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The Vision

Dickson Centre will be a multicultural, progressive and safe hub with a
diversity of services and amenities for the local and wider community:

a place where people live, work and socialise (play).




2.1 The vision

The vision for Dickson Centre was developed in conjunction with the
community and in the context of the vision for the suburb developed in
2002 as part of the Neighbourhood Planning process.

The vision for the Dickson Centre is:

Dickson Ceentre will be a multicultural, progressive
and safe hub with a diversity of services and
amenities for the local and wider community: —a place
where people live, work and socialise (play).

The vision summarises the community’s goals and aspirations for the
centre. The vision is the overarching intent that should guide the
planning and operational decisions for the centre in the long term. The
vision has been used to develop the objectives, principles, strategies
and actions which forms the Urban Planning and Design Framework
for the Dickson Centre.

The frameweorkFramework develops one approach to achieving the
vision. It is inevitable that other directions and opportunities will arise in
the future.

The vision statement-is supported by:

. urban design principles which will guide planning and
development of all aspects of the future centre, and
. themes that amplify the vision and underpin the strategies.

The diagram over the page shows how the vision overarches the
objectives; principles, themes, strategies and actions which form the
frameworkFramework.






2.2 Urban design principles

The objectives for the framewerkFramework for the Dickson Ceentre
are to set benchmarks in sustainable design, facilitate public realm
improvements, facilitate increased connectivity and circulation, improve
access to public transport, identify sufficient parking and encourage
mixed use development.

The urban design principles translate the vision into a spatial
frameworkFramework.

221 Permeable

Centres depend on the ability of people to move around easily, safely
and comfortably. Permeable centres offer a choice of routes and
facilitate social interaction. Walkability will be maximised if there is a
choice of routes every 80-100 metres. New roads will increase access
and frontage in the centre.

Pedestrian movement will be reinforced in the core and to connect
hubs of activity. A hierarchy of streets will concentrate through traffic on
the edge roads.

222 Grid

The clashing grid street pattern is distinctive to the Dickson Centre and
maximises frontage opportunities and access. The geometry is to be
the basis for any necessary site definition.
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2.2.3 Connected

Successful centres are well linked to the surrounding area and
accessible from their catchment.

224 Height

The relationship between the height of buildings and the width of the
street influences the character of the built environment. Buildings that
are between 0.5 and 1 times as high as a road is wide will generally be
in scale with the immediate environment. In Dickson the relationship is
generally to be between 0.5 and 0.8.

225 Edges

To achieve good spatial definition, hHigher buildings will be located on
the edges of the centre where they do not overshadow other uses-te

achieve good spatial-definition.

2.2.6 Anchors

The majority of the community visits supermarkets regularly.
Supermarkets and many other large retailers attract large numbers of
people to a centre and are therefore important anchors. They should
be located to maximise pedestrian movement past speciality/small
scale retailing.

227 Scale and grain

The distinctive scale and grain of the different precincts is to be
promoted. The fine grain and low scale of the retail core will be
retained and enhanced. The coarse grain and larger scale of the
peripheral areas will be retained and enhanced.

2.2.8 Precincts

A dynamic mix of uses will be encouraged, focused on linked precincts
of activity in which some uses will be more dominant. The precincts will
reinforce the land use pattern based on the different character, flavour
and history of precincts in the centre.






2.3 Concept plan

The concept plan has been developed based on the results of the
analysis of the centre and the community consultations, especiatly
particularly the community’s vision for the future of the centre. It
embodies the spatial principles and represents the structure on which
the strategies and actions have been developed.

12



Figure 3:  Concept plan













2.5 Theme 1 — Reinforcing a mixed use centre

2.5.1 Existing situation
Successful centres consist of different activities that help maintain economic activity, extend centre use into the evenings and weekends and encourage multi-purpose trips.

Dickson is one of the largest and most diverse group centres in the city and, beyond Civic_the major activity hub in North Canberra.

The centre is widely recoagnised as a social hub and the primary convenience retail centre in North Canberra_ It is also a significant employment centre and many community services and recreation activities are located there.
Food/entertainment activities are of metropolitan sianificance and contribute to the multicultural atmosphere_ attracting many people who would not otherwise visit the centre.

