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1 Introduction 
The Dickson Centre, also referred to as the Dickson Group Centre, relates to the area of land bound by Antill St, Challis St, Cowper St and the 
“Dickson Drain” (Figure 1). Recent retail studies indicate that given the expected population growth in north Canberra, there will be a deficiency in 
supermarket space of 5,700m² in 2010 increasing to 8,100m² by 2017.  This suggests that north Canberra can support an additional 2-3 major 
supermarkets by 2017.   

This Discussion Paper provides an outline of the range of siting options available within the Dickson Centre for an additional full-line supermarket.  Its 
purpose is to identify the consequences of different sites and not to recommend a preferred option. 

1.1 Scope 
This Discussion Paper presents a ‘desk-top’ analysis of a range of siting options, based on field investigations and other research undertaken as part 
of the overall Dickson Centre Urban Planning Framework Review project.  It is not intended that the assessment of options considers the proposals 
to the extent necessary in response to detailed design of a supermarket.  Further detailed analysis of site layout, building design, and feasibility 
would be required after consideration of the broad options. 

1.2 Supermarket “Requirements” 
The construction of a ‘full-line’ supermarket to meet current industry standards would ideally have a gross floor area of approximately 4,000m2 
(selling area 3,000-3,500m2) and an overall site area of 5,000m2 to accommodate loading, service, waste facilities etc.  A generic plan for a full-line 
supermarket is shown at Figure 3.  A 4,000m2 GFA supermarket (defined as ‘shop’ under the Territory Plan), requires provision of 160 car parking 
spaces.   

In addition, development on any of the 3 public car parks identified as possible options in this report (named for the purposes of this report as the 
northern, southern and eastern car parks) would require replacement of existing parking, as each of the car parks is ‘designated’ as car parks under 
the Territory Plan and the applicable Development Code establishes criteria for new development to replace the parking spaces in addition to the 
parking generated by new development. 

The northern car park comprises 250 spaces over 7,867m2 site area, the southern car park 120 spaces over 5,282m2 site area and the eastern car 
park 100 spaces over 2,371m2 site area. 

A site (basement) of 5,000m2 can accommodate approximately 200 car spaces (however, allowing for inefficiencies in site dimensions, basement 
ramps, building pillars, services etc, it is more likely the parking yield would be in the order of 150 spaces.  On this basis a 4,000m2 supermarket on 
the northern car park, for example, would require provision of 410 car spaces (160 for the new development + 250 replacement spaces).  This 
excludes any speciality shops associated with the development. 
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Figure 1: Study Area 
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Figure 3: Generic Full–line Supermarket Layout 
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Figure 4: Existing Supermarket 
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2 Option 1 - Do Nothing 
This option assumes that no sites are released for a supermarket and the status quo remains (Figure 4). 

Although this discussion paper does not recommend options, it is considered that doing nothing is not an options. 

 

2.1 Assessment 
Advantages: 

 There is no disruption to the existing parking arrangements 
during construction  

Disadvantages: 

 Woolworths would continue overtrading  
 Community expectation of increasing competition and greater 

choice would not be achieved 
 Supermarket competition would not be increased 
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3 Option 1 – Creation of Central Plaza 
This option proposes a significant change to the core area of Dickson through the creation of a major central plaza.  To achieve this it would be 
necessary to relocate the existing Woolworths supermarket and existing McDonalds outlet onto the site currently used as the northern surface car 
park.  This relocation would allow for an expanded supermarket.  Existing car parking spaces would be replaced in a basement car park, as well as 
parking generated by the additional development.  Upon completion of these 2 facilities, the existing McDonalds and Woolworths buildings would be 
demolished.  This would allow creation of a major area of public open space establishing a ‘town square’ or ‘piazza’ of approximately 3,000m2 
(which is similar in size to Civic Square adjacent to the Legislative Assembly).  A new development site would be created including establishment of 
the central plaza and re-alignment of Dickson Place.  This site would create an opportunity for a second full –line supermarket of the same size as 
the relocated Woolworths supermarket.  This option enables the whole development site of (xxxm2) to be used for basement parking with both 
supermarket sites having the same access to the basement parking, accessed via travelators into the public realm (central plaza) and accommodating 
about 600 cars per level   The option could be implemented as 1 or 2 development sites.   

