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Issues Paper for the ACT Planning Review 
This Issues Paper will identify the issues relating to the planning policy framework in the 
Australian Capital Territory (ACT). The Issues Paper is intended to be a resource for the Territory Plan 
Review Team and other interested parties as they respond to the need for planning reform.  

The Issues Paper contains:  

• A brief overview of the current planning policy framework the ACT;  
• A thematic summary of key issues identified through community engagement, practical 

implementation, a jurisdictional review and lessons learned from the previous planning 
review process. 

• Implications and relevant reform ideas for the Territory Plan. 

What is the planning policy framework?  

In the context of this Issues Paper, the planning policy framework is the Territory Plan and Planning 
and Development Act 2007. The Territory Plan is the key statutory planning document in the ACT 
that new development on Territory land must be assessed against. It provides the policy framework 
for the administration of planning in the ACT. 

1.1 ACT Planning Review Objectives 

The objective of the review is to:  

• deliver a clear, easy to use planning system that delivers improved spatial and built 
outcomes across the Territory.  

1.2 ACT Planning Review Background 

The ACT Planning Strategy (2018) provides the overarching strategic policy direction for planning and 
development across the Territory. It is intended that these strategic directions as well as planning 
controls are reflected and contained within the Territory Plan. The Territory Plan is the key statutory 
planning document in the ACT.  

The Territory Plan is prepared and administered by the ACT Planning and Land Authority as required 
by Section 12 (1) (a) of the Planning and Development Act 2007 (the Act) and in accordance with 
Chapter 5. The Act outlines the object, format, content and review processes of the Territory Plan. In 
accordance with the Act, the Territory Plan must contain, among other things, a statement of 
strategic directions which: 

• contains broad strategic principles to guide long term planning for the ACT 
• guides the preparation and making of variations to the Territory Plan 
• guides environmental impact statements, planning reports and strategic environmental 

assessments 

This statement is derived from the ACT Planning Strategy and informs the development of rules and 
criteria for the Territory Plan's development codes. 

The purpose of the Territory Plan is to manage land use change and development in a manner 
consistent with strategic directions set by the ACT Government. It must not be inconsistent with the 
National Capital Plan. 
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The Territory Plan includes a statement of strategic directions, a map (the Territory Plan Map) which 
sets out zones and precincts in the ACT, objectives and development tables applying to each zone, 
and a series of general, development and precinct codes. It also includes structure plans and concept 
plans for the development of future urban areas. 

The Act requires the Planning and Land Authority to consider at least once every five years whether 
the Territory Plan should be reviewed. The last review of the Territory Plan was completed ten years 
ago.  

Section 102(3) of the Act requires the Planning and Land Authority to prepare a notice of its decision 
to review the Territory Plan. On 29 March 2018 the Planning and Land Authority signed 
Notifiable Instrument NI2018-167 Planning and Development (Review of Territory Plan) Notice 2018. 
In this instrument the Planning and Land Authority determined that:  

 “… the territory plan should be reviewed, taking into account the matters listed in section 
102(2) of the Act.” 

and 

“In considering these matters, including section 102(2)(f), I am not satisfied that the territory 
plan meets current community and building industry expectations. In particular, I conclude 
that there is potential for the territory plan to be more easily understood and more 
outcomes-based.” 

Concerns have also been raised in the past regarding the complexity of the Territory Plan and the 
planning system in the ACT.  

In January 2019 the Environment Planning and Sustainable Development Directorate (EPSDD) 
formally began a two year review process. The review of the Territory Plan will aim to address this 
concern to make sure it continues to be a contemporary, best practice planning system with a plan 
that sets clear guidance and is easy to read and understand. 

1.3 How the Issues Paper has been developed 

The Territory Plan Review team: 

• Engaged consultants to undertake a jurisdictional review and to provide specialist advice in 
respect to other national and international planning systems 

• Reviewed previous outcomes of the 2008 review 
• Reviewed and undertook a thematic analysis of previous community engagement 

undertaken by EPSDD on a variety of projects including but not limited to the 
2012 ACT Planning Strategy, the 2016 Statement of Planning Intent, the 2018 ACT Planning 
Strategy, housing choi8ces project, various master plans and Territory Plan variations. 

• Reviewed and undertook a thematic analysis of Territory Plan Review specific community 
engagement. 

From these documents, the most commonly identified issues associated with the current planning 
framework have been extracted. Qualitative research methods were used as these are strong tools 
that enable the team to ask the questions that are central to the disciplines of planning. That is, how 
people make sense of the world and address the objective dimensions of human action and 
interaction. The qualitative research methods used here have provided the ability to:  

• Explore the understanding of the problem and opportunities from the participants own 
perspective and expertise; 
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1.3.2  Review and analysis of previous outcomes of the 2008 review 
The ACT Planning Review Team undertook a systematic literature review of documents associated 
with the 2008 Territory Plan review. This involved a comprehensive, rigorous and well-defined 
evaluation of all documents using a meta-synthesis approach1. This technique was used as it can 
integrate, evaluate and interpret findings of multiple reports, engagements and qualitative research 
studies. 

The results were thematically analysed by hand and key issues emerged. Content analysis was used 
to generate a matrix of points from these key issues, which were then grouped into themes. 

1.3.3  Review and analysis of previous community engagement (2012-2019)  
Over the past 7 years the ACT Government has undertaken a large amount of community 
engagement for a range of projects, including but not limited to the 2012 ACT Planning Strategy, the 
2016 Statement of Planning Intent, the 2018 ACT Planning Strategy, various master plans and 
territory plan variations2  

The ACT Planning Review Team analysed consultation from the last seven years. This involved 
collating existing engagement reports and evaluating them using a meta-synthesis approach. The 
results were thematically analysed by hand and Sub-Issues emerged. Content analysis was used to 
generate a matrix of these sub-issues, which were then organised into Grouped Issues and then 
organised into Key Themes. 

  

 
1 Evaluating and interpreting findings from multiple using sources and identifying patterns to draw conclusions 
2 A full list of projects can be found at Appendix XXXXX 
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2.0 Thematic Analysis 

2.1 Analysis of previous community engagement (2012-2019) 
Over the past seven years the ACT Government has undertaken a large amount of community 
engagement for a range of planning-based projects including but not limited to the Ministerial 
Statement of Planning Intent and the ACT Planning Strategy (2018). The review team collated and 
thematically analysed this wealth of engagement and identified six key themes that would influence 
the ACT Planning Review: 

• Implementation of the 2018 Planning Strategy 
• Increase confidence 
• Outcomes Focused 
• Reduce complexity 
• Increase clarity 
• Be responsive 

Each key theme represented is a collation of grouped issues and sub-issues. Some grouped and sub 
issues cut across and influence more than one key theme. 

Implementation of the ACT Planning Strategy 2018 
The ACT Planning Strategy 2018 recognises that many of the actions it identifies rely on 
implementation through the government’s key statutory planning document, the Territory Plan. This 
was confirmed through the thematic analysis which identified a series of grouped issues and 
additional sub issues that relate directly to implementing the 2018 Planning Strategy through the 
planning systems review: 

• Compact and efficient city 
o Age in place 
o Change to zoning  
o Housing choice 
o Policy Implementation 
o Increased Density 
o Transport and land-use planning 
o City Diversity 
o Character 

• Diverse Canberra 
o Environmental sustainability and 

climate change 
o Recreational values 

o Liveability 
o Social and Demographic diversity 

• Liveable Canberra 
o Healthy City 
o Diversity 
o High quality design 
o Ease of movement 

• Sustainability and Resilience 
o Sustainable city 
o Ease of movement 

• District Planning Approach 
o District 

The ACT Planning Strategy (2018) identifies that urban spread will be limited and up to 70% of new 
housing growth catered for through increased density in appropriate places within our existing 
urban footprint.3 Achieving this will lead to an increase in density and facilitate housing choice to 
allow for communities to age in place. Further, developing a compact and efficient city will facilitate 
other government policy objectives including the ACT Climate Change Strategy 2019-2025 and 
Moving Canberra 2019-2045: Integrated Transport Strategy (Draft).  

 
3 ACT Planning Strategy (2018) 
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Increase confidence 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to the need to increase confidence in the planning system: 

• Consistency 
o Consistent approach to 

implementation 
o Compliance 
o Remove anomalies 

• Implementation 
o Compliance 
o Cross agency/government 
o Appeal rights 
o Communication 
o Policy implementation 

• General codes 
• Strategic Environmental Assessment 

• Enforcement 
o Enforcement of conditions 
o Cross agency/government 

• Decision Review 
o Appeals 
o Communication 

• Ongoing engagement in the planning 
system 
o Inform 
o Consult 
o Involve 
o Collaborate 
o Empower

Good planning delivers confidence, building trust in the system and encouraging investment.4 
Analysis of community engagement has revealed that while there is broad support for the 
government’s planning policies, people are less confident about the translation of these policies into 
good planning outcomes. A clear land use plan, that is developed with appropriate stakeholder 
input, is consistent with the strategic planning intent and which is consistent in both its 
implementation and enforcement provides the community, the development and construction 
industry and the professionals implementing the system a degree of certainty and confidence.5 

Outcome focused 
The thematic analysis identified and confirmed the desire for an outcome focused planning system: 

• Flexibility in the assessment process 
o Creativity and flair 
o Protection of values 
o Certainty for assessment officers 

• Requirements in the planning system 
o Certainty 
o Flexibility 
o Simplicity 
o Outcomes focused 

• Improved design quality 
o Quality 
o Incentive 
o Outcomes 

o Flexibility 
o Innovation 
o Tools 

• Policy – Amenity 
o Strategic directions 
o Quality design 
o Open space 
o Character and heritage 
o Community and diversity 

• Intent 
o The plan does what it is intended to 

do 

A good outcomes focused planning system is one that incorporates high quality, transparent and 
efficient planning practices while being responsive and equitable. Further, it promotes and provides 

 
4 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 23 
September 2019. 
5 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
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certainty around implementing planned strategic outcomes. 6 Consultation for the Minister’s 
Statement of Planning Intent (2015), and confirmed by public statements from the ACT Planning and 
Land Authority and the thematic analysis, have identified that the community and industry are 
seeking a more performance-based and outcome-driven planning system.7 

Reduce complexity 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to reducing the complexity of the planning system:  

• Structure of the Territory Plan 
o Simplicity 
o Flexibility 
o Creativity 
o Clarity 

• Planning Processes 
• Exempt Development 

 

 

• Definitions 
o Clear consistent definitions that are 

easy to interpret 
• Consistency 

o Consistent interpretations between 
governments, agencies and officers 

o Unambiguous language 
o Consistency between 

plans/rules/leases  

Increase clarity 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to implementing increasing clarity in the planning system: 

• Overlays 
• Statement of Strategic Directions 

o The role of the Statement of Strategic 
Directions 

• Zones 
o The role of Zones 

• Simplify 
o Clear, contemporary and consistent 
o Transparent and accountable 
o Communication 

 

The ACT Planning system, in its current form, is overly complex and is therefore difficult to use and 
to apply consistently. A common approach to basic planning controls for zoning, building height and 
density is required and inconsistencies in language and the structure need to be removed and 
simplified.  

Be responsive 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to improving the responsiveness of the planning system: 

• District based planning 
• New Technology 
• Policy 

o Residential 
• Innovation 
• Adaptability 
• Environmental and community changes 

 
6 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 23 
September 2019. 
7 Consultation Report, (2015) Minister’s Statement of Planning Intent 

• Policy change 
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The role of the planning system is, in part, to facilitate the implementation of the ACT Planning 
Strategy (2018) and other complementary government policies. Analysis of community engagement 
has revealed that there is broad community support for the Government to implement this. District 
level planning is seen as an opportunity to link the strategic outcomes identified in the planning 
strategy to the statutory requirements needed to approve development outcomes. It is anticipated 
that the future planning system will need to be responsive and flexible enough to meet the changing 
needs to the community yet able to provide certainty to encourage ongoing investment. 

2.2 Analysis of Jurisdictional review  
Advisian undertook a benchmark analysis of nine comparable national and international 
jurisdictions.8 This review (draft) shows that most jurisdictions have either established or are moving 
towards outcome focussed planning systems that encourage innovation and reward better planning 
and design outcomes. 

This benchmarking process identified a spectrum of potential approaches to planning systems (figure 
1). From left to right it shows where on the planning spectrum (from very regulated conformance-
based planning system (Regulatory) to a performance objective based system (Discretionary))9 
various jurisdictions lie. Figure 1 shows that the ACT currently has a highly regulated conformance 
based planning system. 

 
Figure 1: Spectrum of planning regulation 

Source: Advisian, 23 September 2019, Analysis of planning systems in other jurisdictions to inform the ACT Planning Review (DRAFT) 

  

 
8 Advisian, 2019, Analysis of planning systems in other jurisdictions to inform the ACT Planning Review Stage 2 
report - DRAFT 
9 A conformance based system is a heavily regulated one with specific rules identifying the scale and form of 
allowed development where as a performance based system allows for greater flexibility in achieving the 
desired planning outcomes 
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Figure 2: Relevant difference and observations  

Source: Advisian, 23 September 2019, Analysis of planning systems in other jurisdictions to inform the ACT Planning Review (DRAFT) 

Figure 2 highlights the relevant difference and observations between the respective benchmarked 
planning regimes. 

 

2.3 Analysis of the previous review of the planning system: 2004-2008 
The most recent comprehensive review of the ACT planning system was undertaken between 2004 
and 2008. The objective of this process was to investigate reforms that would “…create a 
contemporary planning and land administration system, processes and practices that will provide 
greater certainty, clarity and consistency, and which is flexible, timely, less repetitious and 
administratively manageable.” 

