
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

  

17 December 2007 
 
 
Urban Design 
ACT Planning and Land Authority 
GPO Box 1908 
Canberra  ACT  2602 
 
Forwarded via email: actpla.feedback@act.gov.au. 
 
 
 
Dear Sir/Madam 
 
Braddon Commercial Area Planning Study 
Draft Report 2007 
 
This submission is presented on behalf of  

. Our clients are pleased to see 
that the Planning Authority is moving forward with this important initiative. We note that it is 
intended to be implemented in March 2008. 
 
Your team has addressed a range of complex issues and has had to accommodate a variety of 
competing objectives. Our review of the report indicates that a very thorough approach has been 
taken and the proposals put forward are comprehensive. There are only two areas on which we 
would like to comment, being carparking and building height, as discussed below: 
 
Building Height 
 
The proposals for building height limits, as set out in the diagram on page 19, include 3, 4 and 6 
storey areas. Blocks 8 and 9 of section 20 are shown to have a 4 storey limit. The explanatory note 
on the diagram says in part: 
 

“Increase the maximum building height generally to 4 storeys….Allow the maximum height 
on some blocks, where it does not impact on solar access, to 6 storeys…” 

 
Six storey height limits, extending one or two blocks from corners are proposed on the northern and 
southern ends of sections 28 and 29 and on the northern ends only of sections 20 and 21. The 
southern end of section 20 is very similar to the southern end of sections 28 and 29 and we 
propose that the six storey limit be applied to blocks 8 and 9 of section 20 in the same way that it is 
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ELOUERA STREET CROSS SECTION 
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BRADDON COMMERCIAL AREA PLANNING STUDY DRAFT REPORT 
RAIA submission prepared by  
 
 
INTRODUCTION 
 
The context of the area known as the Braddon Commercial area has changed 
significantly since the current controls were written.  This review is welcomed as an 
opportunity for the Braddon Commercial area to grow and to build on the 
characteristics that make it unique. 
 
 
LANDUSE 
 

 supports the policy that the Braddon Commercial precinct should remain an 
area for service businesses that service the entire City Centre and the inner north 
community.  This includes car sales, garages, printers, small professional offices etc.  
The precinct needs to be seen as a part of the whole City Centre and not a stand 
alone discrete area, as implied in the Braddon Neighbourhood Plan objectives. 
 

 recommends the following be considered: 
 
Residential Development - Appropriateness of residential development throughout 
this area needs careful consideration in terms of its compatibility with current uses.  
 
The Government must be confident that inclusion of residential in the mix will not, over 
time, inhibit other service sector uses in the area.  Planning controls for the precinct 
will need to provide for the operation of the businesses, including out of hours 
servicing and the like, to ensure a genuinely mixed use environment will continue.  
 
There is already significant residential development on the east and west perimeter 
and under the Section 84 Masterplan to the south and this may be appropriate to 
retain as the primary model. 
 
Duplication of services - Permitting supermarket development and the like when 
there are major supermarkets and stores within easy walking distance could 
undermine the relationship to the rest of the City Centre by duplication. 
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BUILT FORM 
 
The nature of the area as a service business location needs to be considered in 
setting any planning controls. The current “vibrancy” of the area comes from the 
market driven variety of uses and the mix of frontage types.   
 
 
Tenancy frontage 
The 6m width limit on tenancy frontage is inappropriate to some existing and some 
likely users potentially making it impossible for the mix of uses, that add to the 
character of the area, to continue to operate here.  For example, car sales could easily 
take up the existing frontages occupied within a denser development.  Wholly indoor 
salerooms for cars are common throughout city centres worldwide however they are 
based on display of products, necessitating appropriate sized frontage.   In addition 
many of the existing restaurants and stores currently have wider frontages which suit 
indoor outdoor connections and display of products.   
 
A variety of frontage widths should be permitted and encouraged as, supported by a 
robust streetscape structure, it would maintain the mix of diverse uses and provide 
enhancement of the public realm. 
 
Building heights -  Torrens Street 
Building height restrictions to 3 storeys on Torrens Street seems excessive given that 
most development opposite is already 3 storeys. Stepping up one storey to give 4 
storeys in a mixed-use context is more likely to support lift accessed office & 
residential development. 
 
