing facility to facilitate increased
JobNumber /DocNumber

1 of 3

capacity. In any of the above cases waste processing is likely to dominate this site for the foreseeable
future.

3

Extensions to the Existing Landfill

Planning for landfill beyond that period is expected to take up land immediately to the north and east of
the existing landfill. This has impacts on the visual amenity of residential land to the south. It also has an
impact upon the proposed corridor for wildlife.

4

Adjacent and adjoining land use proposals

Land in the north sector of the landfill, which was anticipated would be rehabilitated in the near future, will
continue to be used for processing of green waste and building materials. Land immediately at the
southern tip of the existing landfill is constrained by aboriginal cultural heritage sites along the riparian
zone. The landfill is currently nearing its maximum height potential from the point of view of visibility and
better slope capacity. Land identified in the site analysis (draft) running north along the Monaro highway
and south of the existing landfill as having potential for future development has been identified by the
Land Development Agency and ACT NOWaste for alternative resource recovery processing operations.
It is hoped the development of commercial operations in this locality can reduce waste to land fill by up to
80% of existing rates. Such a reduction would considerably extend the life of the existing facility beyond
the anticipated 14 years.

5

Traffic access/ingress, egress and internal movements

Several issues were identified in regard to traffic access and egress from the existing landfill site. These
included traffic travelling south on Mugga Lane, which meets heavy vehicles entering the landfill site and
waiting to cross the existing Weighbridge. The capacity of the road, entrance facilities and Weighbridge
facilities is not sufficient to deal with peak traffic loads. Stacking of heavy vehicles takes place on the
road and within the southbound lane. The Authority have considered moving the entrance to the south, at
the roundabout adjacent to the Monaro highway and constructing an internal alternative route to the
landfill face to increase the capacity and stacking area for heavy vehicles. But this option has
considerable cost due to the need to cross the watercourse and bypass cultural heritage sites. There is
some question about the capacity of this roundabout to deal with the increased traffic. Apparently it was
designed to deal with the anticipated traffic generation from the future resource recovery subdivisions
proposed in this area. Adding traffic loads intended to travel towards the face of the landfill was not
anticipated in the design.

6

Visual impacts and general visibility issues, odour, noise

Since the existing landfill face has a life expectancy of about seven years, at current use rates; it is
anticipated that land to the north of the existing landfill but below the ridge could potentially be used for
future landfill development. Issues include, maintaining existing maximum height limits, visibility of the
landfill, future water flows across the land and the potential for the reduction of existing levels of waste to
landfill.
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7

Cultural Heritage Sites

A significant cultural heritage site has been identified on the riparian zone at the intersection of the
existing face southern edge and the potential resource recovery area. Within the current lease of the
land there is a zone identified within which future works are prohibited. The area is outside the area
identified on the site analysis.

8

Impact from changes to road alignments and access

Due do increasing impacts of intersections on the Monaro highway reducing traffic efficiency and
compounding intersection conflict issues, it is planned to recommend parallel service roads either side of
the highway to carry local traffic, this is consistent with the southern Broad Acre Traffic Study. Concerns
were raised in regard to the proposal for service roads parallel to the Monaro Highway and the potential
to reduce the lot yield on the western side of the Monaro highway. The objectives of trying to reduce
traffic conflict and improve overall traffic efficiency on the Monaro highway was accepted as a reasonable
outcome, however the Land Development Agency indicated that they need to be aware, sooner rather
than later, of the impact on their proposals to market land for resource recovery within this estate.

9

Development control plan National Capital Authority:

The potential for a development control plan to be adopted by the national capital authority over land
within 200 m of the centre line of the Monaro highway was accepted by the ACT NOWaste authority,
however, they would like to have some input into the controls or guidelines prior to them being submitted.
It was anticipated they would reflect the existing planning controls in the north of the industrial zone.

Viv Straw
Service Group Manager Planning
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05 July 2007

To

Tom Percival, ACT Planning and Land Authority

Copy to

Viv Straw

From

Rhynah Subrun

Tel

61 2 6264 0843

Subject

Hume Industrial Planning Study

Job no.

23/11878

Dear Tom,
Thank you for your comments on the Hume Industrial Planning Study.
Table 1 presents our response to these comments. As you will note, discussions with ACTPLA are
necessary before addressing some of the issues raised by the various agencies.

Regards

Viv Straw
Planning Service Group Manager
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Table 1

GHD Response to ACT Government review of Hume Industrial Planning Study

Agency

Comment

GHD Response

Action required

ACTPLA

Desktop heritage report
needs to be prepared,
providing recommendations
on homesteads, PAD
discoveries and advice on
handling travelling stock
route and native title claim.

Agrees, particularly in light of June 2007 Huonbrook report. GHD
is happy to engage a suitably qualified heritage consultant to
perform this task and also determine the implications of recent
findings on future development of the area.

The step forward needs to
be discussed and agreed
with client. Given its
breadth and scope, this
study will necessitate a
variation to the existing
contract.