3.1 Assessment 
Advantages: 

 Creates visually and physically connected east-west route that is 
legible through the centre 

 Opportunity for a centrally located focal point that would link the two 
parts of the centre 

 Potential for high quality public realm 
 McDonalds relocated to a more visible site 
 Creates opportunities for  well located specialty shops within the 

central plaza 
 Creates 2 equal sized full-line supermarket sites  
 Capacity for a 580-600 space basement car park on single level – 

parking adequate to for replacement + additional supermarket and 
shops 

 Consumer and retail preference is for single level basement (after 
surface parking) 

 Parking would egress to public space not leased land 
 Considerable additional development potential because of capacity for 

additional second basement (residential, office, cinema etc) or 
alternatively potential to include a second basement to use as a 
“parking bank” if required.  Assuming 600 spaces on a second level 
about 450 residential units could be accommodated on-site (excluding 
any consideration of building heights or traffic impacts)   

 Open non-mall development 

 Woolworths would benefit from a new supermarket and would also 
bear the costs arising from loss of the main car park during 
construction 

 

Disadvantages: 

 Requires negotiation with Macquarie Countrywide + Woolworths and 
McDonalds 

 Would not be possible to market test value of sites 
 Most difficult option to implement 
 Cannot be achieved without negotiation with existing lessees 
 Longer implementation period than other options 
 Some visual impact on Antill Street  
 Service access to be resolved 
 Significant time delay in establishing the second supermarket 
 New building alignment potentially contrary to existing urban design 

character 
 Major capital works expenditure in re-aligning Dickson Place 
 Without an anchor development at the eastern end of the centre (eg, 

small supermarket such as Aldi) the smaller independent retailers could 
be disadvantaged as retail ‘weight’ shifts to the west 
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4 Option 2 – Northern car park 
This option proposes creation of a development site for a new supermarket on the site of the existing northern surface car park.  This site has a 
nominal area of 7,500m2 which could readily accommodate a full-line supermarket.  However, an area of land between the existing Woolworths 
supermarket and the new supermarket to allow for pedestrian movement and vehicular access would reduce the development site to approximately 
6,000m2.  In addition areas for basement access and landscaping around Antill Street and Badham Street would reduce to size of the site to 
approximately 5,000m2.  This results in a significant design challenge to site a supermarket without adverse visual impact at the gateway to the 
centre, and potentially prevents any additional specialty retailing from being established associated with the new supermarket. 

4.1 Assessment 
Advantages: 

 Easy to implement 

 Capacity to ‘sell’ site on-market with open competition – 
government preferred release technique 

 No negotiation with existing lessees required 

 Delivers 4000m2 supermarket (total supermarket space = 
approx 7000m2) 

 Two basements are required to meet parking generated and 
replace existing public parking 

 Open non-mall development possible 

 Some additional development capacity provided that third and 
possibly forth basements are constructed.  An additional 400 
spaces could be accommodated in additional two basements.  
Assuming 1.5 spaces per unit about 230 residential units could 
be constructed.  Feasibility of four basements has not been 
tested 

 

Disadvantages: 

 Capacity to include specialty shops is limited and potentially 
located in sub-optimal locations 

 Does not improve the public realm 

 2 basements (approx 200-250 per level) required for 
replacement + new retail space parking generation  

 Limited additional development potential with a third basement 
required for additional development on-site  

 Potential visual impact on Antill Street would have to be 
managed at detailed design stage 

 Public benefit is less than Option 1 but the public realm would 
be improved  

 The outcome would be two different sized supermarkets 
although both would be full-line supermarkets 

 Woolies potentially disadvantaged by having smaller 
supermarket 

 Major disruption to parking for the centre during the 
construction period 

 A Woolworths competitor would control the public parking area 
in the basement  

 Circulation around the site could be difficult  
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Figure 6: Option 2 (Northern Car Park) 
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5 Option 3 - Northern car park + Adjustment/Relocation to McDonalds 
This option is similar to Option 2 above.  In addition it proposes that the Government approach McDonalds to hand back the northern part of their 
site, which is not well related to the entry to the building or to its drive through area or that McDonalds be relocated to a new site closer to Antill 
Street. 