Streetscape design controls  
Streetscape design controls need be agreed with all relevant ACT Government 
departments to ensure that services, awnings, large street trees and lights are 
managed and can coexist. Current attitudes towards tree management tend to restrict 
the planting of large-scale trees where there are awnings required.  The capacity to 
manage larger trees by selective pruning, as is done in cities like Berlin to facilitate 
their planting, needs to be considered. 
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PARKING 
 
The parking numbers required or permitted for development in this area should be 
considered with regard to policies that support Public Transport.  
 
To facilitate this  recommends the following be considered: 
 
° Public Transport links to a frequent daytime circuit throughout the City Centre 
(similar to the CAT bus system in Perth), 
 
° Local parking control regimes to ensure limited parking does not just displace cars 
to the surrounding areas,  
 
° Retention of extensive on-street short stay parking to support business activity, and   
 
° Street section design that reflects the commercial nature of the area in balancing 
pedestrian amenity with serviceability. 
 
 
 
CONCLUSION 
 

The review of controls in Braddon with a view to increasing the development potential, 
improving the public realm and supporting a wide range of uses of the area is 
welcomed.  
 
The planning for Braddon should form part of an overall City Centre master plan and 
be linked to a comprehensive Public Transport plan that includes a high level of 
daytime connection from this area to the rest of the City Centre.  
 

recommends the work done on the Braddon Area and the comments 
received be used to inform consideration of the role of Braddon in an overall master 
plan for the City Centre, as well as modifications to local planning controls for the 
area. 
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Braddon Planning Study 
List of Submissions 
 
 
No.  Organisation    Person 
 
1 Roads ACT    Karl Cloos 
 

2 Individual      
 

3    
 

4 Individual     
 

5 ACTPLA Leasing   Dulce Landers 
 

6 TAMS Environment protection  Helen McKeown 
 

7 ACTEW sewer & water   Des Allen 
 

8 Individual     
 

9    
 

10 Individual     
 

11       
 

12    
 

13       
 

14       
 

15       
 

16     
 

17    
 

18 Individual     
 

19 Individual   
 

20    
 

21 Individual   
 

22 Individual   
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1

Fiona, Ruth

From: Cloos, Karl
Sent: Friday, 16 November 2007 11:21 AM
To: Gell, Chris
Cc:
Subject: RE: The Braddon Commercial Area Planning Study - Draft Report 

Chris 
 
Thank you for the message regarding the seeking of comments on the above report. 
 
Unfortunately due to lack of resources and higher priorities I will not be providing comments to the report. 
 
Regards 
 
Karl Cloos 
Manager Asset Management Planning  
Roads ACT 
Office of Transport 

 
 
_____________________________________________  
From:  Gell, Chris   
Sent: Thursday, 15 November 2007 11:48 AM 
To:  

 
 

 
 

 

Subject: The Braddon Commercial Area Planning Study - Draft Report  
 
 
The Draft Braddon Commercial Area Planning Study was released for public comment yesterday by the Minister for 
Planning.  
The study proposes changes to the building controls aimed at increasing the incentive for redevelopment, while 
retaining and enhancing the area's character and mix of uses.  
 
The period for comment will close on 17 December 2007. It is intended to incorporate the changes to the building 
controls (as detailed at Appendix E in the study) into the new Territory Plan, prior to it's release in early 2008. This will
be subject to comments received during the consultation period. 
 
Your comments regarding the study and proposed changes to the building controls will be valuable.  
 
Please email any comments either directly to myself or to actpla.feedback@act.gov.au ; or  
� post to Urban Design, ACT Planning and Land Authority, GPO Box 1908, Canberra ACT 2602; or 
� hand-deliver to the Authority’s Dickson Customer Service centre at 16 Challis Street, Dickson;  
 
Below is a link to the study, available on the ACT Planning and Land Authority's website 

Braddon Commercial Area Planning Study Draft Report (PDF 1.1Mb) 
<http://www.actpla.act.gov.au/__data/assets/pdf_file/0019/6715/Braddon_Commercial_Area_Planning_Stu
dy.pdf>  
 
Thank you. 
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Chris Gell 
 

Urban Design 
ACT Planning and Land Authority 
p: 6207 2642 
e: chris.gell@act.gov.au 
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Fiona, Ruth

From: Baxter, Rod
Sent: Thursday, 29 November 2007 4:25 PM
To: Gell, Chris
Subject: FW: Braddon Proposal [SEC=UNOFFICIAL]

Can you look at this one please Chris? 
  