The reform process aimed to deliver a planning system that would achieve the following outcomes: 

• clarity of purpose and intent 
• timely decision-making 
• more certainty and consistency 
• provision for innovative urban design 
• contribution to the achievement of sustainability 
• recognition of the opportunity for planning to contribute to social equity 
• provision of appropriate opportunities for community engagement in the planning process 
• enhanced administration of the leasehold system so that it continues to contribute 

positively to the development of the Territory 
• an effectively functioning property market with clear rules to support economic 

opportunities and development 
• increased operational efficiency 
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Analysis of the Territory Plan and other associated planning instruments at the time highlighted that: 

• Strategic planning documents that impacted the overall development in the ACT were not 
being appropriately linked to the Territory Plan  

• There were multiple planning documents which decreased the clarity around planning 
requirements for developments 

• Lack of transparency and understanding of the role of structure and concept planning 
around development in urban release areas 

• The Territory Plan was difficult to understand when trying to determine which rules apply to 
a particular use and development 

• Length of time required for variations to the Territory Plan meant the document could not 
keep pace with changing needs of development in the ACT 

• Variations to the Territory Plan seen by the community as being developer driven rather 
than reflecting changes in land use policy or delivering on strategic directions  

• Other relevant whole of government policy documents were not reflected within the 
Territory Plan (or another single authoritative document) 

Specific issues were also identified in the development assessment system that highlighted that: 

• Development and building approval procedures were overly complex due to the number of 
rules and procedures and number of agencies involved. 

• Long length of time for development assessment particularly for simple developments 
• Delays from requiring involvement from multiple agencies during assessment process 
• Compliance measures failing to make sure completed buildings comply with the 

requirements of relevant approvals. 

To alleviate these issues the review recommended: 

• The introduction of a track system for assessment based on the Development Assessment 
Forum leading practice model 

• A streamlined application and assessment process that aimed to reduce the level of 
regulation and make the process more efficient. It proposed to do this by: 

o reducing development approval requirements for single residences in greenfield 
sites and small structures and replaced with validation check by a registered 
planning certifier 

o Reviewing planning rules to make the criteria as objective as possible to increase the 
number of compliant developments 

o Improve ease of use of development application forms  
• Improved processes of obtaining approval or comments from different government and 

private referral agencies 
• Strengthened compliance measures to make sure developments meet approval 

requirements  
• A modified notification and appeal process appropriately matching the complexity of the 

development assessment application to avoid unnecessary delays for simple applications 
while maintaining requirements for complex development applications 

• Opportunities to develop a standard method for community engagement in policy 
development 

It is clear that many of the issues raised in the 2004-2008 review remain contemporary with the 
current (2019-2020 review). 
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3.1 Implementation of the ACT Planning Strategy (2018) 
What do we mean? 

The rationale for land use planning is that it is a form of government intervention that can be used to 
achieve a range of strategic objectives such as the implementation of the ACT Planning Strategy 
(2018).10 The Territory Plan is the key planning tool that the ACT Government has to achieve this as 
its fundamental role is to implement government planning policy. The Act (s102) identifies that:  

“In deciding whether the territory plan should be reviewed, the planning and land authority 
must consider whether the territory plan 

…(e) promotes the planning strategy” 

In NI2018-167 the Planning and Land Authority identified that the review should take place after the 
planning strategy refresh (the ACT Planning Strategy 2018) and this, it is assumed, is so that the 
review can implement specific outcomes arising. 

Why is it important? 

The ACT Planning Strategy (2018) reflects and integrates the visions and direction of the community 
and other ACT Government Strategies including housing, transport and climate change. It was 
developed following extensive research, discussion with stakeholders and in consultation with the 
community. The purpose of the Territory Plan is to manage land use change and development in a 
manner consistent with strategic directions set by the ACT Government. The Territory Plan should, 
therefore, be reviewed and amended to reflect and implement the outcomes of the ACT Planning 
Strategy (2018). 

What are the implications? 

The Act requires the Territory Plan to promote the planning strategy and, in part this is delivered 
through the Statement of Strategic Directions. A key implication will therefore be to update the 
Statement of Strategic Directions. As the objectives for a zone are to be consistent with the 
Statement of Strategic Directions, each zone objective will also be reviewed and updated. 

Many of the identified actions for the ACT Planning Strategy are based on the opportunity for district 
level strategic and spatial planning approaches. The key aspects of a district that need to be 
considered in the planning process are:  

• local infrastructure,  
• housing diversity, 
• placemaking approaches, 
• access for people with disabilities or disadvantage, and  
• offset areas where appropriate.  

Strategic direction 3.3 is to integrate living infrastructure and sustainable design to make Canberra a 
resilient city within the landscape. Updated Territory Plan Policies will include consideration of: 

• Climate risk of major infrastructure projects, 
• Climate change adaptation objectives for new estates and subdivision guidelines, 
• Climate-wise building and estate guidelines, and 

 
10 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
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• Microclimate assessment requirements under the Living Infrastructure Plan and 
incorporating living infrastructure considerations. 

The focus of the planning review will be to reform the framework of the planning system and then to 
provide the scope to allow for the progressive updating of policies over time as resources and or 
new information become available. 

3.2 Increase Confidence 
What do we mean? 

The Territory Plan and the Act help to establish the conditions needed to protect and create 
attractive and efficient urban and rural environments by establishing a legal process that manages 
land use development within the ACT.11 These documents also provide a process for public 
participation, providing the opportunity for the community to express their views on the planning 
and development of Canberra. 

The new Territory Plan (post review) will instil confidence in industry as well as the community. 
Industry require confidence in the planning system to allow them to continue to invest (and to invest 
in good design outcomes) and the community require confidence in the planning system that the 
right development will occur in the right locations for the right reasons. 

Why is it important? 

Good planning delivers confidence encouraging both public and private sector investment in 
infrastructure, construction and property development.12 

A clear land use plan, that is developed with appropriate stakeholder input, and which sets out the 
rules governing future changes as well as the parameters for assessing particular developments, 
gives members of the community a degree of certainty in the system.13 This certainty provides a 
level of confidence in the planning system from the community, the development and construction 
industry and the professionals implementing the system on behalf of the Government. 

Previous community engagement has revealed that while there is broad support for the 
government’s current planning policies and vision for Canberra, people are less confident about the 
translation of these policies into good outcomes on the ground, in our buildings and public spaces. 
There is an expectation that the government will effectively implement the planning strategy and to 
achieve this requires a clear land use plan that instils confidence. 

What are the implications? 

No specific legislation requires Development Application conditions to be certified or checked on 
site. Further, building certifiers are not specifically trained in applying planning provisions. 
Therefore, amendments to the Act and training are required to confirm that planning requirements 
are met on site. 

 
11 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
12 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 
23 September 2019. 
13 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
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The general planning codes do not reflect current best practice and have inconsistent formatting, 
both within themselves, as well as other codes in the Territory Plan. The planning review will update 
general codes to reflect best practice and to have a consistent format. It will review and update 
policies in general codes to reflect contemporary practice. Where appropriate general codes will be 
reviewed for currency and possibly consolidated. 

The Act requires a Strategic Environmental Assessment (SEA) to be undertaken when the Territory 
Plan is reviewed. The SEA is to consider policy aspects of the review and not the structure or 
legislative change. 

3.3 Outcome-focussed 
What do we mean? 

Good planning requires high quality, transparent and efficient planning practices and systems. To 
achieve outcomes that advance the public interest a core element of the planning system is one that 
incorporates a performance-based system that is responsive, equitable, legible and provide certainty 
around planned outcomes and milestones.14 

The Minister’s Statement of Planning Intent (2015) identified a planning priority for the Territory was 
to ‘Deliver an outcome-focused planning system to reward design excellence and innovation’.  

The new Territory Plan (post review) will be focused on improved design outcomes with a more 
performance based approach rather than conformance. The plan will aim to prescribe the kind of 
development that is desired rather than prescribe what is not wanted. This shift should facilitate 
more mature, outcomes-based considerations of all relevant, potentially conflicting, risk factors and 
impacts when determining development applications.15 

Why is it important? 

The consultation for the Minister’s Statement of Planning Intent (2015) revealed that “many people 
thought the current planning system’s reliance on codes and regulations stifled innovation and did 
not result in the best urban outcomes. The community and industry are seeking a more performance-
based and outcome-driven planning system; in summary, more innovation, less regulation”.16 The 
general impression from this consultation is that the current prescriptive planning controls set in the 
Territory Plan are not achieving good building and design outcomes on the ground. 

The jurisdictional review and other reports show that this is borne out across Australia, and the 
studied international locations, with most jurisdictions either moving towards or with established 
outcome focussed planning systems. Such planning systems are focused on outcomes and 
performance, rather than being prescriptive and inflexible, enabling innovation, rewarding best 
practice and ensuring better planning and design outcomes. An outcome focused approach seeks to 
strike the balance between certainty and flexibility so there are potential benefits for all 
stakeholders.  

However, a wholly outcome focused approach may not be appropriate with a 2006 study finding 
that “jurisdictions that adopted performance-based planning subsequently abandoned it because of 

 
14 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 
23 September 2019. 
15 Victorian Auditor-General, March 2017, Managing Victoria’s Planning System for Land Use and Development 
16 Consultation (2015) Minister’s Statement of Planning Intent 
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the heavy administrative burden required, and where performance methods survived, they were 
typically hybridized with traditional zoning.”17 

What are the implications? 

To create a clearer and easier to use planning system, including DA lodgement, notification process 
and appeals system. 

To enable the planning system to better facilitate good development outcomes will require a rewrite 
of relevant sections of the Act and the creation of practice notes to give better guidance for 
development assessment 

An outcomes focused system will improve the consideration of design quality of buildings in the ACT 
and include the introduction of guidelines on good design. Amendments to the Act will confirm the 
role of the Design Review Panel and the consideration of their advice in the DA process. Improved 
policies are needed to better provide for the consideration of amenity, building height, solar access 
and open/green space in residential areas 

3.4 Reduce complexity 
What do we mean? 

A new Territory Plan (post review) that has a reduced level of complexity allowing for more efficient 
design and assessment. It will allow for experts and non-experts to better understand the planning 
system by providing an appropriate level of detail. It will make assessment of applications more 
effective by allowing for discretion in the system. A less complex system will lead to a focus on 
improved design outcomes. 

Why is it important? 

The ACT Planning system, in its current form, is overly complex and is difficult to use and apply 
consistently. As a result, it is difficult to meet the intent of planning policies and there is limited 
assurance that planning decisions deliver the net community benefit and sustainable outcomes that 
they should. 18 A common approach is required to basic planning controls for zoning, building height 
and density. The structure of the planning system, and the platforms through which it is provided to 
the public, are difficult to navigate. There is inconsistency in the use of language and the structure of 
the codes contained within the Territory Plan. The types of development that are exempt from 
development approval requires review. The current format of the exemptions within Schedule 1 of 
the Planning and Development Regulation 2008 are confusing and difficult to read. Conflicts can also 
arise between the planning requirements or allowances contained within some Crown Leases and 
the Territory Plan provisions and therefore also warrants consideration 

What are the implications? 

Amend the Act to remove track system for DA lodgement, to clarify what can be appealed and what 
can be taken into consideration, and to clarify consultation requirements. A revised structure of the 
Territory Plan will make it easier to use and understand. The (new) Territory Plan will include 

 
17 Douglas C. Baker, Neil G. Sipe, Brendan J. Gleeson, 2006, Performance-Based Planning: Perspectives from 
the United States, Australia, and New Zealand Journal of Planning Education and Research 

 
18 Victorian  Auditor-General, March 2017, Managing Victoria’s Planning System for Land Use and 
Development 
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improvements to the planning codes, development tables and Territory Plan definitions. Schedule 1 
of the Planning and Development Regulation 2008 is to be rewritten to make exemption 
requirements easier to read and to review to determine the type of development that is exempt 
from approval. The exemption provisions will aim to achieve an appropriate balance between 
exemption and the requirement for a development approval. Factsheets will be prepared to explain 
what development is exempt from development approval and what is not. 

The potential conflict between Clown lease and the Territory Plan provisions may be addressed 
through an amendment to the Act. The opportunity to amend the Act is to be investigated with the 
aim to achieve a better relationship between the development provisions within existing Clown 
leases and the requirements of the Territory Plan. 

3.5 Greater Clarity 
What do we mean? 

A planning system should be clear in its purpose and role at both a strategic and statutory level.  The 
ACT Planning System is currently based on defining areas through a land use zone.  The role and 
function of the land use zones, particularly those that allow ‘mixed use’, can cause confusion.  The 
way zone objectives describe character, and how the objectives are considered in the assessment of 
a development application, also requires clarification.  Provisions that are referred to frequently 
such as definitions, if not structured well, or do not reflect contemporary expression, can create 
unnecessary confusion. 

Why is it important? 

Elements of the current Territory Plan require better explanation to improve understanding.  
Greater clarity is required for the purpose and role of the Territory Plan overlays, the statement of 
strategic directions and the ACT Planning Strategy.  The structure of the Territory Plan definitions, 
with the use of umbrella terms and sub-categories, creates unnecessary confusion.  In addition, 
some definitions require updating to reflect contemporary practice.  The role of land use zones also 
needs to be clarified as their purpose and the uses permitted in them is confusing.  Despite covering 
character, Zone objectives are not consistently used in the assessment of character for development 
applications 

What are the implications? 

Amend the Act to provide a clearer statutory link between Planning Strategy and Territory Plan.  
Amend the Statement of Strategic Directions to reflect the Planning Strategy.  Provide clarity 
regarding the purpose of Territory Plan overlays.  Review the number of zones and rewrite the zone 
objectives.  Provide clarity around the zone objectives and their function.  Update Territory Plan 
definitions so that they are clearer and easier to understand and use and reflect contemporary 
practice. 
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3.6  Be Responsive 
What do we mean? 

The new Territory Plan will facilitate the implementation of the ACT Planning Strategy (2018) 
directions.  The Strategy’s vision is: 

“…to be a sustainable, competitive and equitable City that respects Canberra as a city in the 
landscape and the National Capital, while being responsive to the future and resilient to change.” 

District level planning provides an opportunity to illustrate the link between the strategic outcomes 
and the statutory requirements. The new planning system will be able to efficiently respond to, 
consider and where appropriate facilitate policy change. 

Why is it important? 

Character and area specific requirements are not currently well considered by the assessment 
process.  Community engagement has indicated that slight increases in dwelling density would be 
supported if development is appropriate to the area.  Community engagement and feedback has 
also raised issues with residential policies including that the recommendations from the Housing 
Choices project are not yet implemented.  The current Estate Development Code does not provide 
sufficient guidance for infill estate development and do not reflect the requirements of governments 
entities and policies in the code well.  The new Territory Plan should better reflect the Aboriginal and 
Torres Strait Islander cultural considerations beyond the brief reference in the Statement of 
Strategic Directions. 