If the first of these approaches were implemented it would be possible to construct a full-line supermarket on the northern car park and enlarge the 
driveway near Woolworths to create a public focal point. 

If the second of these approaches were implemented in addition to the above it would be possible to provide a new site for McDonalds and sell the 
balance of the former McDonalds site on the market.  Woolworths could purchase the site to enlarge their supermarket if interested in doing so. The 
second approach assumes that the northern car park is large enough to accommodate the supermarket and a site for McDonalds, which has not been 
tested. 

5.1 Assessment 
Advantages: 
 Opportunity to reinforce existing pedestrian links creating a 

better physical connection  
 Opportunity to create a focal point along the existing pedestrian 

route – with some, if not complete visual connection between 
the east and western parts of the centre 

 Easy to implement 
 Capacity to ‘sell’ site on-market with open competition – 

government preferred release technique 
 No negotiation with existing lessees required 
 Delivers 4000m2 supermarket (total supermarket space = 

approx 7000m2) 
 Open non-mall development possible 
 Development potential as per previous option  

 

Disadvantages: 
 Capacity to include specialty shops is limited and potentially 

located in sub-optimal locations 
 2 basements (approx 200-250 per level) required for 

replacement + new retail space parking generation  
 Limited additional development potential with a third basement 

required for additional development on-site  
 Potential visual impact on Antill Street would have to be 

managed at detailed design stage 
 Public benefit is less than Option 1 but the public realm would 

be improved  
 The outcome would be two different sized supermarkets 

although both would be full-line supermarkets 
 Woolies potentially disadvantaged by the having smaller 

supermarket 
 Major disruption to parking for the centre during the 

construction period 
 A Woolworths competitor would control the public parking area 

in the basement  
 Circulation around the site could be difficult  
 Two basements may not be feasible where supermarkets are 

competing 
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6 Option 4 – Southern Car Park + Tradies Club Site 
This option proposes creation of a supermarket site through the redevelopment of the Tradies Club and the southern surface car park.  Existing car 
parking spaces would be replaced in a basement car park, as well as parking generated by the additional development.  This option enables the 
whole two sites (Tradies site and southern car park of 15,516m2) to be used for basement parking.  The option could be implemented as 1 or 2 
development sites. 

6.1 Assessment 
Advantages: 

 Large site with considerable development potential  

 Tradies are understood to be considering redevelopment of their 
site and a supermarket could be integrated into the 
development 

 Parking could be provided as part of the redevelopment of the 
site 

 Minimal disruption to existing traders 

 Activates the rear part of the retail core 

 

 

Disadvantages: 

 New supermarket remote from other core retail activity 
 Reliant on redevelopment of Tradies Club 
 Requires negotiation with Tradies Club 
 Difficult option to implement, especially if the Club is not 

interested in developing a supermarket  
 The timeframe of the Club may not be consistent with the 

Government’s timeframe 
 Cannot be achieved without negotiation with the Club 
 Service access to the site would have to be resolved 

 Existing surface parking would have to be replaced. 
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Figure 8: Option 3 (Southern Car Park and Tradies Club) 
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7 Option 6 – Eastern Car Park and Church Site 
This option proposes creation of a development site for a new supermarket on the site of the existing eastern surface car park.  The car park site has 
a nominal area of 2,371 and the church site is 1,837m2 resulting in an overall development site of 4,208m2.  Minor adjustments to the site could 
increase its area slightly.  This area could not accommodate a full-line supermarket to current industry standards but would facilitate a smaller 
supermarket with a ‘selling area’ of approximately 2,400m2 and GFA of up to 3,000m2.  This is a similar size to many existing supermarkets in group 
centres, including the existing Woolworth’s in Dickson.   

However, an area of land between the Library and new supermarket would be required to be retained as public open space as well as between the 
new supermarket and existing shops, to allow for pedestrian movement and vehicular access.  This would reduce the development site to 
approximately 3,000m2 or about 3,500m2 if the additional land referred to above was included.  In addition, areas for basement access and 
landscaping would reduce to size of the site to approximately 2,500m2 – 3,000m2.  This would result in a supermarket having a maximum GFA of 
about 1,500m2 – 2,000m2.  As such the site could not realistically be developed as a full-line supermarket.  Also the replacement of the existing 100 
car spaces plus provision of 60 spaces for the new development would result in the need for a 2-level basement. 