Thanks 
  
Rod 
-----Original Message----- 
From: Hart, David On Behalf Of ACTPLA Feedback 
Sent: Thursday, 29 November 2007 2:52 PM 
To: Baxter, Rod 
Subject: FW: Braddon Proposal [SEC=UNOFFICIAL] 

Rod 
  
The below feedback has been provided in relation to the Braddon Plan, for your information and action as required. 
  
Thank you 
  

David Hart  
Customer Feedback Unit  
ACT Planning and Land Authority  
Phone 62072035  
E-mail david.hart@act.gov.au  

  
  
  
  
-----Original Message----- 
From:  
Sent: Thursday, 29 November 2007 1:37 PM 
To: ACTPLA Feedback 
Subject: Braddon Proposal [SEC=UNOFFICIAL] 

I would like to comment on the redevelopment of Braddon.   
  
I have read through the submission and fully support it.  If it does go ahead, I would 
like to open up a business in that area.  
  
There was mention of the old Telstra exchange building.  What is currently being 
done with it?   
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Fiona, Ruth

From: Lander, Dulce
Sent: Friday, 30 November 2007 12:50 PM
To: Gell, Chris
Subject: RE: The Braddon Commercial Area Planning Study - Draft Report 

Chris 
 
Looks good, no comments. 
 
Dulce 
 
Dulce Lander | Principal Officer | Leasing Section | Development Services Branch| ACT Planning & Land Authority |  
Ph:   (02) 6207 2112 | Fax: (02) 6207 1862 |  email:  dulce.lander @act.gov.au <mailto:dulce.lander@act.gov.au> 
 
 

 -----Original Message----- 
From:  Gell, Chris   
Sent: Thursday, 15 November 2007 11:48 AM 
To: 

 

 
 
 

 
Subject: The Braddon Commercial Area Planning Study - Draft Report  
 
 
The Draft Braddon Commercial Area Planning Study was released for public comment yesterday by the Minister 
for Planning.  
The study proposes changes to the building controls aimed at increasing the incentive for redevelopment, while 
retaining and enhancing the area's character and mix of uses.  
 
The period for comment will close on 17 December 2007. It is intended to incorporate the changes to the building 
controls (as detailed at Appendix E in the study) into the new Territory Plan, prior to it's release in early 2008. This 
will be subject to comments received during the consultation period. 
 
Your comments regarding the study and proposed changes to the building controls will be valuable.  
 
Please email any comments either directly to myself or to actpla.feedback@act.gov.au ; or  
� post to Urban Design, ACT Planning and Land Authority, GPO Box 1908, Canberra ACT 2602; or 
� hand-deliver to the Authority’s Dickson Customer Service centre at 16 Challis Street, Dickson;  
 
Below is a link to the study, available on the ACT Planning and Land Authority's website 

Braddon Commercial Area Planning Study Draft Report (PDF 1.1Mb) 
<http://www.actpla.act.gov.au/__data/assets/pdf_file/0019/6715/Braddon_Commercial_Area_Planning_
Study.pdf>  
 
Thank you. 
 
 
Chris Gell 
 

Urban Design 
ACT Planning and Land Authority 
p: 6207 2642 
e: chris.gell@act.gov.au 
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Fiona, Ruth

From: Brooks, Doug
Sent: Wednesday, 12 December 2007 8:39 AM
To: Gell, Chris
Subject: FW: Braddon Commercial Area Planning Study

Log into consultation schedule 
 
Doug Brooks 
Urban Design Section 
Planning Services Branch 
ACT Planning and Land Authority 
 
P: 02 6207 1817 
F: 02 6207 5513 
E: Doug Brooks@act.gov.au  
 
 -----Original Message----- 
From:  McKeown, Helen   
Sent: Tuesday, 11 December 2007 11:02 AM 
To: Brooks, Doug 
Subject: Braddon Commercial Area Planning Study 
 