A consultation summary
report or section outlining
meetings should be
prepared and attached.

Four meetings were held with key agencies notably:

We are happy to prepare a
summary report as an
Appendix to the main
report.

23/11878/43918

»

Environment ACT

»

ACT NoWASTE

»

ACTEWAGL

»

Land Development Agency

Review 2.3 Study area
characteristics first point
listing identifiers – refer to
diagram or correct list of
descriptors.

Noted.

List of identifiers will be
reviewed and amended as
necessary.

Include B2D Commercial
‘Local Centre’ in section 3.1
and figure.

It appears this retail centre (Block 25, Section 5) falls under the
‘Entertainment, Accommodation and Leisure’ land use policy. This
is shown in Figure 6 and briefly described in Section 8.2.7.

We can acknowledge this
site under Section 3.1.3 as
well.

Still unclear what Figure 19
is explaining and the impact/
restriction on planning and
development of the area.

Figure 19 summarises the existing regionally important migration
corridors over an aerial image of the study area. The identification
of these corridors over this scale has been necessary to gain a
holistic view of the ecological significance of the study area. These
corridors have also informed the creation of the ecological links
within the Draft Concept Plan.

The relevance of this
figure will be clarified.

Agency
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Comment

GHD Response

Action required

5.3.4 Public transport

Noted. The statement on public transport in 5.3.4 will be revised
and the implications for public transport can be briefly elaborated.

Will be amended and
incorporated as necessary.

5.4.1 – note on frontage
roads is unclear if parallel
streets or service lanes
would be appropriate.

Not required at this stage.

This will be clarified within
the report.

5.4.3- Section appears more
as discussion than
recommendations – include
recommended works and
staging.

Recommendations are listed including their underlying basis.
Whilst the recommended works have been listed, the staging of
these works appears to be beyond the scope of the project brief.

»

Peak Services do pass
the area on Monaro
Highway but do not stop

»

Some comment on the
demand for public
transport, if services
should be provided and
how these should be
incorporated. As an
industrial area, what
should be the public
transport target?

The recommended layout does not require additional internal
service roads. Distributor roads are used instead.

The recommendations will
be referred to as
comments.

Any meaningful recommendation with regards to staging depends
on the rate at which industrial land release and uptake occurs,
available government funding and a range of other factors. This
would comprise a separate study altogether.

3

Agency

23/11878/43918

Comment

GHD Response

Action required

6.3.2 – sewerage
agreements in place for
Resource Recovery Estate
to replace pump station with
gravity main – need to
reflect here

GHD has identified that a problem exists, but its resolution is not
part of this study. It does not need to be resolved until subdivision
plans are approved.

None.

Details of stormwater
management in the area
should be included, that is,
where are the ponds,
floodways, can sections be
piped?

Stormwater infrastructure information in the form of GIS layers
was not provided to GHD and therefore could not be mapped.
Unless these infrastructure layers are provided, sourcing the
requested information will required a detailed site mapping
exercise.

To be discussed with
ACTPLA.

7.1 – Earlier discussions
were that some review of
industrial land demand and
development trends were
prepared early in the study
(input into block sizes). No
outcomes or discussion are
included and could provide
the starting point for future
review.

A market study was carried out by CB Richard Ellis for the Land
Development Agency. Findings from this study will be provided
under Section 7.1 and cross-referenced under Section 8.2.1 – A.

We happy to incorporate
the findings from both the
market study and the
Industrial Land report, in
its draft or final form.

Railway only receives a
cursory treatment and little
evidence of review of rail
issues. At least some detail
of opportunities for new
blocks with sidings, potential
risks and principles for
constructing rail crossings
should be included.

This point can be acknowledged in the report – however, a
detailed analysis of the railway and its implications on property
fronting the rail is beyond the scope of the project brief. The issues
outlined in this comment would be more appropriately treated
within a Canberra railway master plan.

It has also come to our attention, through the tendering process for
the Eastern Broadacre Study that an Industrial Land in Canberra
draft report (dated February 2007) had been prepared. This
ACTPLA internal report was not forwarded to GHD.

To be discussed with
ACTPLA.

In general terms, the density or development and current volumes
of material exported from the industrial area do not justify rail
improvements.

4

Agency

23/11878/43918

Comment

GHD Response

Action required

More information on issues
surrounding Block 1610
Tuggeranong could be
included on 7.4. A second
diagram focusing on
broadacre section would be
useful, showing buffer to
landfill, Monaro Highway
DCP zone, steep land and
low lying areas.

Not clear on the extent of additional information required.

Treatment of cemetery in
light of current feasibility
study findings can be
incorporated in the report.

At 7.4.1, open with ‘The
ACT Government has
previously stated that the
broadacre portion of Block
1610 Tuggeranong District
will be held off from
development until 2010 to
allow for preparation of
feasibility studies for
development of a cemetery
on the site.”

Noted.

Noted.

Concept Plan can now be
refined to a single plan
incorporating agency input,
location of ActewAGL and
cemetery proposals and
known constraints and
demands.