The development could not proceed without a suitable alternative site being located for the existing church. It is possible that land between the 
existing Pool and Antill Street would be sufficient to accommodate a new church. 

 

7.1 Assessment 
Advantages: 

 The main public car park is retained as surface parking which 
would benefit some smaller retailers and Woolworths 

 A supermarket at the eastern end would anchor this part of the 
centre and increase traffic  

 The site could be released to the market and does not require 
negotiation with lessees 

 Retail core activities are retained in the retail core 

 

Disadvantages: 

 Small scale retailers would not have direct access to surface 
parking  

 Opportunities to use surface parking for markets and other 
weekend activities in the future would be removed 

 The development site does not result in the development of a 
full-line supermarket and would not achieve the objective of 
increasing supermarket competition  

 Impact of loss of parking spaces during construction 

 Requires negotiation with church  
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Figure 9: Option 6 (Eastern Car Park & Church Site) 
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8 Option 7 – Supermarket West of Badham Street 
This Option considers the redevelopment of the existing Shell Services Station, KFC outlet and other specialty shops for a new supermarket.  All 
these existing facilities are on one block with a total site area of 7,191m2.  This option makes use of the existing Antill St service road for access to 
loading docks, basement car parks etc. 

It is likely that the site configuration would allow some additional specialty retailing to be accommodated on site in addition to the new supermarket. 

 

8.1 Assessment 
Advantages: 

 Relatively easy to implement – technical variation to the TP 

 Adequate site area to accommodate the supermarket and 
specialty shops 

 Increased supermarket space (+4000m2) 

 CUC return to government (assuming codification is not 
introduced in the interim) rather than return from land sale 

 Does not require replacement parking and therefore additional 
development potential on-site 

 Minimal parking disruption during construction 

 Basement parking for the supermarket could be accommodated 
on a single level 

 Additional development capacity based on second and 
subsequent basements 

 

Disadvantages: 

 The site is outside the retail core and any associated increase in 
customers to the centre would not benefit existing smaller 
traders 

 The principle of locating core retailing on the eastern side of 
Badham Street is not maintained creating pressure for additional 
core retailing in the service trades area 

 Increased pedestrian traffic across Badham Street would have 
adverse traffic impacts and conflict with traffic/pedestrians 

 There would be an adverse impact on smaller shops in core 
retail area 

 There would be no benefits to the public realm 

 It would potentially create two centres around separate 
basement parking 

 Assuming that the service station continues to operate It would 
be necessary to identify an alternative site and also to 
[potentially] agree to direct sale of the site 

 

 

 





DISCUSSION PAPER Dickson Centre – Supermarket Siting Options 08/12/09 

  19 

9 Other Options 

9.1 Other Sites 
There are a range of other potential supermarket siting options within the Dickson area that have not been assessed as part of this discussion paper.  
These are listed below, but have not been assessed: 

• Redevelopment of Caltex/Woolworth’s Service Station 

• South of Cape St 

• Former ACTTAB Site 

• West of Challis St 

• Eastern extension of Woolworths 

• Out of Centre 

These sites are either too small for a full-line supermarket, not within the retail core of the centre or the lessee is known not to be interested in 
developing a supermarket on their site. 

9.2 Smaller Supermarket 
It would also be possible to develop a smaller supermarket on the site of the Harris Scarfe shop at the eastern end of the centre.  During the centre 
study some discussions were held with the existing lessee regarding the possibility of leasing the site to an operator such as Aldi.  The lessee was 
interested in principle but has ongoing leasing commitments with Harris Scarfe. 

In order for this site to be suitable for an Aldi, the existing site would have to be amalgamated with unleased land.  The advantage of the re-use of 
this site it that it would generate no or minimal additional parking requirementgs. 
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10 Conclusions 
This paper has identified the advantages and disadvantages of several alternate sites for a full-line supermarket. The assessment has been at a 
general level and does not include financial feasibility or concept design aimed at resolving circulation, access or other issues. 

Each of the sites has advantages and disadvantages and there are likely to be different returns from the options. 

 

Purdon Associates 
8 December 2009 