While the development potential of many sites has not vet been realised. there are few available opportunities for the private sector to initiate major development. At the same time there are ongoing development pressures in
response to arowth and change in the catchment.

The community supports the expansion of the centre. They have identified the need for an additional supermarket and additional specialty retailing provided that other local suburban centres are not adversely affected and new
development is not located in a mall. The assessment of retail performance of the centre supports the need for at least one additional supermarket.

The community has also identified the centre rather than the existing residential areas as the preferred location for medium and higher density housing. Development of additional housing in the centre would be consistent with the

4——-—{ Formatted: Bullets and Numbering

‘_—[ Formatted: Bullets and Numbering

policies of the Canberra Spatial Plan.

The key theme of the Framework is to reinforce the centre as a mixed use centre by enabling it to grow and respond to market demand.

IThe strategies and actions proposed under this theme seek the development of additional supermarket space and encourage more residential development in the centre. They anticipate that future development would be
predominantly mixed use_ achieved vertically by stacking different uses and horizontally by encouraging different activity mixes in different parts of the centre.

The strategies and actions are intended as catalysts for public and private sector actions and investment that will progressively build a revitalised and more attractive centre that better responds to the needs of its catchment
population.

Figure 4 identifies the major growth opportunities.

2.5.2 Intent

= encourage revitalisation of the centre
= strengthen the retail core

= encourage more residential development

= reinforce the role of the centre as a community hub
= establish a significant mixed use node that will support uparading of the public transport infrastructure at Dickson_ including a new bus station,_and

‘_—[ Formatted: Bullets and Numbering
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_—{ Formatted: Not Highlight

. activate ground floor uses.

<———-{ Formatted: Bullets and Numbering
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Figure 4:  Facilitating growth, change and diversity
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Figure 5:  Urban structure and connections
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Figure 6:  Enhance the public realm







__—{ commented [PG6]: needs definition

__—{ commented [PG7]: needs definition

37



Strateqy - A linear open space in the retail core

= Reinforce the existing linear open space between Cowper Street and Badham Street by undertaking the works outlined below (refer Figure 6). Formatted:

Bullets and Numbering

= Reconstruct the existing roadway across the northern frontage of McDonalds and Woolworths supermarket to create a new pedestrian plaza between the new supermarket/retail development and the existing Woolworths
development (after the sale and development of the northern car park site).

= Provide a new ent oint into the McDonalds car park (north of the building) directly accessing Badham Street. Alternativel rovide an incentive for McDonalds to remove these car parking spaces and pedestrianise the area with

the possible inclusion of a small area for new retail shops immediately adjoining the Woolworths supermarket.
= Remove vehicular access along the driveway to the west of the library (after the sale and development of the northern car park site) to pedestrianise this space creating a secondary public plaza between the new supermarket/retail

development and the library.

function of the retail core and enable public events to occur in this area.

. Reduce the width of the existing public plaza immediately to the north of the Harris Scarfe building (Block 10 Section 33) to create a continuous alignment along the plaza and reqularise the potential development site including the
Baptist Church.

= Extend the open space visually to the east across Cowper Street toward the swimming pool.

= Create a strong landscaping and planting theme along the length of the park to visually mark and reinforce the space.
= Introduce a consistent street furniture theme along the length of the linear open space.
= Include small commercial kiosks’ and outdoor seating in the central plaza area.

= Require active frontages and uses that contribute to the public realm along this open space.
= The linear open space could be visually connected to paths along Woolley Street to Challis Street. This route will become a major pedestrian route following the development of a bus interchange in Dickson.

Strateqy - Better streetscapes
Actions

= Increase verge widths in Woolley Street (while maintaining the double row of 902 angle parkin Formatted:

Bullets and Numbering

Street as well as facilitating increased pedestrian movement along the northern verge.

= As sites are redeveloped on the eastern side of Badham Street, visually extend the streetscape by requiring avenue planting to match the planting on the western side of the street.
. Continue the landscape theme from the linear park along the northern side of Woolley Street.