Refining the Concept Plan into a single plan may not be best
practice given that these developments are not materialising at
any stage soon.

To be discussed with
ACTPLA.

The main issue constraining a detailed analysis on this block has
been the fact that on 22 August 2005, the Minister for Planning
agreed in-principle that Block 1610 will be held for exclusive use
by the Public Cemeteries Board for five years, i.e. until 2010. This
time is to allow the Board to complete planning processes and
refine the proposed development.
Determinations on future use of this land has hence been
influenced by the cemetery, which will take up 10 to 35 hectares of
land. It is understood that the feasibility study is nearing
completion or has been completed.

The options presented within the report offer flexibility in planning
the future development of Hume and provides alternative
development scenarios if the cemetery and ACTEWAGL
proposals do not proceed.

5

Agency

Chief Minister’s
DepartmentPolicy Division

23/11878/43918

Comment

GHD Response

Action required

Stage A could be broken
into development ready and
constrained land.

Noted although is dependent on outcome of Heritage Study.

To be clarified with
ACTPLA.

An approved DCP has
surfaced for part of the
study area, and should be
recognised in the new DCP.

Noted.

Noted.

The study does not identify
any land release
opportunities in the short
term, that is, next 12
months.

Proposed staging has been done within Section 8.2.1 and 8.2.2.
The timing of these is subject to policy changes at the Territory
Plan level, given requirements for land use changes in Stage B
and Stage D. Stage C is affected by the recent discovery of
archaeological artefacts.

None.

Section 8.2.1 identifies
specific sections that could
be suitable for release,
however there are a number
of unresolved issues that
may impact on the timely
release of this land.
Constraints such as
contamination, existing
leases and heritage need to
be identified.

This reinforces our response in previous section – given existing
constraints; short-term land release opportunities are limited
unless government action is accelerated. Constraints applying to
the study area have been identified and discussed in Section 7.

None.

Not clear on the market
research undertaken to
determine the block sizes
preferred – proposed
emphasis on large blocks
needs to be fully justified.

No market research was undertaken. Block sizes were based on
CB Richard Ellis market study carried out for the Land
Development Agency and on discussions with relevant agencies
and experience in the planning of other localities.

Detailed contamination studies, heritage and servicing issues are
beyond the scope of this study and should be undertaken at the
subdivision stage.

None.

6

Agency

23/11878/43918

Comment

GHD Response

Action required

Concept plan should reflect
the current planning for the
proposed cemetery and
gas-fired power station. The
impact of large occupiers of
land on the short-term
supply of land should be
considered. Gas-fired
station will occupy land with
potentially high value and
take up half the land
available. Proposed
cemetery will occupy prime
industrial land or land
earmarked for industrial
expansion.

Concept plan has clearly reflected cemetery and gas station
proposal. Development alternatives have also been provided for if
these do not proceed. The siting of the cemetery and gas-fired
station is beyond the control of this study and is under the
umbrella of the ACT Government.

None.

Reducing the number of
vehicular access points into
an industrial estate at the
same time as doubling the
capacity of the estate could
be further investigated.

A progressive closure of the access points is envisaged as other
road infrastructure upgrades are executed.

We can comment briefly
on this issue within the
report.

A need to revive the railway
line may result from
increased demand
generated from an
expansion of the industrial
estate. Treatment of the
crossing may need to be
addressed.

Noted.

This matter was also adequately covered in the Southern
Broadacre Study and our analysis concurs with its findings. Our
traffic engineers believe the outcomes of this study are sound.

None.
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Agency

Land
development
agency

Comment

GHD Response

Action required

Report does not address
site conditions referred to in
the Project Brief or include
consultation details.

Whilst issues discussed during the consultation process have
been embedded within the report, we are happy to provide a
summary of these. Site conditions vary across the study area and
will require an Environmental Assessment.

The scope of a future
assessment will need to be
agreed with the Authority.

Report is lacking
fundamental information.
This information is specified
in his submission but
encompasses the following:

The physical analysis will require a combination of desktop and
intrusive site investigations. The last report the detailed the site
conditions was the 1990 ‘Hume Industrial Area Infill and expansion
planning and Implementation study’.

An environmental
assessment and heritage
analysis require a variation
to the current contract.

GHD’s appropriately qualified and experienced conservation
scientist performed the environmental analysis required in this
section. He met with Dr. Murray Evans and David Shorthouse from
the Environment ACT on the 18th of December at 11 am. A draft
of the analysis was reviewed and their comments incorporated into
the final version.

A noise assessment can
be conducted as part of
the Environmental
Assessment.

»

physical environment;

»

environmental analysis;

»

heritage analysis;

»

infrastructure analysis;

»

other issues.

A heritage analysis needs to be performed in light of recent
discoveries.
The infrastructure analysis was performed using available
information and following consultation with ACTEWAGL. A
request for the flooding information for Dog Trap Creek and
Jerrabomberra Creek was sent to N Mueller from Ecowise on the
2nd of April 2007. Several follow up phone calls were made and
until now, no maps were made available. There is a possibility that
these maps need to be updated. This is also a recommendation
within the report.