What are the implications? 

Define district level planning provisions in district codes that are applied at a district level.  Amend 
Planning and Development Act to include what needs to be considered when preparing a structure 
plan.  A revised Estate Development Code that reflects best practice and government policies as well 
as improved provisions for infill development.  Updated residential policies that reflect the 
aspirations of the community and industry including implementation of the recommendations from 
the Housing Choices project.  More appropriately incorporate Aboriginal and Torres Strait Islander 
culture considerations into the Territory Plan. 
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Always place people first – in the centres and in neighbourhoods including by providing diverse lifestyle choices for 
a wide demographic 
Need a proportion of affordable/public housing – and this should be addressed at a strategic level 

Policy Implementation Clear policy intent, vision, goals and objectives for what the ACT Government it is seeking to fulfil through planning 
policy and design for Canberra’s future 
Strong desire to see delivery of sustainable demonstration precincts, showcasing innovation in mixed-use 
development (for liveability/wellbeing/access benefits etc). 
Desire for the City Plan to establish a spatial and policy framework to manage future change in the city 
A change of the economic environment and reliance on revenue from greenfields land release would foster a more 
compact city 
There is a desire for more innovative and very high quality development (this includes the internal and the external 
environment of a building).   
The consideration of urban growth boundaries with higher targets for infill development would work in favour of 
urban infill. 
Decide what is really important and mandate that. Otherwise, allow flexibility for creative designers to come up 
with innovative outcomes 
Housing design quality such as living infrastructure with street trees and green open spaces for those living in 
higher densities 
Garden city, sustainable – mitigating + adapting to climate change 
With the increase expected in population, consider school, health and sporting facilities.   
Strong desire to see delivery of sustainable demonstration precincts, showcasing innovation in mixed-use 
development (for liveability/wellbeing/access benefits etc).  Sustainable demonstration precincts showcasing 
innovation for liveability / wellbeing / accessibility. Self sufficiency, sustainable living. Preference to encourage 
sustainable design principles.  Desire for future development to demonstrate sustainability 
Strong support for enhanced public domain/recreational space, landscaping and amenity, shade trees/seating, 
improving safety and security. 
Retain and enhance green spaces/parks 
Investment in the existing / new public places, quality streetscapes and green links. 

Increased Density A finer grain, more diverse development mix offering housing choice and affordability, more medium-density infill, 
more European-style ‘green’ housing and a good mix of other uses. 
Support for higher buildings in some areas to integrate residential development into centres.   
Mixed views about building heights, but all need to be of very high quality [please refer to “Outcomes” – high rise 
needs to be of very high quality].   
There are often mixed views about intensification but if it is “supported”, it comes with the proviso that any 
intensification/high rise should be of a high quality and have excellence in design outcomes 
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Compact communities should be rolled out across Canberra – particularly in the ‘middle suburbs’ – located 
between centres and the edge of the city – showcasing housing choice, high quality public spaces and good access 
to services 
Support for higher buildings in some areas to integrate residential development into centres.   
There is a desire for more innovative and very high quality development (this includes the internal and the external 
environment of a building).   
Qualified support for urban intensification 
Support for intensification with high quality urban design at town and group centres and transit ways 
Focus on urban renewal and intensification around major centres and transport corridors supported, and 
implementation of a rapid public transport network, priority for active travel and recognition of climate change 
mitigation/adaptation in urban planning/design 
Offer diverse housing options (socially and physically) – innovative communal living, micro living with shared 
amenities, planning for aging is a plan for everyone – terraces to detached dwellings.   
Housing design quality such as living infrastructure with street trees and green open spaces for those living in 
higher densities 
Ensure community facilities match increasing density and demographic.   

Transport and land use 
planning 

The need for an integrated public transport network is a key element for planning and growth 
Balance the needs of people walking, riding bicycles, using public transport and driving – including reducing conflict 
between modes and improving safety. 
Promote fine grain development and an active street frontage. 
Transport and movement networks - that facilitate a connected city, convenience and walking and cycling as 
healthy transport options 
General consensus that the public transport in Canberra was valued and needs to be the centre piece for further 
development of Canberra 
Safer access for walking/cycling – and for all age groups and abilities.   
Wider cycle on-road cycle lanes, dedicated (and segregated paths), bicycle parking facilities. 
Developing Canberra as Australia’s leading cycle city enhancing and widening the cycle network.   
Strategic pedestrian and way-finding movement networks and permeable re-development sites 
Permeability by foot/bike through centres and well connected to surrounding areas/other destinations 
Concerns raised about the potential for disruption to and increased demand for parking and increased 
noise/pollution levels and safety with redevelopment/new development. 
Ensure that transport is a “system” that focuses on the needs of all modes - walkers, cyclists, public transport and 
motorists.  The system needs to be well connected/linked and accessible.   
Rapid corridors that will be adopted into the Territory Plan as part of the new ACT Planning Strategy Transport for 
Canberra 
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Active communities where walking and cycling are the easy choice for local trips, with public transport options 
supported by Park and Ride and Bike and Ride facilities for quick cross-city travel 
Integrating transport and land use planning to develop urban environments that encourage walking and cycling 
Integrating transport and land use planning, particularly by investing in the Frequent Network and supportive 
infrastructure like Park and Ride, transitways and information systems 
Create an urban form that encourages active travel  
Support for intenstification with high quality urban design at town and group centres and transit ways 
Focus on urban renewal and intensification around major centres and transport corridors supported, and 
implementation of a rapid public transport network, priority for active travel and recognition of climate change 
mitigation/adaptation in urban planning/design 
Strong neighbourhoods and social connections – that underpin the urban structure and are pivotal to the livability 
of the city - but are currently disconnected physically from each other 
If planning incorporates considerations for people with mobility issues (eg people with a disability, seniors, families 
with prams etc), this will help to make all neighbourhoods accessible/walkable 
“Place people first in planning and transport” 
Balance the needs of people walking, riding bicycles, using public transport and driving – including reducing conflict 
between modes and improving safety. 
The focus should be on people and urban activity in centres.  Strategies that lead to improved health and 
wellbeing. 

City Diversity Promote fine grain development and an active street frontage. 
Compact communities should be rolled out across Canberra – particularly in the ‘middle suburbs’ – located 
between centres and the edge of the city – showcasing housing choice, high quality public spaces and good access 
to services 
Provide variety and interest where there are active frontages which will keep streets vibrant. Enable business 
opportunities. 
Create lively, diverse residential neighbourhoods of mixed-used medium density buildings supported by strong 
public realm. 
Locate a mix of aged care, childcare and student facilities to ensure good demographic mix 
Generally there is a preference for socially inclusive; diverse urban settings 
Ensure housing diversity/lifestyle options to attract and support a range of tenant/household types and income 
levels (and consideration of affordability).   
Offer diverse housing options (socially and physically) – innovative communal living, micro living with shared 
amenities, planning for aging is a plan for everyone – terraces to detached dwellings.   
Make places that are socially and physically diverse, attracting and retaining a mix of family types into various built 
forms (eg terraces to detached dwellings).   
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Provide a range of housing and lifestyle options to encourage a diverse demographic. Support for a city of more 
diverse communities and neighbourhoods 
Mixed use development, and affordable and varied dwelling options that support an increased population and 
diverse demographic. 
Always place people first – in the centres and in neighbourhoods including by providing diverse lifestyle choices for 
a wide demographic 
Need a proportion of affordable/public housing – and this should be addressed at a strategic level 
If planning incorporates considerations for people with mobility issues (eg people with a disability, seniors, families 
with prams etc), this will help to make all neighbourhoods accessible/walkable 
With the increase expected in population, consider school, health and sporting facilities.   
Foster community life, areas for entertainment and recreation 
More facilities and community events to increase vibrancy, cultural and social cohesion and inclusiveness 
Provide cultural institutions and recreational facilities to support residential and mixed-use development in the city 
and service the wider Canberra City. 
Create lively diverse residential neighbourhoods of mixed-use medium density buildings supported by strong public 
realm 
Development and precincts need to be family and community friendly – offering a sense of community.   
As the cosmopolitan focus of Canberra with activity to boost public life 

Character/Heritage Unique character of villages/precincts/centres 
Value cultural and Aboriginal heritage 
Retain the character and community values.   
Retain, consider/respect heritage (Aboriginal, environment, since settlement, Griffin’s Plan, Bush Capital/Garden 
City 

Diverse 
Canberra 

Environmental 
Sustainability/Climate 
Change 

Public place improvements (eg more shade trees, upgrade seating, pavement, lighting/security and landscaping, art 
works) 
Support for returning concrete drains to a more natural state (eg Sullivan’s Creek, Mawson) and creating wetlands 
and for enhancing their recreational value. 
Luscious landscaping and planting that is resilient, encourages local for a/fauna to flourish, provides appropriate 
such/shade.   
Protect community assets (eg river corridors) – both for their environmental and community recreation value.   
Open space and trees (particularly the mature trees) are highly valued.   

Recreational Values Also value the quietness, environment (including rivers/lakes etc).   
Wood and grass lands / green corridors and similar types of open spaces are valued by walkers, cyclists, horse 
riders etc.   
Ovals and open/green spaces are highly valued - retain these spaces and enhance with more recreational facilities 
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Protect community assets (eg river corridors) – both for their environmental and community recreation value.   
Strategic pedestrian and way-finding movement networks and permeable re-development sites 
Create a walkable city as the centre of Canberra and the region 
People orientated, walkable streets with easy way finding and interesting destinations along the way 
People-friendly streets and priority for walking and cycling 

Livability To leverage a Canberra lifestyle and urban culture that will boost competitiveness, encourage economic growth 
and secure community benefits and choice.  
Perceptions of safety at bus interchanges 
Create a walkable city as the centre of Canberra and the region 
People orientated, walkable streets with easy way finding and interesting destinations along the way 
People-friendly streets and priority for walking and cycling 
Getting people out of cars and encouraging active travel (walking and cycling) will make spaces more people 
friendly 

Social and demographic 
diversity 

Need a proportion of affordable/public housing – and this should be addressed at a strategic level. 
Strong neighbourhoods and social connections – that underpin the urban structure and are pivotal to the livability 
of the city - but are currently disconnected physically from each other 
Getting people out of cars and encouraging active travel (walking and cycling) will make spaces more people 
friendly 
If planning incorporates considerations for people with mobility issues (eg people with a disability, seniors, families 
with prams etc), this will help to make all neighbourhoods accessible/walkable 

Liveable 
Canberra 

Healthy City Active communities where walking and cycling are the easy choice for local trips, with public transport options 
supported by Park and Ride and Bike and Ride facilities for quick cross-city travel 
Encouraging behaviour change, particularly for travel to school, to establish sustainable travel habits for life 
Speed management and traffic management measures to support more active streets 
Strong support for enhanced public domain/recreational space, landscaping and amenity, shade trees/seating, 
improving safety and security 
Retain and enhance green spaces/parks 
Protect community assets (eg river corridors) – both for their environmental and community recreation value.   
Also value the quietness, environment (including rivers/lakes etc).   
Wood and grass lands / green corridors and similar types of open spaces are valued by walkers, cyclists, horse 
riders etc.   
Ovals and open/green spaces are highly valued, - retain these spaces and enhance with more recreational facilities 

Diversity Access to affordable housing and housing choice a key issue 
Support for a city of more diverse communities and neighbourhoods. 
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Create lively, diverse residential neighbourhoods of mixed-used medium density buildings supported by strong 
public realm. 
Foster community life, areas for entertainment and recreation 
More facilities and community events to increase vibrancy, cultural and social cohesion and inclusiveness. 
Locate a mix of aged care, childcare and student facilities to ensure good demographic mix 
Strong support for enhanced public domain/recreational space, landscaping and amenity, shade trees/seating, 
improving safety and security 
Ensure community facilities match increasing density and demographic.   
With the increase expected in population, consider school, health and sporting facilities.   

High Quality Design Decide what is really important and mandate that. Otherwise, allow flexibility for creative designers to come up 
with innovative outcomes 
Housing design quality such as living infrastructure with street trees and green open spaces for those living in 
higher densities 
Strong support for enhanced public domain/recreational space, landscaping and amenity, shade trees/seating, 
improving safety and security 
Luscious landscaping and planting that is resilient, encourages local flora/fauna to flourish, provides appropriate 
such/shade.   
District based plans - one size does not fit all. 
Need district plans to implement the city’s strategy plan + create place-based planning and design 
Changes to the Territory Plan codes and zones to carefully locate development in suitable areas 
Strong support for city enhancement to give Canberra’s city a clear identity – want change to happen in a context 
that preserves the essence of Canberra 
Retain the character and community values.   
Introduce precinct plans and urban design guidelines and integrate planning. 
Also – don’t let other areas of Canberra suffer when working on one precinct/centre/transport infrastructure. 
Ensure character of a neighbourhood/centre is considered/respected (this includes heritage aspects as well as the 
more modern “boutique” styles). High density should be in character with the area 
Defining the implementation strategies and risks require particular attention. 
The timeframes for implementation is critical – short term actions ‘on the ground’ can be key to success and as a 
strategic tool.   