= Increase verge widths on the northern side of Woolley Street to further reinforce the linear park and ensure comfortable pedestrian movement, while retaining the adjacent 902 angle parking.

= As sites are redeveloped adjacent to Cape Street. extend the width of the verge and footpath and introduce the landscape theme adopted throughout the centre_ including planting and pavement treatment.
If the lessee decides to develop residential uses on Blocks 6 and 7 Section 32 the streetscape in the Antill Street road reservation adjacent to Blocks 2. 6 and 7 Section 32) should be improved. Not all of the land is required as

road reservation and some could be consolidated with the adjacent blocks and become private open space. The northern part of the area is to remain public parking but landscaped in a manner consistent with a residential
environment.

= If the sites are developed for office uses (as approved). the area should remain as public parking but the landscape treatment should be improved.
= Increase the verge width on the southemn side of the Antill Street Service Road to enable establishment of a tree-lined boulevard.

Strateqy - Landscape the entry to the centre
Actions

Capital works

= Provide new entry plantings near the main intersections (Challis/Antill Streets Badham/Antill Streets Cowper/Antill Streets), possibly including the blossoms that were a feature of the original Dickson Centre. Formatted:

Bullets and Numbering

= Develop a landscape treatment for the rear of blocks adjacent to Antill Street. The proposed treatment should be able to be and should be implemented as part of any development of Block 21 Section 30 (the existing car park
north of Woolworths).

Strategy - Create a stronger sense of place and a simple signage system

Actions
S Formatted:

Bullets and Numbering

Capital works

Formatted:

Bullets and Numbering

= Create a stronger sense of place by naming all places in the centre, such as the Dickson drain, the walkways_ the car parks._roadways into car parks.

L R - E . L . . E . Formatted:
= Support way-finding with sufficient signage and maps identifying such elements as streets_places_directions to services or help and building names and nhumbers.

Bullets and Numbering

. Mark the entry to the centre with consistent sighage. [Formatted:

Bullets and Numbering

= Provide orientation signs to each precinct. Formatted:

Bullets and Numbering

= Provide directional signs, especially to basement and other public parking. [Formatted:

Bullets and Numbering

Formatted:

Bullets and Numbering
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Strateqy - Integrate Dickson drain into the centre’s public realm / / I
Actions

Further investigations
= Seek the agreement of DECCEW to incorporate the section of the Dickson drain from Cowper Street to Challis Street as a pilot project for the naturalisation of Dickson drain as part of the Integrated Urban Waterways Projeci




‘—f Formatted: Bullets and Numbering

HG 3—%{ Formatted: Highlight

\LFomlatted: Highlight

Commented [HTS8]: This could be written a bit clearer!
Formatted: Highlight

L S W, —

B e ]

spras—{ Formatted: Bullets and Numbering )

Commented [PG9]: nose in parking to be consistent with the
first point?

“{ Formatted Table

'\"{ Formatted: Bullets and Numbering

L S

‘*( Formatted

: Space After: 3 pt, No bullets or numbering

-/

‘_—[ Flomlatted

: Space Before: 3 pt, After: 3 pt

“( Formatted

: Bullets and Numbering

: Space After: 3 pt, No bullets or numbering

Formatted
Formatted

: Font: (Default) Arial, 9.5 pt

: Space Before: 3 pt, After: 3 pt

: Space After: 3 pt

Formatted: Indent: Left: 0 cm, Hanging: 1.06 cm, Space
After: 3 pt, Tab stops: 1.06 cm, List tab + Not at 0.76 cm

Formatted: Bullets and Numbering

)
)
)
)
Formatted: Font: 10 pt, English (Australia) )
)
- Formatted: Font: (Default) Univers, 10 pt, English (Australia) |

39









2.8 Theme 4 - An appropriate built form <+~ Formatted: Bullets and Numbering

2.8.1 Existing situation ‘——[ Formatted: Bullets and Numbering

Dickson Centre has a varied built environment that reflects the scale of the original subdivision and the former uses.