23/11878/43918
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Agency

Comment

GHD Response

Action required

Issues related to the draft
concept plan.

Specific engineering requirements for the site is beyond the scope
of this study. This is appropriate at a higher resolution, that is,
when the land is released and an Estate Development Plan is
prepared.

There needs to be a
decision on whether an
Environmental assessment
is required as a variation to
this contract.

As part of this review process, the TAMS Asset Management
Services has advised that a holistic traffic study, parking study,
cycling and pedestrian routes will need to be performed as
separate studies.
All existing trees can be identified as part of an Environmental
Assessment.

23/11878/43918

Roads and traffic report

Our report has also addressed the possibility of the Tralee and
Googong developments through the Lanyon drive grade
separated interchange recommendation. Cross border road
connections are beyond the scope of this study and need be
considered jointly by the ACT and NSW Road Authorities. A
decision was also made during the course of the study to allow
cross border issues to be resolved through higher-level
discussions between governments.

None.

Site servicing and
engineering report

Providing indicative costs for servicing the site are beyond the
scope of this study and need to be addressed following
appropriate land release – also an LDA job.

None.

Consultant has not indicated
that they have incorporated
water sensitive urban design
and urban land and water
management principles in
the Concept Plan.

Water sensitive urban design and urban land water management
have been incorporated into the Concept Plan – see riparian
buffers in all three options and stormwater detention pond in
Option 3. See Section 6.3.4 and 6.3.3.

None.

9

Agency

Territory and
Municipal
Services –
Community and
Infrastructure
Services

23/11878/43918

Comment

GHD Response

Action required

Consultation report – no
reference to any form of
consultation undertaken with
stakeholders

Agreed.

This report will be
provided.

No mention of current land
use tenure within the study
area.

Not deemed necessary at this broad conceptual stage. Is relevant
at the subdivision stage.

To be discussed with
ACTPLA.

No indication for future use
in a number of areas.

Future land use options have been indicated in the Concept Plan
including proposed scale, type of land use changes and necessary
Territory Plan variations. The point being made is not clear.

None.

Recommendation for further
studies to update the flood
map.

Noted.

Will be recommended.

Need for a holistic traffic
impact and a parking study
to plan future parking.

Noted.

Will be recommended.

TAMS will investigate
cycling and pedestrian
routes

Noted.

Will be recommended.

Recommendation for a
holistic investigation study of
the areas stormwater
infrastructure, runoff and
management schemes.
Need to prepare a
stormwater management
plan.
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Agency

23/11878/43918

Comment

GHD Response

Action required

Clarify proposed site access
from Monaro Highway for
Blocks 82 and 88 as shown
on Option 3.

Noted.

To be clarified within
report.

Note on upgrade of Tharwa
Road between Monaro
Highway and the NSW
border.

Noted.

Can be acknowledged in
report.

Report pays little attention to
Tralee Street other than
acknowledging its existence.
Problems exist at the Tralee
St and Monaro Highway
intersection.

Noted.

Section in report will be
reviewed.

Draft Concept Plan does not
cover the consequences of
not improving the
intersections.

Noted.

Can briefly be addressed
within report.

Need for emphasis on the
costs associated with the
construction of the gradeseparated intersection.
Uptake of industrial land is
likely to be slow if the
intersections are not
upgraded.

Cost estimations are beyond the scope of this study. At this
conceptual stage, too many variables affect this exercise.

None.
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Agency

Comment

GHD Response

Action required

Document silent on bushfire
risk and mitigation issues
and constraints these may
present in rhe development
of the concept plan.

The need to study bushfire risk and mitigation issues was not a
requirement of the project brief. This component requires a
detailed study of its own and is an issue, which should be
addressed at the more detailed subdivision and lot configuration
stage.

Whilst GHD’s bushfire and
forestry staff can perform a
bushfire risk assessment
as part of the
Environmental
assessment, this will
necessitate a variation to
the existing contract.

The potential fire risk is low and can possibly be handled at the
building construction stage.
Territory and
Municipal
Services –
Environment
and Recreation
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The proposal to develop the
Yellow Box/ red Gum grassy
woodland in Block 3,section
8, the travelling stock
reserve is inconsistent with
the intent of the report,
which identifies other
woodland areas for retention
and enhancement.
Recommendation not to
develop this block. Its
development will have to be
referred to the Department
of Environment and
Resources.

If development on this site is to proceed, offsets will need to be
developed to increase the integrity of other corridors.

Will be noted in the report.

The need for referral is noted. This will need to be addressed by
the developer.
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Agency

Comment

GHD Response

Action required

Environment
and Recreation

Draft concept plan does not
address contamination uses
associated with past or
current uses of land within
the area.

It is presumed that contamination is widespread around the Hume
Industrial area and will require an environmental assessment to
determine the scale of contamination affecting the site. This is
essentially a desktop exercise that can be performed by
experienced GHD Environmental Scientists will involve
consultation with Environment ACT.