Sustainable City Garden city, sustainable – mitigating + adapting to climate change 
Plan and design a city centre based on principles of sustainability and healthy living with a well-linked public 
transport system 
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The precinct plan should demonstrate how it contributes to conservation of resources through consideration of 
whole-of-life impacts on the environment; minimising the use of materials that deplete natural resources or create 
toxic pollution in their manufacture or disposal; and specifying locally available materials where possible 
Use triple bottom line approach – with equal consideration.   
Strong desire to see delivery of sustainable demonstration precincts, showcasing innovation in mixed-use 
development (for liveability/wellbeing/access benefits etc).   
Sustainable demonstration precincts showcasing innovation for liveability / wellbeing / accessibility.  
Self sufficiency, sustainable living.  
Preference to encourage sustainable design principles.   
Desire for future development to demonstrate sustainability 
Retain and enhance green spaces/parks 
Organically designed landscaping and water sensitive urban design 
Investment in the existing / new public places, quality streetscapes and green links. 
Choose trees/plants wisely (for pests/diseases, tolerant of our climate etc).   
Support for returning concrete drains to a more natural state (eg Sullivans Creek, Mawson) and creating wetlands 
and for enhancing their recreational value. 
Luscious landscaping and planting that is resilient, encourages local flora/fauna to flourish, provides appropriate 
such/shade.   
Protect community assets (eg river corridors) – both for their environmental and community recreation value.   
Open space and trees (particularly the mature trees) are highly valued 
Wood and grass lands / green corridors and similar types of open spaces are valued by walkers, cyclists, horse 
riders etc.   
Ovals and open/green spaces are highly valued, - retain these spaces and enhance with more recreational facilities 
New centres or “villages” (eg along Northbourne Ave) or any focus on upgrading/expanding existing centres 
(eg Curtin/Kippax) –consider any potential negative impacts on the viability of other nearby centres. 
Change the balance of travel towards low emission transport through mode shift to public transport, walking and 
cycling and providing associated infrastructure, programs, pricing, policy and promotion 

Ease of Movement Active communities where walking and cycling are the easy choice for local trips, with public transport options 
supported by Park and Ride and Bike and Ride facilities for quick cross-city travel 
Encouraging behaviour change, particularly for travel to school, to establish sustainable travel habits for life 
Speed management and traffic management measures to support more active streets 
A number of community, environmental and business organisations highlighted the environmental benefits of 
urban renewal and the positive sustainability that can be achieved through construction of new housing close to 
existing services and there may be opportunities for development if environmental values were protected 
Designing our transport system to support socio-economic growth. 
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Active communities where walking and cycling are the easy choice for local trips, with public transport options 
supported by Park and Ride and Bike and Ride facilities for quick cross-city travel 
Encouraging behaviour change, particularly for travel to school, to establish sustainable travel habits for life 
Speed management and traffic management measures to support more active streets 
A number of community, environmental and business organisations highlighted the environmental benefits of 
urban renewal and the positive sustainability that can be achieved through construction of new housing close to 
existing services and there may be opportunities for development if environmental values were protected 
Designing our transport system to support socio-economic growth. 
Change the balance of travel towards low emission transport through mode shift to public transport, walking and 
cycling and providing associated infrastructure, programs, pricing, policy and promotion 

District 
Planning 
Approach 

District Unique character of villages/precincts/centres 
Value cultural and Aboriginal heritage 
Retain the character and community values.   
Retain, consider/respect heritage (Aboriginal, environment, since settlement, Griffin’s Plan, Bush Capital/Garden 
City 
District based plans - one size does not fit all. 
Need district plans to implement the city’s strategy plan + create place-based planning and design 
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If there is an issue that is being raised with a proposal – can it be regulated and can it be enforced – and checked 
later 
Issue of enforcement - this fails the system 
Compliance/regulation 
Enforceability of conditions -> who assess DA conditions 
Identify gaps in approvals where certifiers are not required to assess compliance with certain conditions of 
approval 
How is ongoing use regulated? DAs, Lease (do we need leases - prescribing uses duplicates/confuses system), 
Territory Plan, all 3? 
There were concerns about a lack of enforcement of ACT legislation and regulations. 
Compliance – with plans and with construction 
Compliance action was requested on departures from development applications, for example, vegetation 
required as part of an approved application that is not planted.  

Cross 
Agency/government 

A cross-agency approach to implementation was requested to ensure good quality housing design, development 
applications, building construction and regulatory enforcement 
Heritage to be preserved – and must be treated as a truly equal partner in the process and not as just another 
stakeholder 
Show clear context and compliance with ACT Government and NCA policies, plans and legislation 
Concern over the lack of heritage protection guidelines in master plans.  Incorporate a planned management 
structure for ongoing management – (eg heritage, adaptive reuse etc 
Prime responsibility is to the public rather than the developer.   
Planning must take place in a transparent, whole-of-government manner – led by ACT Government and NCA 
Concern over a perceived lack of cross-government coordination (eg state rail/future light industrial uses, impact 
on river corridors etc 

Appeal rights Important provision regarding appeal rights but no clear decision how this is interpreted 
Communication Improved communication on the planning system with education and information sessions, fact sheets, etc, 

E.g. ‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
using plain English to communicate how rules, codes, etc work together. 
An easier way to communicate DA information, eg. using 3D models. 
‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
Many have expressed concerns about building heights – particularly in relation to privacy, solar access, wind 
tunnelling, view retention and impact on existing property values.  Also potential for these developments to 
impact on traffic, noise, demand for parking. 
Early and on-going involvement of the community to increase trust in the planning system and reduce third 
party appeals 
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They are a long term investment – not short term 
Concerns and confidence lacking in planning delivery/implementation – with many feeling that developments 
lack design quality. 
More details are required in the plan to give certainty for development 
Don’t rush decisions, set realistic timeframes, take time to invest the money to seek input from experts, offer 
rewards/awards and recognise/publicise developers who achieve planning/transport objectives. 
Minimise the duration of the construction phase, develop a traffic management plan in collaboration with the 
community, ensure adequate protection to existing residents to minimise loss of amenity and protect the 
community’s health and wellbeing and overall impacts on the community/environment 
Concerns and confidence lacking in planning delivery/implementation - with many developments lacking design 
quality. Sustainability, diversity and beneficial contributions to the wider precinct 

Policy Implementation A sense of urgency for ‘managed change’ 
They are a long term investment – not short term.   
More details are required in the plan to give certainty for development 
Show clear context and compliance with ACT Government and NCA policies, plans and legislation 
Concern over the lack of heritage protection guidelines in master plans.  Incorporate a planned management 
structure for ongoing management – (eg heritage, adaptive reuse etc) 
The timeframes for implementation is critical – short term actions ‘on the ground’ can be key to success and as a 
strategic tool.   
Don’t rush decisions, set realistic timeframes, take time to invest the money to seek input from experts, offer 
rewards/awards and recognise/publicise developers who achieve planning/transport objectives. 
Economic viability is essential.  Consider that work in town/group centres/villages etc does not adversely impact 
(economically) on other nearby centres 

General Codes  How is ongoing use regulated? DAs, Lease (do we need leases - prescribing uses duplicates/confuses system), 
Territory Plan, all 3? 
Density and building heights – need to get it right the first time.   
The community wants world class quality, unique, sustainable, offering diversity and beneficial contributions to 
the wider precinct 
More details are required in the plan to give certainty for development 
Show clear context and compliance with ACT Government and NCA policies, plans and legislation 

Strategic 
Environmental 
Assessment 

 Research other approaches/options 
Economic viability is essential.  Consider that work in town/group centres/villages etc does not adversely impact 
(economically) on other nearby centres.   

Enforcement Enforcement of 
conditions 

If there is an issue that is being raised with a proposal – can it be regulated and can it be enforced – and checked 
later 
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Issue of enforcement - this fails the system 
Mandatory rules or not? 

Communication Provides certainty to community about what may be next to them but removes flexibility. 
Cross 
Agency/government 

Compliance eg with Estate Development Code, world best practice - 6 star green energy rating, EMP, complies 
with all ACT & Commonwealth government regulations/codes/principles/policies of the NCA & Territory Plan. 
Past plans for the Canberra Brickworks and environs have contravened the government's own 
regulations/codes.  We need to have confidence that any development is done in compliance with all applicable 
regulations and codes and that such compliance will be enforced 
Show clear context and compliance with ACT Government and NCA policies, plans and legislation 

Decision Review Appeals Appeals process – what is the intrinsic purpose of the appeals process 
Need to consider what is in the Plan and Act regarding what people can appeal against 
Need to consider how someone who does have legitimate standing can appeal but only for issues that impacts 
on them - e.g. lives next door but isn’t overshadowed so shouldn’t appeal overshadowing 
Important provision regarding appeal rights but no clear decision how this is interpreted 
Appeals, 3rd party 
Time periods – reconsiderations 
Review third party appeal rights 

Communication Early and on-going involvement of the community to increase trust in the planning system and reduce third 
party appeals 
Important provision regarding appeal rights but no clear decision how this is interpreted 

Ongoing 
Engagement in 
the planning 
system 

Inform Improved communication on the planning system with education and information sessions, fact sheets, etc, 
E.g. ‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
using plain English to communicate how rules, codes, etc work together. 
An easier way to communicate DA information, eg. using 3D models. 
‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
Continue to engage with the community to optimize planning outcomes 
Engage throughout the whole process – from commencement to completion of the development – ie the 
preliminary idea stage, development and finalization of the plan, delivery construction phases and when 
construction commences, take measures to mitigate undesirable impacts and protect the community to 
minimize loss of amenity and protect the community’s health and well being 
Explain the relationship between the plan (eg Strategy, Master Plan etc) with other key projects already 
underway (eg Light Rail) - this should be clarified and clearly explained to help inform the community. 

Consult Continue to engage with the community to optimize planning outcomes 
Early and on-going involvement of the community to increase trust in the planning system and reduce third 
party appeals 
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Carefully consider the needs of various age groups - the abilities to participate differ the older you get 
Engage the community to garner ideas, create partnerships in the public and private sphere, and 
gather/consider the thoughts of futurists.   
Strong support for ongoing community consultation – locals know their spaces best and often want to share 
their knowledge/understanding of issues/problems that could potentially be resolved and provide input to 
planning, design and delivery/construction to achieve the best outcome 

Involve Strong support for ongoing community consultation - the community feel they have a lot to contribute: Open 
engagement with the community and other stakeholders in the early planning, design and through the 
construction phases.  Incorporate community engaging activities in construction as much as possible 
Many have expressed concerns about building heights – particularly in relation to privacy, solar access, wind 
tunnelling, view retention and impact on existing property values.  Also potential for these developments to 
impact on traffic, noise, demand for parking 
Include community involvement in subsequent work on the proposal (Yarralumla Brickworks) 
Continue to engage with the community to optimize planning outcomes 
Work with community groups, schools, retailers/businesses and groups that support the homeless population to 
engage involve them. 
Include/involve social and environmental planners 
Engage a wide variety of groups/individuals for opinions, form a committee of designers/architects with 
excellent reputations to review proposals and provide advice 
Early and on-going involvement of the community in planning is seen as important to increase trust in the 
planning system and reduce third party appeals 

Collaborate Engage the right people – more enlightened and creative planners, up and coming designers, write to firms that 
have produced innovative places in other cities and invite them to Canberra 
Continue to engage with the community to optimize planning outcomes 
Don’t limit to youth – ensure wide interest groups included 
Use a collaborative approach between potential residents, investors and broader community.   
Collaborate across government and jurisdictions, in particular to reinforce design excellence and innovation.  
Develop partnerships – e.g. with Canberra CBD Ltd, NCA, Canberra Business Chamber, MBA, Emergency Services 
etc.. 

Empower Continue to engage with the community to optimize planning outcomes 
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Clarify what zone objectives and desired character means, for DA process 
Provide a “Line of sight” through hierarchy of planning system and documents to ensure high level intent is 
translated into built form outcomes 
Introduce precinct plans and urban design guidelines and integrate planning 
Call for clearer goals, targets and action plans to implement the ‘vision’ 

Flexibility Balance between prescription and flexibility - stopping the worst but not limiting the best 
Allow flexibility in assessment -> improved outcomes 
Regulatory and legislative requirements such as consideration of best practice, design guidelines and community 
benefit 
The Territory Plan should be simplified and move from rules and regulations to performance outcomes, with a good 
balance between mandated environmental performance and flexibility to achieve innovation in new developments 

Simplicity More diagrams, less text 
Objectives – no one has worked out what they are meant to do and achieve 
Objectives are met by meeting the rule (Javelin) (Burns) 
Objectives interpret provisions to help assessment (Argos) 
Objectives part of the Territory Plan so need to be met (Baptist) but High Court said this wasn’t the case 
Objectives Reference to desired character complicates it 
Zone objectives are a big issue – regarding s120 and desired character 
Objectives have no role in this assessment. 
Remove the reference to desired character, or objectives within this definition 
How can the zone objectives cover so many different types of blocks – eg RZ1 has huge blocks and compact ones, 
very different from each other. 
Statement of strategic directions - what’s their future role? 
Provide a “Line of sight” through hierarchy of planning system and documents to ensure high level intent is 
translated into built form outcomes 
Introduce precinct plans and urban design guidelines and integrate planning 
The Territory Plan should be simplified and move from rules and regulations to performance outcomes, with a good 
balance between mandated environmental performance and flexibility to achieve innovation in new developments 
Call for clearer goals, targets and action plans to implement the ‘vision’ 
The Territory Plan (et al) should be simplified and move from rules and regulations to performance outcomes, with a 
good balance between mandated environmental performance and flexibility to achieve innovation in new 
developments.  Planners need to clearly articulate outcomes in a way that everyone can interpret/understand 

Outcomes Focused Review the Estate Development Code of the Territory Plan to be more outcomes-focussed and less prescriptive 
High quality design + better regulation 
Aim for suburb objectives rather than zone objectives – what do you want in different suburbs 
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What is the role of zone? To permit or prohibit? - zoning does not always reflect current uses - community sees 
colour on maps! 
Avoid the block by block piecemeal approach.  Centres should each be unique and have their own character 
Introduce precinct plans and urban design guidelines and integrate planning 
The Territory Plan should be simplified and move from rules and regulations to performance outcomes, with a good 
balance between mandated environmental performance and flexibility to achieve innovation in new developments 
Collaborative model and incentives were suggested to overcome current impediments to quality design outcomes 
and achieve innovation 

Improved 
design Quality 

Quality While supporting growth in the City, most people want to improve architectural design, avoid traffic congestion, 
retain views and create places to enjoy the open landscape and lakeside beauty.  Concerns regarding building heights 
that may obscure views from existing apartments and impact on property values 
High quality design + better regulation 
High quality – maintain the value and prestigious identity of the area through great design and materials, high quality 
public domain. 