The built form ranges from small one (1) and two (2) storey buildings in the retail core to larger scale buildings in the commercial zone_ Buildings are built to the front boundaries but are not always oriented to the front. There is a mix

of active frontages with a good relationship to the public realm and buildings that do not have active frontages. Although the centre has progressively developed and intensified, some sites are not fully developed at ground level.
There is an opportunity to increase the building scale so that buildings relate better to width of the street. provided they do not overshadow the public realm.

2.8.2 _Intent +—{ Formatted: Bullets and Numbering

The overall intent is to enable the Dickson Centre to grow and respond to the pressures for change. The built form theme proposes the intensification of development in the centre_ It also recognises that the scale of development
should be consistent with the use and character of the area. should enhance the public realm and protect the liveability of the centre.

Intensification of development is consistent with the Government’s policy position and_ in certain parameters_is also consistent with community aspirations. The parameters which relate to the location of higher development and the
retention of the character of the retail core are incorporated into the strateqgy.

The objectives are to:

= ensure that the built form contributes positively to the public realm '——{ Formatted: Bullets and Numbering

= relate maximum building heights to the predominant uses and character of a precinct
= vary building heights across the centre and locate the tallest buildings on the edges. and

= ensure the building heights do not adversely affect solar access of the public realm.

3-4Theme 4 Anappropriate builtform

‘—( Formatted: Bullets and Numbering

‘\[ Formatted: Bullets and Numbering

Formatted: Bullets and Numbering
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Figure 7:  Building heights
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2.9 Theme 5 — Sufficient Parking «———{ Formatted: Bullets and Numbering

2.9.1 Existing Situation
The Dickson Centre is well supplied with on-street and public and private off-street parking. The bulk of public parking spaces are located in surface parking areas both on and off-street.

As the centre grows, surface parking will be progressively replaced with basement parking.

Redevelopment of the car parks will reduce longer term flexibility to meet parking demand generated by continuing development. The growth of the centre should not be thwarted by the lack of parking options.

Conversely, Dickson will be well served with public transport routes and, therefore, the demand for parking may be less. Parking management strategies will support increased public transport use by reducing the supply of parking

and/or increasing its cost.

The Sustainable Transport Plan advocates that shared use of parking spaces is an efficient approach to management of the parking supply. Shared use allows spaces to be occupied during the day._generally for retailing, and at
night generally for restaurant or entertainment uses.

Commercial parking demand, especially retailing should be met through public parking. However other uses such as residential and possibly offices will continue to require on-site parking. Many sites in the centre are suitable for
basement parking.

2.9.2 __Intent <+~ Formatted: Bullets and Numbering

Parking Strateqgy also aims to:

= balance the need to increase public transport use with the desire for ample accessible parking in the centre 4—[ Formatted: Bullets and Numbering
= develop parking requirements tailored to the specific situation of the Dickson Centre, taking into account opportunities for multi-use or complementary use of parking spaces.

Commented [PG11]: I'n not sure what this sentence means.
Is it saying hat the Plan says it's more efficient to build over

parking areas and find better ways of managing parking?

Commented [PG12]: ??

Formatted: Bullets and Numbering
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H Formatted: Bullets and Numbering
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Figure 8:  Parking
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3.1.5 Sustainability measures

The ACT Government is committed to achieving a more sustainable urban form. ACTPLA is undertaking a Sustainable Future Program to review planning policy to deliver this outcome. This program will focus on reviewing planning
olicy and identifying strategies and measures that complement the ACT Government’s sustainability policy, People. Places and Prosperity and will assist in achieving targets set out in the action plan Weathering the Change. A key

outcome of the program is a review of the Territory Plan to include changes to design standards and provisions to address issues of public transport. housing choice and infrastructure

It is proposed that the following measures are included in a more detailed Precinct Code for the Dickson Centre:

Water — Water sensitive urban design requirements for new development. including:

= a minimum 40% reduction in mains water consumption compared to an equivalent development constructed in 2003
= water tanks to be connected to toilets, laundry and external taps, and
= systems to capture all bathroom and laundry grey water

= Public transport — At least 95% of all residential units will be within 400m walking distance from a trunk/frequent service bus stop