The need for a
contamination assessment
needs to be determined by
the client and further
discussed with the GHD
Project Manager.

To determine the location, nature, use of the area affected and
possible remediation measures, this assessment will need to be
extended to include detailed site investigations. If required, this
can also be undertaken by GHD.

If this exercise is to be
performed within our
organisation and as part of
the Planning Study, it may
necessitate a variation to
the existing contract.

Otherwise, the recommended option is to undertake this
assessment at the Master Planning stage.
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Location of commercial
blocks in Figure 34, Lots 1
to 48 and Lots 110 to 121, in
close proximity to residential
blocks may result in
properties in Gilmore and
Macarthur being exposed to
industrial pollution.

Light industrial development, precinct ‘b’ is proposed for Lots 1 to
48.

Blocks should be positioned
so that properties in Gilmore
and Macarthur do not have
a direct line of sight to the
estate.

The building footprints on the industrial blocks will be subject to
development and lease conditions. Protecting the visual amenity
of Gilmore and Macarthur residents can be achieved by
addressing orientation issues within the Lease and Development
conditions for the blocks.

Industrial Precinct ‘a’ uses are proposed for Lots 110 to 121.
If development proceeds, the ACT Government will have to
undertake the appropriate environmental impact assessments to
determine the effects on the residential areas.

None. The need for an
environmental impact
assessment can be
recommended within the
report.

Can be acknowledged.
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Agency
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Comment

GHD Response

Action required

Recent study (June 2007)
undertaken by Huonbrook
Environment and Heritage
Pty ltd has found that the
land within the Hume
Resource Recovery Estate
contains stone artefacts.
Area is now considered to
be of high regional
significance. Development
opportunities and
constraints identified in the
study need to be
reconsidered in the light of
the findings.

Noted.

Heritage study required as
variation to existing
contract.

Recommendations in
Section 9.5 need to be
broadened to include other
areas of archaeological
sensitivity.

Noted.

As above.

A review of the status of all
known Aboriginal
archaeological sites and
further field studies should
be undertaken as part of this
planning study.

Noted.

As above.
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Agency

Comment

GHD Response

Action required

Property
Branch,
Territory and
Municipal
Services

Report includes little
discussion on how the
Resource Recovery Estate
fits in with the planning for
the area. Options presented
show a plan that is
significantly different to that
proposed.

The options presented will most likely vary depending on
recommendations from heritage study.

Heritage study will
determine future options
for this site.

Draft DCP makes no
mention of intended plot
ratio (area of building as a
proportion of the block).

It is unusual to use plot ratios for industrial land but instead,
employ other development constraints like car parking, building
height restrictions, etc.

To be discussed with
ACTPLA.

Sewerage main needs
further discussion if
development west of the
Monaro Highway is to
continue.

Further discussion required with ACTEWAGL – at subdivision
level.

None.

Relocation of weighbridge –
has not been discussed with
TAMS.

This relocation has been discussed with ACT NoWASTE. TAMS
need to contact ACT NoWASTE.

None.

Useful if report estimated
the likely annual demand for
blocks

Beyond scope of this study. We are happy to cross reference
recent industrial land study done for the ACT Government – copy
of this study needs to be forwarded to GHD.

To be discussed with
ACTPLA.

Need to identify a preferred
concept plan to facilitate
subdivision and land
release.

Refining the Concept Plan into a single plan may not be best
practice given that these developments are not materialising at
any stage soon.

None.
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The options presented within the report offer flexibility in planning
the future development of Hume and provides alternative
development scenarios if the cemetery and ACTEWAGL
proposals do not proceed.
15

Agency

Infrastru-cture
Planning
Section

23/11878/43918

Comment

GHD Response

Action required

Need to meet with the Land
Use Planning Section to
discuss which should be
immediately identified for
subdivision planning and the
appropriate roles of
ACTPLA, LDA and CMD.

Noted.

To be determined with
ACTPLA.

Study area map should be
in Executive Summary as
map on page 5 not easy to
read.

Noted.

To be inserted.

After Section 2.3 include a
block and section map.

Noted.

Can be inserted.

Executive Summary is
missing information from
previous cross border
studies into providing future
road connections to the
Googong development via
Dunns Ck or other
alignments terminating at
Hume. The site analysis
plan should also indicate
these access points.

Cross border road connections are beyond the scope of this study
and need be considered jointly by the ACT and NSW Road
Authorities. A decision was also made during the course of the
study to allow cross border issues to be resolved through higherlevel discussions between governments.
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Agency

Comment

GHD Response

Action required

Project Brief:

The Queanbeyan City Council - Residential and Economic
Strategy 2031 will be briefly discussed under a Section called
‘Cross Border Linkages’.

Brief discussion of
Queanbeyan Strategy and
need for further work to
mitigate erosion of Dog
Trap Creek.

1.3 - Review does not
include studies for the
Tralee and Googong areas
Dot point 3 - other than a
mention in 4.1.1, the extent
of erosion in Dog Trap
Creek and other water
courses within the study
area and work needed to
address this action is not
addressed in 6.3.3
Stormwater Management or
in 9 Key Recommendations.