Incentive Rewarding design that goes beyond minimal requirements to achieve excellence 
Incentive schemes 
Request planning rewards and incentives (not just codes). For example, incentives to redevelop RZ2-RZ5 areas for 
appropriate housing types and housing diversity and incentives to sell houses for redevelopment 
Collaborative model and incentives were suggested to overcome current impediments to quality design outcomes 
and achieve innovation 
Set up a competition seeking input from experts, offer awards/incentives.   

Outcomes Better design outcomes  
Housing design quality such as living infrastructure with street trees and green open spaces for those living in higher 
densities 
Add more diversity and “quirkiness” and less regimented structure/length of blocks 
Avoid long blank walls and strips of the same building type 
Promote fine grain development and an active street frontage. 
A current lack of quality design outcomes is a key concern for many 
A commitment to design excellence and mechanisms to deliver it.   
Ensure that the development becomes a state of the art/best practice ‘sustainability’ showcase that sits in and 
respects the landscape (including the topography) and gives prominence to national significance and public 
good/wellbeing 
Avoid the block by block piecemeal approach.  Centres should each be unique and have their own character 
For architectural and landscape, built outcomes that are exemplary, demonstrate innovative and sustainable 
technologies and will stand the test of time. 
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The potential of the skyline to add interest and legibility (eg in the City) 
Buildings should contribute to the public domain 
Create partnerships to achieve quality design outcomes 
Invest in beautiful architecture that will stand the test of time and be sustainable 
To support a series of human scale, safe and delightful public places, streets and laneways 
Design excellence and innovation should be encouraged by the planning system.  
Not delivering excellent built outcomes 
Provide more people friendly, cosmopolitan and lively public spaces 
A public realm with memorable places and streets - that foster vitality and leverage the landscape aesthetic 
Better places for people by enabling place making and positive street life experience 
Focus on aesthetics more and have great designed artistic and inspiring spaces that demonstrate all aspects of social, 
environmental and economic sustainability 
Concerns about safety in the public domain – particularly at night 
There is a desire for more innovative and very high quality development (this includes the internal and the external 
environment of a building).  Ensure character of a neighbourhood/centre is considered/respected (this includes 
heritage aspects as well as the more modern “boutique” styles). High density should be in character with the area 
Add more diversity and ‘quirkiness’ – less regimented structures – encourage creativity at street level – not blank 
walls.  Places for people – attractive, catering for vibrancy and for solitude 
Development needs to be of exemplar quality – showcasing housing choice, high quality materials, innovation and 
with sustainable technologies that will stand the test of time 
Concerns and confidence lacking in planning delivery/implementation - with many developments lacking design 
quality. Sustainability, diversity and beneficial contributions to the wider precinct 

Flexibility Balance between prescription and flexibility - stopping the worst but not limiting the best 
Review the structure of the Territory Plan and the content of the Planning and Development Act 2007 to encourage 
higher quality design and more sustainable and innovative planning outcomes 

Innovation Current planning system stifles innovation and did not result in the best urban outcomes 
High quality design + better regulation 
What are we aiming to achieve in the built environment - we aren’t getting good results now. 
Statement of strategic directions - what’s their future role? 

Tools Have associated guidelines/practice notes 
Incentive schemes 
High quality design + better regulation 
Lack of design guidance: the thing that is missing is urban design ‘design guidelines’ (we already have planning 
strategy and codes) 
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Request planning rewards and incentives (not just codes). For example, incentives to redevelop RZ2-RZ5 areas for 
appropriate housing types and housing diversity and incentives to sell houses for redevelopment 
Urban renewal should take a precinct approach that focuses on design excellence, sustainability and the spaces 
between buildings 
Collaborative model and incentives were suggested to overcome current impediments to quality design outcomes 
and achieve innovation 
Don’t plan a development around just its footprint.  Development (especially high rise) needs to be of “human scale”.  
Consider the public spaces with good access/connections to services and will offer benefits to liveability/wellbeing.  
Need to consider the broader “precinct”.  Ensure development “sits in the landscape”.  New developments should 
not privatise public space and should be “permeable” for walkers/cyclists 
Strong desire to see delivery of sustainable demonstration precincts showcasing innovation in mixed-use 
development (for livability/well being/access benefits etc) 
Urban renewal should take a precinct approach that focuses on design excellence, sustainability and the spaces 
between buildings. 
A finer grain, more diverse development mix offering housing choice and affordability, more medium-density infill, 
more European-style 'green' housing and a good mix of other uses. 
Collaboration across government and jurisdictions is seen as critical, in particular to reinforce design excellence and 
innovation 

Policy - 
Amenity 

Strategic directions Statement of strategic directions - what’s their future role? 
District based plans - one size does not fit all. 
Compact communities should be rolled out across the city - particularly in the "middle suburbs" that are located 
between centres and the edge of the city - showcasing housing choice, high quality public spaces and good access to 
services 
Urban renewal should take a precinct approach that focuses on design excellence, sustainability and the spaces 
between buildings. 

Quality Design Housing design quality such as living infrastructure with street trees and green open spaces for those living in higher 
densities 
Ensure that the development becomes a state of the art/best practice ‘sustainability’ showcase that sits in and 
respects the landscape (including the topography) and gives prominence to national significance and public 
good/wellbeing 

Open Space Review the plot ratio controls (e.g. plot ratio versus open space control), the dwelling replacement rule, and solar 
envelope provisions introduced in V306. One suggestion was for a house to garden ratio (plot ratio) of 50/50 
regardless of the block size to discourage massive houses on small blocks 
Is public realm or private block more important to character? 
Reinforce the garden suburb neighbourhood character – with gardens forming a major part of any residential 
development, with good garden space within each development 
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A suggestion to retain 20% of footprint of a building block be retained for green space 
Land form and landscape and the relationship between the national and the local centric functions 
Provide at least a 20m setback and a “green” buffer between new and existing dwellings to help protect 
privacy/views and visual separation from any new development (eg in the form of mature trees) and reduce the 
impact (eg overshadowing) on existing residences (brickworks specific) 
Need to enhance and maintain public spaces 
Create more attractive, activated, safe and user friendly space for families/children, play/exploration/destinations 

Character and 
Heritage  

Heritage to be preserved – and must be treated as a truly equal partner in the process and not as just another 
stakeholder. 
Retain, consider/respect heritage (Aboriginal, environment, since settlement, Griffin’s Plan, Bush Capital/Garden 
City) 
Reinforce the garden suburb neighbourhood character – with gardens forming a major part of any residential 
development, with good garden space within each development 
Development that details what should be kept, protected or improved. 
Concern that high density apartment buildings may be out of character with the area.  New development needs to 
respect the character and heritage of the village. 
Tailor new dwellings to the site’s existing topography – retain vistas and visual character.   
Consider sightlines (views to mountains – Ainslie & Black Mountains, down axes of major roads, environmental 
considerations (solar, harvesting stormwater); high quality retail/active shop fronts 
Sensitivity to the topography - work with sites – rather than against them.   
The clear structure of axis’ and avenues - that support the relationship between geometry; places for people 
Provide at least a 20m setback and a “green” buffer between new and existing dwellings to help protect 
privacy/views and visual separation from any new development (eg in the form of mature trees) and reduce the 
impact (eg overshadowing) on existing residences (brickworks specific) 
Comfortable, human scale.  Maintain human scale in the city centre and access to views, vistas and trees – respecting 
Griffin’s heritage 
The Bush Capital – is respected in the urban design framework as a character unique to Canberra 
Plan adaptive reuse that narrates, reflects and is consistent with the past and recent history 
New developments should not privatise public space, but rather contribute to it 
Keep Canberra’s bush capital ‘feel’ and preserve landscapes and vistas 
Is public realm or private block more important to character 

Community and 
Diversity 

Affordable housing – history, character and village feel is valued.   
The strong sense of community is also valued – community bonds are strong 
To support a series of human scale, safe and delightful public places, streets and laneways 
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Human scale in the city structure – building on the distinctive character of place with fine grain streets and animated 
public places and recreation parks. 
As the cosmopolitan focus of Canberra with activity to boost public life. 
When the emphasis is on people and not on commerce and profits, good design will follow 
Provide more people friendly, cosmopolitan and lively public spaces 
A finer grain, more diverse development mix offering housing choice and affordability, more medium-density infill, 
more European-style 'green' housing and a good mix of other uses 

Intent What is the intent 
of the plan? 

Need to consider how someone who does have legitimate standing can appeal but only for issues that actually 
impacts on them - eg lives next door but isn’t overshadowed so shouldn’t appeal overshadowing 
How do we define, and where do we put, the relevant guiding principles for ‘outcomes’? 
If you build too much subjectivity into the Plan you make it harder for yourself 
Clarify what zone objectives and desired character means, for DA process 
District based plans - one size does not fit all. 
Have associated guidelines/practice notes 
Seek developers who are committed to investing in the social, economic and cultural wellbeing of Canberra 
Review land use policy to encourage greater vibrancy, diversity and activation of precincts 
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Clarity Who is it written for? Should it be understood only by industry, or should ma & pa be able to ‘get it’? 
Ability to call up provisions specific to a development type or block 
Better communication and use of plain English to understand the planning vision, desired outcomes and to 
educate the community. Use a stakeholder engagement strategy prepared in accordance with the core values of 
the International Association for Public Participation. 
Better communication and use of plain English language were suggested to better understand the planning vision 
and desired outcomes of the planning system and to educate the community 

Processes?  ACT system well advanced nationally (no council decisions etc) so don’t change what works. It only has one layer of 
decision making etc 
EIS requirements + associated assessments  
S211 process needs review 
Concurrent process difficult to administer 
Get rid of S211 - have 1 EIS process, perhaps have 3 tiers, depending on the complexity, scale, required 
consultation 
Remove track system 
Easy to use and understand  
Improve and simplify planning rules and procedures 
The Territory Plan should be simiplified and move from rules and regulation to performance outcomes, with a 
good balance between mandated environmental performance and flexibility to achieve innovation in new 
developments 

Exempt 
Development 

 Review of exemptions  
what creates the community angst? 
i. out of character? 
ii. assessed by certifiers 

Definitions Clear Consistent 
Definitions that are 
easy to interpret  

Need clear, unambiguous provisions  
Easy to use and understand  
Zone objectives - Section 120 of the Act needs to be looked at. Issue of difference between s119 and s120 – ‘must 
assess’ vs ‘consider’ 
Definitions are out of date. Need to be consistent with other agencies  
Definitions - emerging uses, blending uses, NCA definitions, redundant definitions  
Better communication and use of plain English to understand the planning vision, desired outcomes and to 
educate the community. Use a stakeholder engagement strategy prepared in accordance with the core values of 
the International Association for Public Participation. 
Better communication and use of plain English language were suggested to better understand the planning vision 
and desired outcomes of the planning system and to educate the community. 
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Consistency Consistent 
interpretation 
between 
governments, 
agencies and officers 

NCA and Territory agree standard terms, concepts, land uses, so if we still have 2 plans they relate better 
Improve and simplify planning rules and procedures 
Definitions are out of date. Need to be consistent with other agencies  
Definitions - emerging uses, blending uses, NCA definitions, redundant definitions  

Unambiguous 
language 

Consistent language in plain English  
Need clear, unambiguous provisions  
Easy to use and understand  
Definitions are out of date. Need to be consistent with other agencies  
Definitions - emerging uses, blending uses, NCA definitions, redundant definitions  
Better communication and use of plain English to understand the planning vision, desired outcomes and to 
educate the community. Use a stakeholder engagement strategy prepared in accordance with the core values of 
the International Association for Public Participation. 
Better communication and use of plain English language were suggested to better understand the planning vision 
and desired outcomes of the planning system and to educate the community. 

Consistency between 
plans/rules/leases etc 

Need to examine leasing system (5th wheel on the cart) 
We have them as we had no TP type document 
What is the continued utility of the leasing system? 
Need to give consideration in planning system to role of leases – if it has no use, structure planning system 
accordingly 
Removing leases would impact financing system 
Is the lease or the TP the main instrument? Can’t be both so need to decide which 
Address anomalies in the Territory Plan 
Leases specify use of the land and what is the link with the Territory Plan 
How do specific provisions in the lease (eg GFA limit) get created? 
Purpose clauses are the issue – can we provide a guide to how this is developed 
How does one override the other? 
Purpose clause can help with ongoing role in regulatory use (eg building used for different purpose) 
Role needs to be clearer 
Zone objectives are a big issue – regarding s120 and desired character  
Remove the reference to desired character, or objectives within this definition 
Objectives have no role in this assessment. 
How can the zone objectives cover so many different types of blocks – eg RZ1 has huge blocks and compact ones, 
very different from each other. 
Aim for suburb objectives rather than zone objectives – what do you want in different suburbs 
Objectives – no one has worked out what they are meant to do and achieve 
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Objectives are met by meeting the rule (Javelin) (Burns) 
Objectives interpret provisions to help assessment (Argos) 
Objectives part of the Territory Plan so need to be met (Baptist) but High Court said this wasn’t the case 
Reference to desired character complicates it 
Zone objectives - Section 120 of the Act needs to be looked at. Issue of difference between s119 and s120 – ‘must 
assess’ vs ‘consider’ 
Consistency is an issue – s50 has to show it is not inconsistent and s119 is consistent. Preference is for not 
inconsistent (rather than consistent) 
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Definitions - emerging uses, blending uses, NCA definitions, redundant definitions  
Clarify what zone objectives and desired character means, for DA process 
Change what is permitted in the residential zones as well as zoning boundaries (i.e. review the location and extent of 
residential zones) 
Transparency and accountability with simple language in planning documents 

Transparent and 
accountable 

Call for clearer goals, targets and action plans to implement the ‘vision’. 
S121(2) (only appeal if you don’t meet a rule) – need to make this clearer 
Need to consider how someone who does have legitimate standing can appeal but only for issues that actually 
impacts on them - eg lives next door but isn’t overshadowed so shouldn’t appeal overshadowing 
Issue of ‘reasonableness’ – need to have some guidance on what is trying to be achieved, not just ‘it’s reasonable’ 
Subjective and vague provisions in the Multi Unit Housing Development Code 
Mandatory rules or not? 
Provides certainty to community about what may be next to them but removes flexibility. 
Raises issue of consistency in interpretation/decision making 
Review development tables - prohibited/permitted 
Clarify what zone objectives and desired character means, for DA process 
Improved communication on the planning system with education and information sessions, fact sheets, etc 
E.g. ‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
Using plain English to communicate how rules, codes, etc work together.  