Solar — building envelopes and setbacks to ensure solar access is maintained to adjacent properties. The main daytime living area and 50% of private open space to all residential units to be provided with a minimum of threq

hours of direct sunlight on 21 June, and

= Energy — A minimum five star energy rating for residential units.
Noise — Increase requirements for thicker glass and sound insulation in the Dickson Centre Precinct Code

3.1.6 Further investigations:

. Survey of the northern car park site (Section 30 Block 21) to adjust cadastral boundaries to ensure that at least 15m separation is provided from the southern boundary to the northern boundary of the Woolworths site (Sectio
30 Block 31) and that at least 15m separation is provided from the eastern boundary to the western boundary of the library site (Section 30 Block 13).

= Parking study to assess actual ‘'user demands’ in the centre and the extent of shared parking for example_ retail use during the day and restaurant use during the night.

57
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The Framework proposes that a site should be released in the centre for a supermarket and associated uses. The following discusses key elements that should be included in the release documents in order to ensure that it is
consistent with the community vision and development directions for the centre.

331 Intent +—{ Formatted: Bullets and Numbering

The intent in releasing a site for a full line supermarket is to meet unmet retail demand in North Canberra and to provide additional retail choice and competition. The development is also intended to strengthen the role of the retail
core, benefitting smaller retailers.

Several sites were investigated. It was concluded that the development should be undertaken in a way that activated the eastern part of the core as much as possible. Some sites. especially that west of Badham Street took trade
from the retail core.

It the benefits of the supermarket are to be maximised, the development should not contain a large number of specialty shops that could adversely affect small retailers and limit additional trade filtering to other businesses in the
core. The development would be a mixed use development.

The community stronaly supports the development of addltlonal supermarket space as it belleves that |t would increase ch0|ce and comgetltlon On the other hand it does not support the development of a mall that would internalise

Northern car park (Section 30 Block 21) — Full line supermarket

The construction of a full line supermarket to meet current industry standards would ideally have a aross floor area of approximately 4 000m?2 (selling area 3.000-3 500m3) and an overall site area of 5.000m?2 to accommodate
loading, service, waste facilities and so forth.

The proposed development would also include specialty shops located externally. The number of small shops should be limited to ensure that other retailers in the centre benefit from the additional visitor traffic generated and that
the overall scale of development does not adversely affect the rest of the centre.

Because the site is a designated parking area. the existing parking would have to be replaced.

The northemn car park comprises 250 spaces on a site of 7.867m&_Assuming that about 6 500m? of the site is available for parking (allowing 15% for deep rooted landscaping). about 220 car parking spaces could be accommodated
per level of basement parking.

The proposed retail development (supermarket and about 500m2 of specialty retailing) would generate a demand for 180 spaces at current rates of provision._The existing on-site spaces (250) would have to be replaced.Therefore
the basements would have to accommodate 430 spaces. Therefore two basements would be required.

Parking for any additional development would probably have to be accommodated in all or part of a third basement. Given that a basement can accommodate 220 car spaces, the development potential generated by a whole third
basement of parking would be substantial and out of scale with the surrounding area.

The proposed development should incorporate the following features:

. vehicular access from Badham Street and the unnamed road off Antill Street ‘—[ Formatted: Bullets and Numbering

= service access off Antill Street and the unnamed road

= creation of a pedestrian open space between the proposed development and the existing Woolworths development to extend the linear open space to Badham Street
= creation of a pedestrian open space between the proposed development and the library

. specialty shops to be oriented towards and open onto the pedestrian routes adjacent to the site, and effectively wrap around the supermarket

. access to the supermarket to be from the linear open space

. access to basement parking to be via a travelator located in the public realm so that all retailers benefit from the proposed development and the public parking

. minimising the visual impacts of the development by landscaping the interface between Antill Street and Badham Street and introducing other treatments

. relocating the vehicular access from Badham Street to the north to open the site and provide stronger visual connections to Woolley Street, and
. ground floor of the development to be at street level.

In addition it is anticipated. depending on the value of the site, that off-site works could be undertaken as part of the development. Any such works should be based on desians prepared by the relevant government agency and
included in the sale documents.

4-———'-[ Formatted: Bullets and Numbering
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