Point on erosion at Dog Trap Creek has been noted and the need
for further work will be recommended.
No consultation took place with Planning NSW, Queanbeyan City
Council, or developers of proposed Googong, Tralee, Poplars and
Environa estates since a decision was also made during the
course of the study to allow cross border issues to be resolved
through higher-level discussions between governments.

1.5 - Has there been any
consultation with Planning
NSW, Queanbeyan City
Council, or developers of
proposed Googong, Tralee,
Poplars and Environa
estates? This needs to be
included in the report.
Study area

Noted.

Figure 1 - show NSW land
information (Queanbeyan,
major roads, topography,
etc) on the locality plan.
2.3.1 - Last paragraph - add
reference of previous
studies to 5.2

23/11878/43918
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Agency

Comment

GHD Response

Action required

5.3.2 Hume Access Roads
and Intersections:
"Sheppard Street and Tralee
Street are not connected.
The missing section is about
100 metres long." The pros
and cons of connecting
Sheppard and Tralee
Streets should be included.
The short term impacts on
the Tralee Street
intersection with Monaro
Highway by this connection
should also be discussed.
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Agency

Comment

GHD Response

Action required

5.3.3 Internal Roads

Noted.

Will be briefly discussed in
Traffic Analysis Section.

Sheppard Street east of
Tralee Street intersection
towards the railway has not
been extended and should
be discussed. Current
planning and previous
studies have identified
Sheppard Street as a major
access point to future
development areas in NSW.
Comment on access into
NSW from Arnott Place and
Alderson Street needs to
include the words "NSW",
not just "eastern side of the
(railway) line" to put these
roads future use into their
full context.
There is no Hambridge
Street in Hume.
Figure 23 Current
infrastructure provision: the
details of this plan is very
hard to read. Include NSW
cadastral information.
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Agency

Comment

GHD Response

Action required

Infrastructure Analysis

Noted.

To be included.

Noted.

Will be incorporated into
Section 6 as a brief
statement covering
electrical supply.

6.2 - Last paragraph include the approved 2002
masterplan for the Mugga
Resource Recovery estate
by Maunsell.
6.3.3 - Refer comment in 1.3
above.
ACTEW
Electricity
Networks
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Providing power supply to
this area will involve the
installation of HV feeder
cables from Gilmore Zone
Substation that is located to
the south of Rose Cottage.
When the Plan has been
finalised ActewAGL will be
in a position to prepare a
masterplan for the proposed
HV reticulation including
conduit requirements along
new roads and services
corridors.
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Agency

Comment

GHD Response

Action required

Office of
Transport,

Options 1 to 3 show the
intersections/interchanges
at Monaro Highway/Isabella
Drive and Monaro
Highway/Lanyon Drive
(previously called Tharwa
Road) with incomplete
movements. These
intersections/interchanges
must provide for all
movements. There is no
discussion in the report to
indicate that any particular
movements should not be
provided, or why, yet the
diagrams clearly indicate
that the right turn from
Monaro Highway
(northbound) to Lanyon
Drive (eastbound) is not
included. Similarly, the right
turn from Isabella Drive
(eastbound) to Monaro
Highway (southbound) does
not appear to have been
considered.

The plans are being considered in greater detail than intended. It
should be emphasized that the plans are conceptual and are
subject to forward design.

None.

TAMS

23/11878/43918

21

Agency

Comment

GHD Response

Action required

The Concept 3 diagram/plan
shows a peculiar flyover
from the southern end of
Tralee Street across to
Monaro Highway
(northbound). This seems
an unlikely piece of
infrastructure which may
present merging and
weaving problems if it were
to be constructed.

As above. The plans are being considered in greater detail than
intended. It should be emphasized that the plans are conceptual
and are subject to forward design.

None.

Noted. Access issues relating to the Resource Recovery Estate
need to be resolved between ACT NoWaste and TAMS, at a later
stage.

None.

The access to the resource
recovery centre needs to be
revisited, unless, of course,
that centre is moved west
along Mugga Lane.
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Draft Development Control Plan
Monaro Highway, Suburb of Hume, District of Jerrabomberra

1.

Site Context

1.1

The provisions of this Development Control Plan (DCP) apply to areas within 200 metres of the
centre line of the Monaro Highway traversing the suburb of Hume. These areas are shown in
Drawing No. 1 and have been marked as ‘A’, ‘B’, ‘C’, ‘D’, ‘E’, ‘F’, ‘G’ and ‘H’ (“the Site”).

1.2

The subject sites fronting the Monaro Highway and therefore affected by this Plan include
Sections 1,2,3, 25, 26,27 and Parts of Section 8, 14,17, 21, 23, 79 and Parts of Blocks 1610,
1670,1488, 1469 and 1563. Subdivision has already occurred in some of these sections except
for Sections 23, 8 and 21.

1.3

Site-specific lease and development conditions should be prepared in accordance with this
DCP.