Communication ‘A guide to the Territory Plan’ that describes its different components, and how they relate to each other 
Review comms materials eg website info, checklists for lodgement, policy consultation strategies  
Explain the relationship between the plan (eg Strategy, Master Plan etc) with other key projects already underway 
(eg Light Rail) - this should be clarified and clearly explained to help inform the community. 
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ACT Planning Review – Issues and Themes 

Issue to resolve Theme Considerations Desired Outcomes Work being 
Undertaken 

Instrument/ 
tool 

Timing of 
Work 

The Statement of Strategy Directions is 
to be reviewed and where necessary 
updated to reflect the actions from the 
ACT Planning Strategy 2018.   
 
Linked with Actions 1.1.1, 1.1.2, 1.2.1, 
1.3.1, 1.5.1, 2.6.2, 2.6.3, 2.6.5, 3.2.1, 
3.3.1, 3.4.1, 3.5.1, 3.6.2, 5.1.1, 5.1.2, 
5.1.4, 5.2.3, and 5.3.2 

Support implementation of 
ACT Planning Strategy 2018 
 
Compact and Efficient City 
Diverse Canberra 
Sustainable and Resilient 
Territory 
Accessible Canberra 

Continue to align land use planning and 
infrastructure planning to support the 
growth of the city. 

− Territory Plan – The statement of strategic 
directions is updated to reflect the actions from the 
ACT Planning Strategy 2018.  

 

To commence. Territory Plan 
change 
(policy and 
structure) 

Mid 2020 

Building on the Master Plan Program, 
investigate opportunities for district-
level strategic and spatial planning 
approaches. 
 
Linked with Actions 1.1.1, 1.1.2, 1.1.4, 
2.1.3, 4.1.2, 4.2.2, 4.4.1, 4.4.2, 4.5.3, 
5.1.4, and 5.2.1. 
 

Support implementation of 
ACT Planning Strategy 2018 
 
Compact and Efficient City 
Diverse Canberra 
Liveable Canberra 
Accessible Canberra 
 

What are the key aspects of a district that 
need to be considered in the planning 
process: 
• Local infrastructure 
• Housing diversity 
• Place-making approaches 
• Access for people with a disability or 

disadvantage 
• Offset areas where appropriate 

− Territory Plan – To make provision for a district level 
planning approach. 

To commence. 
To be informed by: 
− Jurisdiction review – 

(due mid-October) 
− Community 

engagement 
(Late 2019 – Early 
2020) 

Territory Plan 
change 
(policy and 
structure) 

Mid 2020 

Strategic Direction 3.3  
Integrate living infrastructure and 
sustainable design to make Canberra a 
resilient city within the landscape  
 
Linked with Actions 3.2.1, 3.3.1 and 
3.3.2. 

Support implementation of 
ACT Planning Strategy 2018 
 
Sustainable and Resilient 
Territory 

Strategic Environmental Assessment (SEA) 
to consider policy aspects of the review and 
not structure or legislation changes. 
 
Assist in the delivery of: 
• ACT Climate Change Strategy 2019 

– Climate Change team 
• Canberra’s Living Infrastructure 

Plan: For a Cooler City (2019) – 
Sustainability and Resilience team. 

− Completed SEA  
− Updated Territory Plan policies to include 

consideration of: 
• climate change risk for major infrastructure 

projects 
• climate change adaptation objectives for new 

estates and subdivision guidelines 
• climate-wise building and estate guidelines 
• microclimate assessment requirements under 

the Living Infrastructure Plan and incorporating 
living infrastructure considerations. 

To commence.  
 

Territory Plan 
change 
(policy and 
structure) 
 
Strategic 
Environmental 
Assessment 
(SEA) document 
 

Early 2021 

− No specific legislation requiring DA 
conditions to be certified or checked 

− No specific training in planning 
provisions required for certifiers 

Increase confidence 
 
Implementation 

− Compliance with planning provisions 
− Compliance with DA conditions 
 

− Amend Act to require planning certifiers to check DA 
conditions and confirm compliance with planning 
requirements on site 

− Mandate certifiers training on Territory Plan 
provisions to better their understanding of planning 
provisions 

In progress Act change End 2019 

− General codes require updating to 
reflect best practice 

− Are all of the general codes still 
required 

− General codes have inconsistent 
formatting – between themselves as 
well as other codes in the Territory 
Plan   

Increase confidence 
 
General Codes 

− Parking and Vehicular Access  
− Home Business  
− Bushfire Risk Mitigation (potentially 

incorporating provisions relating to flood 
and other natural hazards) 

− Signs  
− Access and Mobility  
− Crime Prevention Through Environmental 

Design  
− Community Facility Location Guidelines  

− Update general codes to reflect best practice and 
have consistent format  

− Review and update policies in general codes to 
reflect contemporary practice 

N/A Territory Plan 
change 
(policy and 
structure) 

Late 2020 
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Issue to resolve Theme Considerations Desired Outcomes Work being 
Undertaken 

Instrument/ 
tool 

Timing of 
Work 

− Planning and Development Act 2007 
requires a Strategic Environmental 
Assessment to be undertaken if the 
Territory Plan is reviewed  

− Needs to include: Context; 
Alternatives; Benefits and impacts; 
Consultation; and Monitoring 
 

Increase confidence 
 
Strategic Environmental 
Assessment 

− Strategic Environmental Assessment (SEA) 
to consider policy aspects of the review and 
not structure or legislation changes. 

− Completed SEA To commence. 
To be informed by: 
− Advice on potential 

policy changes 

SEA document Early 2021 

− Unintended development outcomes 
as current system does not allow poor 
quality, compliant development to be 
refused or high quality, non-compliant 
development to be approved 
 

Outcome focused 
 
Flexibility in the assessment 
process 

− What should and shouldn’t be specified in 
legislation 

− How is subjectivity managed 
 

− Enable the planning system to better facilitate good 
development outcomes 

− rewrite relevant sections of the P&D Act  
− create practice notes to give guidance for 

assessment 
 

To be informed by: 
− jurisdiction review – 

(due mid-October) 

P&D Act change End 2019 

− Design quality is not currently taken 
into consideration in the development 
assessment process. 

− Provisions in the plan do not give 
assessing officers enough scope to 
consider character or design quality 

Outcome focused 
 
Improved design quality  

− What development types should have 
design quality assessed 

− Design review panel recommendations 
having statutory weight 

− Improve the consideration of the design quality of 
buildings in the ACT  

− Introduce guidelines on good design 
− Amend Act to confirm role of design review panel 

and the consideration of their advice in the DA 
process 

To be informed by: 
− Jurisdiction review – 

(due mid-October) 
− Review of design 

quality assessment 
in other 
jurisdictions (due 
mid-2020) 
 

P&D Act change 
 
Assessment 
provisions 
 
4.5 Guidelines/ 
practice notes 

Mid 2020 

− Community engagement has 
indicated that solar access, open 
(green) space on blocks (and in the 
area) and height are the most valued 
aspects of development 

Outcome focused 
 
Policy – amenity 

− Height 
− Solar access 
− Open/green space 

 
Linked with Actions 3.2.1, 3.3.1 and 3.3.2. 
 

− Improved policies regarding amenity, building 
height, solar access, and open/green space in 
residential areas. 

To commence Territory Plan 
change 
(policy) 

Late 2020 

− The planning system is inflexible, 
particularly with the current tracks for 
DA lodgement  

− Development assessment pathways 
discourage innovation 

− Grounds for appeal and the elements 
of an application considered under an 
appeal are unclear 

− Community concerns regarding what 
notification they are given of 
proposed development. 
 

Reduce complexity 
 
Requirements in planning 
system 

− Track system 
− Consultation requirements 
− Appeal rights 
− Exemption declaration process  
− Consider role of guidelines in assessment & 

statutory weight 

− Create a clearer and easier to use planning system, 
including DA lodgement, notification process and 
appeals 

− Amend Act to remove track system for DA 
lodgement 

− Amend Act to clarify what can be appealed and 
what can be taken into consideration  

− Amend Act to clarify consultation requirements 
 

In progress. P&D Act change 
 

End 2019 

− Conflicts arise between the 
requirements or allowances in 
Crown leases and the Territory Plan 
provisions 

Reduce complexity 
 
Crown leases 

− How should existing lease requirements 
(e.g. additional permitted or prohibited 
development) be considered 

− Reduced conflict between Crown lease and Territory 
Plan provisions  

− Investigate ability to amend P&D Act to clarify 
relationship between the development provisions 
within existing Crown leases and the requirements 
of the Territory Plan. 
 

To commence P&D Act change End 2019 
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Issue to resolve Theme Considerations Desired Outcomes Work being 
Undertaken 

Instrument/ 
tool 

Timing of 
Work 

− The planning system is too complex  
− A common approach to basic planning 

controls for zoning, building height 
and density is needed 

− The structure of the planning system 
and the platforms through which it is 
provided to the public are difficult to 
navigate. 

− There is inconsistency in the use of 
language and structure of codes in the 
Territory Plan 

Reduce complexity 
 
Structure of Territory Plan 

− Usability  
− Simplify 
− Consistency of wording/ terms 
− Practice notes/guidelines 

− Revised structure of the Territory Plan so that it is 
easier to use and understand. 

− Territory Plan restructured, to include codes, 
development tables and definitions 

To be informed by: 
− Jurisdiction review – 

(due mid-October) 

Territory Plan 
change 
(structure) 

Proposed 
structure 
End 2019 
 
Final 
document 
End 2020 

− The types of development that are 
exempt from development approval 
needs to be reviewed 

− The current format of the exemptions 
is confusing and difficult to read 

Reduce complexity 
 
Exempt development 

− What type of development should have 
development approval (e.g. demo rebuilds) 

− Clearer exemption provisions 
− Appropriate balance between exemptions and 

requirement for a DA 
− Prepare factsheets to explain what development is 

exempt or not 
− Rewrite Schedule 1 in the Regulations to make 

exemption requirements easier to read and review 
type of development exempted 

To commence Regulation 
change 
 
Factsheets  

Mid 2020 

− Overlays currently have no statutory 
role in the planning process and are 
generally for information purposes 
only  

Greater clarity 
 
Overlays 

− What is the role of overlays and can they be 
used differently in the Territory Plan 

− Provide clarity regarding the purpose of overlays To commence. Territory Plan 
change 
(structure) 

Mid 2020 

− Structure of definitions confusing, 
particularly umbrella terms and sub 
categories 

− Some definitions need updating to 
reflect contemporary practice  

Greater clarity 
 
Definitions 

− Part A – Definitions of Development 
−  Some Common Terminology 
− Part B – Definitions of Terms  

− Revised and updated definitions that are clear and 
easy to understand and use 

− Definitions to reflect contemporary practice 

In progress. 
 
To be informed by: 
− Planning Strategy 

implementation 

Territory Plan 
change 
(policy and 
structure) 

Mid 2020 

− The relationship between the ACT 
Planning Strategy, Territory Plan and 
statement of strategic directions 
needs to be more clearly articulated 

− The ACT Planning Strategy does not 
have any statutory role, meaning it 
cannot be considered in decisions on 
development applications 
 

Greater clarity 
 
Statement of Strategic 
Directions 

− Recommendations of the 2018 Planning 
Strategy 

− What is the role of the Strategic Directions 
 

Linked with Actions 1.1.1, 1.1.2, 1.2.1, 1.3.1, 
1.5.1, 2.6.2, 2.6.3, 2.6.5, 3.2.1, 3.3.1, 3.4.1, 
3.5.1, 3.6.2, 5.1.1, 5.1.2, 5.1.4, 5.2.3, 5.3.2 

− Amended Statement of Strategic Directions, 
reflecting the Planning Strategy  

− Amended Act to give statutory link between 
Planning Strategy and Territory Plan 

Planning Strategy 
implementation 
Outcome of jurisdiction 
review 

Territory Plan 
change 
(policy and 
structure) 

Mid 2020 

− The role of zones needs to be clarified  
− The purpose of zones and the uses 

permitted in them is confusing, e.g. 
commercial zones that permit 
residential uses. 

− Zone objectives are complex. 
− Zone objectives, despite covering 

character, are not used in the 
assessment of applications 
 

Greater clarity 
 
Zones 

− How is land zoned and how many zones are 
needed 

− Development tables (permitted and 
prohibited development) 

− Objectives 
− Inclusionary zoning 
− Social infrastructure needs 

− Provide clarity around the zone objectives and 
function 

− Amend number of zones and rewrite zone 
objectives 

To be informed by: 
− Jurisdiction review – 

(due mid-October) 
− Urban form 

assessment and 
Social infrastructure 
capacity study 

Territory Plan 
change 
(policy and 
structure) 

End 2020 
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Issue to resolve Theme Considerations Desired Outcomes Work being 
Undertaken 

Instrument/ 
tool 

Timing of 
Work 

− Character and area specific 
requirements are currently not 
considered in the assessment process. 

− Community engagement has 
indicated that slight increases in 
dwelling density would be supported 
if development is appropriate to the 
area 

Be responsive 
 
District based planning 

− What are the key aspects of a district that 
need to be considered in the planning 
process 

 
Linked with Actions 1.1.1, 1.1.2, 1.1.4, 2.1.3, 
4.1.2, 4.2.2, 4.4.1, 4.4.2, 4.5.3, 5.1.4, and 
5.2.1. 
 

− Appropriate provisions that apply at the district 
level  

− Define district level planning provisions in district 
codes 

To be informed by: 
− Jurisdiction review – 

(due mid-October) 
− Community 

engagement 
(Late 2019) 

 
 

Territory Plan 
change 
(policy and 
structure) 

Mid 2020 
 

− Current Estate Development Code 
does not provide sufficient guidance 
for infill estate development 

− Current entity requirements and 
current government policies not 
reflected in the code 
 

Be responsive 
 
Estate Development Code 

− Development standards from relevant 
entities 

− How can the Code better address the 
development considerations for infill 
development 

− Relevant government policies 

− A revised Estate Development Code that reflects 
best practice and government policies as well as 
improved provisions for infill development  
 

In progress. 
 