Doug 
 
The Environment Protection Unit has reviewed the Planning Study for the Braddon Commercial Area and has no 
comment to provide.  Please note that we prefer to receive these documents prior to their release for public comment 
so any issues are addressed prior to the public seeing the documents 
 
 
 
Helen McKeown 
Conservator Liaison and Environment Coordination 
Environment and Recreation 
  
phone:  6207 2247  fax:  6207 2316 
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Fiona, Ruth

From:
Sent: Sunday, 16 December 2007 1:56 PM
To: ACTPLA Feedback
Subject: Braddon Commercial Area planning study feedback

Hello.  My name is  and i've lived in Canberra for 23 years.  I work in Braddon and will soon be 
buying a property in that area. 
 
I've read the Braddon Commercial Area planning study closely and found it very interesting.  The obvious implications 
of it are that it will be disasterous for parking in the area. Page 15 says 'Parking is a significant issue to address' but 
there is essentially nothing in the plan that addresses it, for the better.  there are definitely several things that are 
terrible for it. 
 
*    Page 21 says that 'New buildings will be built to the front boundary, removing the ability to park in front of 
buildings.' 
 
*    Redevelopment of the Braddon club would reduce one of the largest parking areas there. 
 
*    Worst of all the increased height restrictions obviously will massively increase traffic and parking demand in the 
area, at the same time as available parking will be reduced.  This is obviously madness.  Parking and traffic around 
Braddon is already terrible and I find it unimagineable that this report could have been written by people with much 
experience of it. 
 
I'm sure builders, developers and land owners will be very enthusiastic about it but this plan is an obvious disaster for 
all the normal people who will be living and working around there.  As one of them I strongly encourage that the 
proposals I have asterisks against, above, be rejected. 
 
Regards, 
 

 
Canberra 
 

Join Lavalife for free. What are you waiting for? 
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1

Fiona, Ruth

From: Hart, David on behalf of ACTPLA Feedback
Sent: Thursday, 20 December 2007 4:35 PM
To: Gell, Chris
Subject: FW: Braddon Commercial Area Planning Study - comments on [SEC=UNCLASSIFIED]

Chris 
  
Feedback on the Braddon Commercial Plan for your information 
  

David Hart  
Customer Feedback Unit  
ACT Planning and Land Authority  
Phone 62072035  
E-mail david.hart@act.gov.au  

-----Original Message----- 
From:  
Sent: Thursday, 20 December 2007 4:21 PM 
To: ACTPLA Feedback 
Subject: Braddon Commercial Area Planning Study - comments on [SEC=UNCLASSIFIED] 

To:  Urban Design, ACT Planning and Land Authority  

Att:  Chris  

Re:  Comments on Braddon Commercial Area Planning Study  

 

Thank you for the opportunity to comment on the Study.  

I am a long term owner/resident of Braddon (over 10 years) and live  - in the area covered by the 
Study.  I utilise many of the businesses in Braddon, particularly the cafe/restaurant areas on Lonsdale Street, and 
have developed a strong social network involving these places. 

Having read the study, I have also discussed the recommendations with a number of other users of the Braddon area 
within my diverse network, including cafe owners and potential owners, journalists, planners, business people, other 
residents, etc.  The common view appears to be that Braddon could use some development, however, it must be 
implemented very carefully so as not to destroy the vibrant and diverse character of the area. 

Further, redevelopment needs to be managed at a pace which allows develop to occur properly, not one determined 
by developers that may be interested primarily in commercial gain, more than other important, but less tangible, 
community and social values of Braddon - many of which the Study has picked up on, which I commend. 

In short I have two areas of comment: (1) the increase in storey limit and (2) how the success of any redevelopment 
will measured over time. 

1.  Increase of storey limit to >4 stories.  

I do not believe that the height limit can be increased from 2 to 4 stories across the majority of the Study area without 
significant negative impact on sunlight and sense of space, including the associated values of well-being, ambience 
and warmth. 

Further, the proposed setback for >2 stories is minimal and the overall effect will close in the streets of Braddon.  I am 
very concerned that what is currently a green, leafy and sunny place of vibrancies and gentle urban form will become 
transformed into a set of urban canyons, cold, shaded and without character.  
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