1.4

This DCP supersedes the previously approved DCP No. 171/94/853.

2.

The National Capital Plan

2.1

The Monaro Highway including its extension as the Eastern Parkway to Morshead Drive is
nominated as an Approach Route under the National Capital Plan (NCP).

2.2

Under Section 2.4 of the NCP, special requirements apply to development on land that directly
fronts onto Approach Routes and is not more than 200 metres from their middle lines. The
special requirements include the following:
“Development is to conform to Development Control Plans agreed by the National Capital
Authority, which seek to enhance the surrounding predominantly rural character and landscape
outside the urban areas. As the Approach Routes enter the built up areas, the emphasis shall
shift to a more formal character.”

2.3

The DCP aims to establish the primary controls for development of the Site particularly those
parts fronting the Monaro Highway.

3.

The Territory Plan

3.1

In the absence of a provision in this plan to the contrary, all development on the Site should
accord with the relevant provisions of the Territory Plan.

3.2

Areas A, C and H
The areas are zoned under the ‘Broadacre Land Use Policy’. Controls relating to the
permissible land uses, development type and scale, including any special conditions for
environmental protection, are covered under Section 2 of Part B10.

3.3

Areas B, F and G
Part B3 of the Territory Plan sets out the Industrial Land Use Policies for the ACT. Industrial
land usage within the Hume Industrial estate has been allocated to Precinct ‘a’ uses, implying
provision of land for manufacturing, warehousing and transport related land uses.
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3.4

Areas D and E
Part B8 of the Territory Plan sets out the controls for the development of areas classified under
the ‘Entertainment, Accommodation and Leisure Land Use Policy’.

4.

Approvals

4.1

The Site is Territory Land outside the Designated Area of the NCP and is hence subject to the
planning jurisdiction of the ACT Planning and Land Authority (ACTPLA). ACTPLA is
responsible for assessing development applications and works relating to the Site and is
required to ensure consistency between this DCP and the NCP.

4.2

The Monaro Highway road reservation is a Designated Area under the NCP and this area is
subject to the planning jurisdiction of the National Capital Authority (NCA). The NCA is
responsible for assessing applications and works within this road reservation.

4.3

It is the responsibility of the proponent to ensure that all other approvals required under
separate legislation are also obtained. The National Capital Authority may require a
confirmation from the proponent that obligations under other legislation has been met.

5.

Planning and design objectives

5.1

Promote development that is of a type and quality complementary to the role and status of the
city.

5.2

Ensure that development within the road reservations, including signs and landscaping
continues to be subject to high standards of design.

5.3

Provide an attractive frontage to the Monaro Highway by articulating external design elements
of the built form such as architectural styles, colours and materials throughout the industrial
estate.

5.4

Ensure that building envelopes enhance the visual amenity of the estate through the provision
of adequate external spaces.

5.5

Minimise the visual impacts of buildings, carparking and storage areas viewed from the Monaro
Highway.

5.6

Protect the heritage significance of identified cultural and archaeological sites both nominated
and listed under the ACT Heritage Register.

6.

Land use

6.1

Permitted land uses are to be in accordance with those specified under the relevant Territory
Plan land use policies. Industrial precinct ‘a’ areas B, F and G can be utilised for general
industry, light industry, store and warehouse activities (as per the definition under the Territory
Plan).

6.2

Storage and service areas may only be permitted on the Monaro Highway side of the buildings
if they are adequately screened by planting.

7.
7.1

Site Coverage
The maximum area of the site to be covered by building is not to exceed 50% of the total site
area.
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8.
8.1

Building Setback
Buildings shall be located towards the Monaro Highway with the minimum setback from the
property boundaries being 10 metres. Separate consideration will be given to signage within
this setback.

9.

Building design and materials

9.1

External walls shall be masonry or pre-finished metal cladding, in a off-white to buff colour
range. Roofs shall be pre-coated metal of the same colour as the walls.

9.2

Where feasible, attempt to enhance the buildings and their appearance to the highway frontage
rather than screen the buildings from the highway.

9.3

Reflective window glass and coatings will not be permitted. Exposed air-conditioning equipment
will not be permitted.

9.4

All graphics and colours are to be considered as an integral part of the appearance of the
development and are to be approved in conjunction with other colours and materials.

10.
10.1

Building height and scale
The building height is to be a maximum of 10 metres above natural ground level as measured
from the natural ground level of the centre line of the block.

11.
11.1

Roof pitch
Buildings shall have pitched roofs. A pitch of 15 to 20 degrees is desirable, although variations
will be considered where very large buildings are proposed. The gable end of the building shall
face the street.

12.

Signage

12.1

Signs shall be in accordance with the ‘Signs Policies’ contained under Appendix IV of the
Territory Plan and with the relevant provisions contained under Section 3 of ‘Design and Siting
Conditions’ contained under Appendix H of the NCP.

12.2

Signs on the Monaro Highway verge, other than the Department of Territory and Municipal
Services approved road signs, will not be permitted.

13.