To be informed by: 
− Planning Strategy 

implementation 

Territory Plan 
change 
(policy) 

Mid 2020 

− Recommendations from the Housing 
Choices project have not yet been 
implemented 

− Community engagement and 
feedback has raised various issues 
with residential policies.  

Be responsive 
 
Policy – residential  

− Dual occupancies, particularly in RZ1 
− Plot ratio vs site coverage 
− Housing choices policy 
− Linked closely with district level planning 

− Updated residential policies that reflect the 
aspirations of the community and industry 

− Implement the recommendations from the Housing 
Choices project 

To commence. 
 
To be informed by: 
− Community 

engagement 
− Demonstration 

housing project 

Territory Plan 
change 
(policy) 

Late 2020 

− Besides a brief reference in the 
Statement of Strategic Directions, 
Aboriginal and Torres Strait Islander 
cultural considerations are not 
incorporated into the Territory Plan 

Be responsive 
 
Aboriginal and Torres Strait 
Islander considerations 

− Heritage Act provisions 
− Native title considerations 
 

− Aboriginal and Torres Strait Islander culture more 
appropriately incorporated into the Territory Plan  

− Amend P&D Act/Regs to include what needs to be 
considered when preparing a structure plan 

To be informed by: 
− Jurisdiction review – 

(due mid-October) 
− Aboriginal and 

Torres Strait 
Islander 
engagement 

Territory Plan 
change 
(policy and 
structure) 
P&D Act change 

Late 2020 
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Review and analysis of previous community engagement (2012-2019)  
Over the past seven years the ACT Government has undertaken a large amount of community 
engagement for a range of projects, including but not limited to the 2012 ACT Planning Strategy, the 
2016 Statement of Planning Intent, the 2018 ACT Planning Strategy, various master plans and 
territory plan variations. The ACT Planning Review Team analysed this engagement by collating 
existing reports and evaluating them using a meta-synthesis approach.1 The results were 
thematically analysed by hand and sub-Issues emerged. Content analysis was used to generate a 
matrix of these sub-issues, which were then organised into Grouped Issues (what we heard) and 
refined into the following Key Themes2: 

• Reduce complexity 
• Outcomes Focused 
• Implementation of the 2018 ACT Planning Strategy 
• Greater clarity 
• Be responsive 
• Increase confidence 

 
Key Themes were then linked with the key focus areas3. Focus areas are components of the planning 
system that are core to its delivery. For the review there are five identified focus areas: 

1. System structure: the hierarchy and role of various components of the planning system as 
well as their interrelationships 

2. Strategic planning: the long-term strategic or policy objectives that describe the purpose 
and direction of the planning system 

3. Development controls: the interpretation of that purpose and direction into regulations that 
define and shape development 

4. Development assessment: the processes through which development applications are 
assessed and determined 

5. System operation: the useability of the system from the perspective of applicants, agencies, 
and other interested parties 

This paper will link the Key Themes directly to the focus areas. 

  

 
1 Evaluating and interpreting findings from multiple using sources and identifying patterns to draw conclusions 
2 Some grouped and sub issues cut across and influence more than one key theme. 
3 All key themes cut across and influence more than one focus area. 
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Thematic Analysis 

Analysis of previous community engagement (2012-2019) 

Figure 1 shows the relationship between the grouped issues (what we heard), key themes, focus 
areas and the system outcomes needed to deliver change. 

 

Figure 1: Relationship between Key Themes and Focus Areas 
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Focus areas 
Systems Structure (Paper 1) 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to Systems Structure: 

Grouped Issues Sub Issues Examples of representative issues raised by the community  
District Based 
Planning 

 Need district plans to implement the city’s strategy plan + create 
place-based planning and design 

New Technology  Ability to adapt with change – flexible and agile – changing 
technology – new way of representing/navigating the Territory 
Plan 

Policy Residential Create lively, diverse residential neighbourhoods of mixed-used 
medium density buildings supported by strong public realm. 

Innovation  Encourage innovative uses and activities – such as pop-ups, 
micro-businesses and festivals.  

Adaptability Environmental and 
community changes 

To survive well, communities will need to be flexible and 
responsive to external changes. Centres which are diverse, 
resilient and flexible to change are thriving 

Policy Change Retain, consider/respect heritage (Aboriginal, environment, since 
settlement, Griffin’s Plan, Bush Capital/Garden City) 

Processes  Concurrent process difficult to administer 

Exempt 
Development 

 What creates the community angst? 
i. out of character? 
ii. assessed by certifiers 

Compact and 
Efficient City 

Policy 
Implementation 

Clear policy intent, vision, goals and objectives for what the ACT 
Government it is seeking to fulfil through planning policy and 
design for Canberra’s future 

City Diversity Compact communities should be rolled out across Canberra – 
particularly in the ‘middle suburbs’ – located between centres 
and the edge of the city – showcasing housing choice, high 
quality public spaces and good access to services 

Character/Heritage Value cultural and Aboriginal heritage 
 

 

The role of the planning system is, in part, to facilitate the implementation of the ACT Planning 
Strategy (2018) and other complementary government policies. Analysis of community engagement 
has revealed that there is broad community support for the Government to implement this. District 
level planning is seen as an opportunity to link the strategic outcomes identified in the planning 
strategy to the statutory requirements needed to approve development outcomes. It is anticipated 
that the future planning system will need to be responsive and flexible enough to meet the changing 
needs to the community yet able to provide certainty to encourage ongoing investment. 
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Representative Comments 

“… finer grain, more diverse development mix offering housing choice and affordability, 
more medium-density infill, more European-style ‘green’ housing and a good mix of 
other uses”  

Community input to the Grouped Issue “Compact and Efficient City”, Sub-Issue 
Increased Density 

 

To survive well, communities will need to be flexible and responsive to external changes. 
Centres which are diverse, resilient and flexible to change are thriving 

Community input to the Grouped Issue “Adaptability”, Environmental and community 
changes Sub-Issue Communication 

 

Relationships with focus areas: 

The Key Theme of “Be Responsive” relates to the following Key Themes: 
• System structure 
• Systems operations 
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Strategic Planning (Paper 2) 
The ACT Planning Strategy 2018 recognises that many of the actions it identifies rely on 
implementation through the government’s key statutory planning document, the Territory Plan. This 
was confirmed through the thematic analysis which identified a series of grouped issues and 
additional sub issues that relate directly to Strategic Planning: 

 

Grouped Issues Sub Issues Issues 
Compact and 
Efficient City 

Age in Place Allow for residents to age in place and provide opportunities to 
downsize 

Change to Zoning Create lively, diverse residential neighbourhoods of mixed-use 
medium density buildings supported by strong public realm. 

Housing Choice A finer grain, more diverse development mix offering housing 
choice and affordability, more medium-density infill, more 
European-style ‘green’ housing and a good mix of other uses. 

Increased Density There are often mixed views about intensification but if it is 
“supported”, it comes with the proviso that any 
intensification/high rise should be of a high quality and have 
excellence in design outcomes 

Transport and land 
use planning 

The need for an integrated public transport network is a key 
element for planning and growth 

Diverse 
Canberra 

Environmental 
Sustainability/Climate 
Change 

Open space and trees (particularly the mature trees) are highly 
valued.   

Recreational Values People orientated, walkable streets with easy way finding and 
interesting destinations along the way 

Livability To leverage a Canberra lifestyle and urban culture that will boost 
competitiveness, encourage economic growth and secure 
community benefits and choice.  

Social and 
demographic 
diversity 

Need a proportion of affordable/public housing – and this should 
be addressed at a strategic level. 

Liveable 
Canberra 

Healthy City Active communities where walking and cycling are the easy 
choice for local trips, with public transport options supported by 
Park and Ride and Bike and Ride facilities for quick cross-city 
travel 

Diversity Support for a city of more diverse communities and 
neighbourhoods. 

High Quality Design Introduce precinct plans and urban design guidelines and 
integrate planning. 

Sustainable City Plan and design a city centre based on principles of sustainability 
and healthy living with a well-linked public transport system 

Ease of Movement Encouraging behaviour change, particularly for travel to school, to 
establish sustainable travel habits for life 
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The ACT Planning Strategy (2018) identifies that urban spread will be limited and up to 70% of new 
housing growth catered for through increased density in appropriate places within our existing 
urban footprint.4 Achieving this will lead to an increase in density and facilitate housing choice to 
allow for communities to age in place. Further, developing a compact and efficient city will facilitate 
other government policy objectives including the ACT Climate Change Strategy 2019-2025 and 
Moving Canberra 2019-2045: Integrated Transport Strategy (Draft).  

Representative Comments 

“Compact communities should be rolled out across Canberra – particularly in the ‘middle 
suburbs’ – located between centres and the edge of the city – showcasing housing choice, 
high quality public spaces and good access to services”  

Community input to the Grouped Issue “Compact and Efficient City”, Sub-Issue Housing 
Choice 

 

Explain the relationship between the plan (eg Strategy, Master Plan etc) with other key 
projects already underway (eg Light Rail) - this should be clarified and clearly explained 
to help inform the community 

Community input to the Grouped Issue “Simplify”, Sub-Issue Communication 

 

Relationships with focus areas: 

The Key Theme of “Implementation of the ACT Planning Strategy 2018” relates to the following Key 
Themes: 
• System structure 
• Strategic planning 
• Development controls 
• Development assessment 
• Systems operations 

  

 
4 ACT Planning Strategy (2018) 
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Development Controls (Paper 3) 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to Development Controls: 

Grouped Issues Sub Issues Issues 
Structure of 
the Territory 
Plan 

Simplicity Remove track system 
Flexibility Improve and simplify planning rules and procedures 
Certainty  How can the zone objectives cover so many different types of 

blocks – eg RZ1 has huge blocks and compact ones, very different 
from each other. 

Clarity Ability to call up provisions specific to a development type or block 
Definitions Clear Consistent 

Definitions that are 
easy to interpret  

Need clear, unambiguous provisions  

Consistency Consistent 
interpretation 
between 
governments, 
agencies and 
officers 

Improve and simplify planning rules and procedures 

Unambiguous 
language 

Consistent language in plain English  

Consistency 
between 
plans/rules/leases 
etc 

Need to examine leasing system (5th wheel on the cart) 
 

Policy - 
Amenity 

Strategic directions Urban renewal should take a precinct approach that focuses on 
design excellence, sustainability and the spaces between buildings. 

Quality Design Ensure that the development becomes a state of the art/best 
practice ‘sustainability’ showcase that sits in and respects the 
landscape (including the topography) and gives prominence to 
national significance and public good/wellbeing 

Open Space Is public realm or private block more important to character? 

Character and 
Heritage  

Heritage to be preserved – and must be treated as a truly equal 
partner in the process and not as just another stakeholder. 

Community and 
Diversity 

Affordable housing – history, character and village feel is valued. 

Intent What is the intent 
of the plan? 

Clarify what zone objectives and desired character means, for DA 
process 

Overlays Role of What is the purpose and role of public land map overlays? 
Definitions Clear, contemporary 

and consistent 
Consistent language in plain English  

Statement of 
Strategic 
Directions 

Role of  Objectives – no one has worked out what they are meant to do and 
achieve 

Zones Role of  Clear and simple guidelines and rules for each zone 
Simplify Clear, contemporary 

and consistent 
More diagrams, less text 
Who is it written for? Should it be understood only by industry, or 
should ma & pa be able to ‘get it’? 

Transparent and 
accountable 

Mandatory rules or not? Provides certainty to community about 
what may be next to them but removes flexibility. It raises issue of 
consistency in interpretation/decision making 

Communication ‘A guide to the Territory Plan’ that describes its different 
components, and how they relate to each other 
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The Territory Plan and the Act help to establish the conditions needed to protect and create 
attractive and efficient urban and rural environments by establishing a legal process that manages 
land use development within the ACT.5 These documents also provide a process for public 
participation, providing the opportunity for the community to express their views on the planning 
and development of Canberra. 

A clear land use plan, that is developed with appropriate stakeholder input, and which sets out the 
rules governing future changes as well as the parameters for assessing particular developments, 
gives members of the community a degree of certainty in the system.6 This certainty provides a level 
of confidence in the planning system from the community, the development and construction 
industry and the professionals implementing the system on behalf of the Government. 

Previous community engagement has revealed that while there is broad support for the 
government’s current planning policies and vision for Canberra, people are less confident about the 
translation of these policies into good outcomes on the ground, in our buildings and public spaces. 
There is an expectation that the government will effectively implement the planning strategy and to 
achieve this requires a clear land use plan that instils confidence. 

Representative Comments 

“The Territory Plan should be simplified and move from rules and regulations to 
performance outcomes, with a good balance between mandated environmental 
performance and flexibility to achieve innovation in new developments”  

Community input to the Grouped Issue “Structure of the Territory” Plan”, Sub-Issue 
“Simplicity” 

 

Objectives; no one has worked out what they are meant to do and achieve 

Community input to the Grouped Issue “Structure of the Territory” Plan”, Sub-Issue 
“Certainty” 

 
Relationships with focus areas: 

The key theme of outcomes focused planning relates to the following Key Themes: 
• System structure 
• Strategic planning 
• Development Controls 
• Development Assessment 
• Systems operations  

 
5 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
6 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 
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Development Assessment (Paper 4) 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to Development Assessment: 
 

Grouped Issues Sub Issues Issues 
Flexibility in the 
Assessment 
Process 

Creativity and 
Flair 

Add more diversity and ‘quirkiness’ – less regimented structures – 
encourage creativity at street level – not blank walls.  Places for 
people – attractive, catering for vibrancy and for solitude 

Protection of 
Values 

Aim for suburb objectives rather than zone objectives – what do you 
want in different suburbs 

Certainty for 
the 
Assessment 
officers 

If you build too much subjectivity into the Plan you make it harder for 
yourself 

Requirements in 
the planning 
system 

Certainty  Provide a “Line of sight” through hierarchy of planning system and 
documents to ensure high level intent is translated into built form 
outcomes 

Flexibility Balance between prescription and flexibility - stopping the worst but 
not limiting the best 

Simplicity More diagrams, less text 
Outcomes 
Focused 

Introduce precinct plans and urban design guidelines and integrate 
planning 

Improved design 
Quality 

Quality While supporting growth in the City, most people want to improve 
architectural design 

Incentive Rewarding design that goes beyond minimal requirements to achieve 
excellence 

Outcomes Better design outcomes  
Flexibility Review the structure of the Territory Plan and the content of the 

Planning and Development Act 2007 to encourage higher quality 
design and more sustainable and innovative planning outcomes 

Innovation What are we aiming to achieve in the built environment - we aren’t 
getting good results now. 