Landscape

13.1

Landscaping on blocks fronting the Monaro Highway is to be carried out in accordance with a
landscape plan that achieves the above objectives. Existing trees, in particular mature native
trees, are to be retained where possible. The areas between the buildings and the Monaro
Highway are to be used generally for planting (see DCP Drawing No. 2)

13.2

Landscaping along the Monaro Highway verge is to be retained and additional planting is to be
provided. Structure trees referred to in this plan are to be single white-trunked Eucalyptus
species to provide a visual connection between buildings and the landscape.

13.3

Retain existing trees, in particular mature native trees where possible.
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14.

Traffic, Parking and Access

14.1

Vehicular access from the Monaro Highway is not permitted other than existing access roads
(Sheppard and Tralee Streets) and the existing drive entrance to the Telecom Exchange on
Block 1, Section 1, Hume.

14.2

All works relating to access to the Monaro Highway and intersection modifications should
address traffic safety and be consistent with the provisions of this DCP.

14.3

Carparking space on the Monaro Highway side of buildings may only be permitted where they
are suitably screened by planting.

14.4

All car parking spaces and access lanes shall be drained, sealed and accommodated on-site to
the satisfaction of the Territory.

15.

Telecommunications

15.1

Radio masts, telecommunication towers and antennas which do not have an adverse visual
impact on the Monaro Highway may be approved on Block 1 (part) Section 1, Hume (Telecom
Site) with the concurrence of the National Capital Authority.

16.

External lighting

16.1

All external lighting proposals for areas fronting the Monaro Highway are to be submitted to
ACTPLA for approval.

17.

Visual Amenity

17.1

All works affecting the Site including those related to the Monaro Highway should address best
practice in visual amenity be consistent with the provisions of this DCP.

17.2

The architectural form, the proportion and treatment of facades, and the range and quality of
finishes and colours is to achieve visual coherence between the various elements of the
proposed buildings.

17.3

Long-term visual objectives for the industrial area when looking north, south and west can be in
line with items a, b and c (respectively) in DCP Drawing No.2.

18.

Environment and Heritage consideration

18.1

Proposed developments should embody environmentally sustainable design (ESD) principles.
Adverse environmental impacts from on-site developments, on adjacent land and development,
shall be identified and redressed to the extent practicable.

18.2

Rose Cottage (Area D) is currently listed under the Heritage Act 2004 (See Drawing No. 1).
Any development affecting this site should be in accordance with the planning requirements
contained under Document 20022 of the Heritage Register.

18.3

The DCP is also affected by the following sites nominated on the heritage register:
-

The Woden Homestead and Grassland Earless Dragon Habitat on Blocks 4 and 6 of Section
17 (Areas A and B);

-

Aboriginal places found on Block 6 of Section 17 and on Block 10 of Section 23 (Areas A
and B); and

-
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18.4

Prior to undertaking further development, detailed heritage assessments of the structures and
their curtilage should be undertaken. The appropriate conservation management principles and
processes need to be followed to protect significant cultural features.

19.
19.1

Diagrams
This DCP should be read in conjunction with the DCP Drawing No.1 entitled “Areas covered by
Development Control Plan” and Drawing No.2 entitled ‘Visual objectives for Hume’.
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A

A

R

Areas A, B and F
Future industrial development
along this area should be
sensitive to the existing ecological
and heritage constraints.

F

T

Industrial development along Areas B, E, F and G
- Buildings shall be located towards the Monaro Highway with the minimum setback along the Monaro Highway being 10 metres from the site boundary and maximum building
height being 10 metres above natural ground level.
- External walls shall be masonry or pre-finished metal cladding, in an off-white to buff colour range. Roofs shall be pre-coated metal in a colour-coordinated manner,
preferably a buff colour.
- Carparking space on the Monaro Highway side of buildings may only be permitted where they are suitably screened by planting.
- Landscaping along the Monaro Highway verge is to be retained and additional planting is to be provided. Existing trees, in particular mature native trees, are to be retained.
- A stepped landscaping design should be adopted along the Monaro Highway verge with the planting of a lower shrubbery storey and an upper tree storey. The shrubbery
type is to be native shrubs and the structure trees are to be white trunked Eucalyptus species.

H

D

G Vehicular access from the
Monaro Highway only permitted
from existing access roads
(Sheppard and Tralee Streets)
and the existing drive entrance
to the Telecom Exchange on
Block 1, Section 1, Hume.

B
C Development along this area
should be restricted to create
and retain a key ecological
link and to preserve the riparian
buffer necessary to enhance the
conservation value of the region.
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E Area subject to the
‘Accommodation, Entertainment
and Leisure’ land use policy.
Future industrial use of this land
would require an amendment to
the National Capital Plan and a
variation to the Territory Plan.
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D Area affected by Heritage
Register Overlay on Rose
Cottage - Block 2, Section 79.
In order to conserve the heritage
significance of Rose Cottage,
all development on the site should
be in accordance with the specific
requirements contained under its
Statement of Significance in
Document 20022.
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