Tools Have associated guidelines/practice note 
 

Outcomes-focused planning is a system that focuses on the substantive matters to be addressed 
without specifying in detail how that will be achieved. It is one that is centred on the quality, results 
and performance of planning system outcomes, rather than rule compliance. An outcomes focused 
system enables innovation and rewards best practice, leading to better planning, design and built 
form. It aims to strike the right balance between certainty and flexibility. 

A good outcomes focused planning system is one that incorporates high quality, transparent and 
efficient planning practices while being responsive and equitable. Further, it promotes and provides 
certainty around implementing planned strategic outcomes. 7 Consultation for the Minister’s 
Statement of Planning Intent (2015), and confirmed by public statements from the ACT Planning and 
Land Authority and the thematic analysis, have identified that the community and industry are 
seeking a more performance-based and outcome-driven planning system.8 

 
7 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 23 
September 2019. 
8 Minister’s Statement of Planning Intent (2015) 
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Representative Comments 

Allow creativity. Avoid repetitive monotony, encourage unique development, aim for 
true excellence (buildings, materials, design), best practice, innovative, flexible, artistic 
design in buildings.   

Community input to the Grouped Issue “Compact and Efficient City”, Sub-Issue Housing 
Choice 

 

“Decide what is really important and mandate that. Otherwise, allow flexibility for 
creative designers to come up with innovative outcomes” 

Community input to the Grouped Issue “Compact and Efficient City”, Sub-Issue Change 
to Zoning 

 

Relationships with focus areas: 

The key theme of outcomes focused planning relates to the following Key Themes: 
• System structure 
• Strategic planning 
• Systems operations 
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Systems Operations (Paper 5) 
The thematic analysis identified a series of grouped issues and additional sub issues that relate 
directly to Systems Operation: 

Grouped Issues Sub-Issues Issues 

Consistency Consistent approach 
to Implementation 

Decisions must be intelligible, reasonable, replicable, consistent 

Compliance Need to have confidence that any development is done in 
compliance with all applicable regulations and codes and that 
such compliance will be enforced.  

Anomalies Address anomalies in the Territory Plan 
Implementation Compliance There were concerns about a lack of enforcement of ACT 

legislation and regulations. 
Cross 
Agency/government 

Planning must take place in a transparent, whole-of-government 
manner – led by ACT Government and NCA 

Appeal rights Important provision regarding appeal rights but no clear decision 
how this is interpreted 

Communication Early and on-going involvement of the community to increase 
trust in the planning system and reduce third party appeals 

Policy 
Implementation 

Show clear context and compliance with ACT Government and 
NCA policies, plans and legislation 

General Codes  More details are required in the plan to give certainty for 
development 

Enforcement Enforcement of 
conditions 

If there is an issue that is being raised with a proposal – can it be 
regulated and can it be enforced – and checked later 

Communication Provides certainty to community about what may be next to them 
but removes flexibility. 

Cross 
Agency/government 

Compliance eg with Estate Development Code, world best 
practice  

Decision Review Appeals Appeals process – what is the intrinsic purpose of the appeals 
process 

Communication Early and on-going involvement of the community to increase 
trust in the planning system and reduce third party appeals 

Ongoing 
Engagement in 
the planning 
system 

Inform Improved communication on the planning system with education 
and information sessions, fact sheets, etc. 

Consult Continue to engage with the community to optimize planning 
outcomes 

Involve Open engagement with the community and other stakeholders in 
the early planning, design and through the construction phases.   

Collaborate Engage the right people – more enlightened and creative 
planners, up and coming designers 

Empower Continue to engage with the community to optimize planning 
outcomes 

 

Good planning delivers confidence, building trust in the system and encouraging investment.9 
Analysis of community engagement has revealed that while there is broad support for the 
government’s planning policies, people are less confident about the translation of these policies into 
good planning outcomes. A clear land use plan, that is developed with appropriate stakeholder 
input, is consistent with the strategic planning intent and which is consistent in both its 

 
9 PIA Policy Position (09/13), https://www.planning.org.au/policy/what-is-good-planning-0913, Accessed on 23 
September 2019. 
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implementation and enforcement provides the community, the development and construction 
industry and the professionals implementing the system a degree of certainty and confidence.10 

Representative Comments 

We need to have confidence that any development is done in compliance with all 
applicable regulations and codes and that such compliance will be enforced 

Community input to the Grouped Issue “Consistency”, Sub-Issue “Compliance” 

 

Relationships with focus areas: 

The Key Theme of “Increase Confidence” relates to the following Key Themes: 
• Development assessment 
• Systems operations 

 
10 Gurran, N., 2011, Australian urban land use planning: Principles, systems and practice (2nd Edition) Sydney 
University Press 



From: McFarlane, Trina
To: McFarlane, Trina
Subject: 20200515 - Overlays in the Territory Plan - identifying key issues
Date: Friday, 15 May 2020 3:51:49 PM
Attachments: Overlays - Part 12 of Territory Plan 2008-27 (1).pdf

UNCLASSIFIED
 
Purpose and context:

A review of overlays of the Territory Plan as part of ACT Planning Review and Reform project to

determine the purpose of overlays – how overlays work and what goes into overlays.
Background:

The Territory Plan is made up of various codes which contain rules and criteria pertaining to certain
types of developments or locations. It includes a statement of strategic directions, a map which sets out
zones and precincts in the ACT, objectives and development tables applying to each zone, and a series
of precinct, development and general codes. It also includes structure plans and concept plans and an
Estate Development Code for the development of future urban areas (FUAs).

Overlays identify particular land on the Territory Plan where additional provisions apply.

The Territory Plan Map identifies particular land where overlay provisions apply, including:
Special Requirements of the National Capital Plan

Future Urban Areas (FUAs)

Draft Variations to the Territory Plan

Public Land (e.g. nature reserve, sportsground)

Inter-town Public Transport Route

Public Utilities.

Overlays inform the user that additional provisions apply. For example, plans of management for public
land areas.

FUAs are identified on the Territory Plan map by an FUA Overlay (s51 of the P&D Act). In FUAs, land use
zones are established in the relevant structure plan and concept plans. These documents contain the
policies that guide the development of these greenfield areas.

Understand agency issues in further detail:
General issues - Buffer and clearance zones in Territory Plan. Buffers – should they be overlays?

What do the relevant agencies need from the ACT Planning Review team to consider and enforce what
goes into overlays? Who is best placed to comment?

Talk to Patrick Paynter soon – what are the infrastructure issues?

Talk to Stuart Jeffries soon – what are the public land issues? e.g. Territory Plan and public land

boundaries and maps do not line up.

Talk to ICON (Tim Elliot) in a few months’ time.
 
 



NI2008-27 Part 12 Overlays and Clearance Zone Policies 

Effective:  2 June 2017 

page 1 

Authorised by the ACT Parliamentary Counsel—also accessible at www.legislation.act.gov.au 

Part 12 
Overlays
The Map identifies particular land where the overlay provisions set out below apply. 

12.1 Special Requirements of the National Capital Plan 

Land indicated on the Map enclosed by a blue border within which the code ‘S’ appears, or 
where a black dashed line flanks a Main Avenue or Approach Route, subject to special 
requirements under the National Capital Plan. 

Land indicated on the Map enclosed by a blue border within which the code ‘U’ appears is 
urban land subject to a Development Control Plan prepared by the National Capital Authority. 

Land indicated on the Map enclosed by a blue border within which the code ‘A’ appears is 
national land subject to a master plan under applicable Commonwealth legislation. 

Note:  The special requirement provisions are transferred from the National Capital Plan and 
are shown for information purposes only and do not form part of the Territory Plan. 

12.2 Future Urban Areas 

Land indicated on the map enclosed by a blue border within which the code ‘FUA’ appears is 
future urban land for the purposes of Section 51 (2) (a) of the Planning and Development Act 
2007.  The principles and policies for the development of the land are set out in separate 
documents referred to as a structure plan, which are part of the Territory Plan. 

12.3 Draft Variations to the Territory Plan 

Land indicated on the Map enclosed by a blue border within which the code ‘V’ appears, is 
the subject of a draft variation to the Territory Plan, which has interim effect pursuant to 
Section 63 of the Planning and Development Act 2007.

12.5 Public Land 

The purposes for which public land is reserved is indicated on the Map by a houndstooth 
border and by a map code as indicated below, (except for land zoned Urban Open Space – 
see clause 4.5 above). 
Pa a wilderness area 
Pb a national park 
Pc a nature reserve 
Pd a special purpose reserve 
Pe an urban open space* 
Pf a cemetery or burial ground 
Pg  a water supply catchment 
Ph a lake  
Pi a sport and recreation reserve 

* Due to the number and small size of many of the land parcels, the urban open space public 
land category is not defined by enclosing symbols on the Map in the same manner as the 
other categories.  All Territory land shown zoned Urban Open Space on the Map is reserved 
as public land in the Pe category unless specifically excluded or covered by another public 
land category. 
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12.7 Inter-town Public Transport Route 

The Map indicates by symbols the approximate alignments of inter-town public transport (IPT) 
route. 

12.8 Public Utilities 

The Map may show the approximate alignments of major electrical, sewer or water conduits.   
Such alignments are shown for information purposes only and do not form part of the Plan. 



From: McFarlane, Trina
To: Kaucz, Alix; Burton, Anthony
Subject: 20200522 - Meeting notes - Infrastructure/utilities and Overlays
Date: Friday, 22 May 2020 10:12:00 AM

UNOFFICIAL
 
Hi – A few notes from our discussion yesterday.
Trina
 
Attendees:

Patrick Paynter and Leigh Crocker (Infrastructure Planning)
Alix, Anthony and Trina (Planning Review)

 
Notes:

Reason for needing overlays (or similar mechanism) is to identify infrastructure, utility
assets, clearance zones, exclusion zones, buffers etc; and trigger the need for further
investigation.
There are some existing overlays for infrastructure shown in the relevant Structure Plans
and Precinct Codes (not the overall/coloured Territory Plan Map).
Related issues:

Utility assets are protected through the Utilities Act.
Flooding and other hazards/disasters can be dealt with separately, i.e.
Hazards/Climate Adaptation Code.
Refer to utility service providers and appropriate national and ACT guidelines and
standards.

Options for further consideration:
Remove infrastructure overlays completely from the Territory Plan and hence avoid
the need for variations and amendments. Infrastructure could be a layer on
ACTmapi instead.
Retain overlays in the Territory Plan. Also consider waterways – there could be an
overlay for known/named creeks.
Consider what other jurisdictions do, e.g. NSW has section 149 certificates.

Next steps – The teams will continue to collaborate to resolve the overlay issues through
the review project.

 
---------------------------
 
Hi All
 
A time to meet to discuss Overlays of the Territory Plan.
 
We are reviewing Overlays as part of ACT Planning Review and Reform project. The aim of the
review is to determine the purpose of Overlays – how they work, what goes into them, whether
they are needed, etc.
 
The first step is for us to understand the infrastructure and utility related issues with Overlays,
and what you need us to consider and enforce through the Overlays.
 



There is further background information on Overlays attached and below.
 
Thanks
Trina
 
Trina McFarlane RPIA | Director Planning Policy – Planning Review and Reform
Phone 02 6207 1920 | Email trina.mcfarlane@act.gov.au 
Planning, Land and Building Policy | Environment, Planning and Sustainable Development Directorate | ACT
Government
Dame Pattie Menzies House, 16 Challis Street, Dickson | GPO Box 158 Canberra ACT 2601 | www.planning.act.gov.au
 
Background:

The Territory Plan is made up of various codes which contain rules and criteria pertaining to certain

types of developments or locations. It includes a statement of strategic directions, a map which sets out

zones and precincts in the ACT, objectives and development tables applying to each zone, and a series

of precinct, development and general codes. It also includes structure plans and concept plans and an

Estate Development Code for the development of future urban areas (FUAs).

Overlays identify particular land on the Territory Plan where additional provisions apply.

The Territory Plan Map identifies particular land where overlay provisions apply, including:

Special Requirements of the National Capital Plan

Future Urban Areas (FUAs)

Draft Variations to the Territory Plan

Public Land (e.g. nature reserve, sportsground)

Inter-town Public Transport Route

Public Utilities.

Overlays inform the user that additional provisions apply. For example, plans of management for public

land areas.

FUAs are identified on the Territory Plan map by an FUA Overlay (s51 of the P&D Act). In FUAs, land use

zones are established in the relevant structure plan and concept plans. These documents contain the

policies that guide the development of these greenfield areas.
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Option 1Current Territory Plan

Territory Plan Maps

District Codes
• District level future outcomes

• Incorporating 
o current suburb precinct codes

o Structure/concept plans
o relevant overlays 

General Codes

Development Codes
• Zone objectives
• Permitted uses

• Estate development

Vision

Proposed structure of Territory Plan

Definitions

Option 2

Territory Plan Maps
• Incorporating overlays

Precinct Codes

General Codes

Development Codes

Governance

Statement of Strategic 
Directions

Structure Plans

Estate Development Code

Definitions

Zone objectives and 
Development Tables 

Concept Plans

Territory Plan Maps

General Codes

Vision

Definitions

District Codes
• District level future outcomes

• Incorporating 
o current suburb precinct codes

o Structure/concept plans
o Zone development codes

o relevant overlays 

Development Codes
• Use based (eg single, estate)







From: Kaucz, Alix
To: Sayers, Caroline
Cc: Sullivan, AmandaC
Subject: RE: TP overlays - discussion points
Date: Friday, 6 May 2022 11:12:38 AM

OFFICIAL
 
Thanks Caroline
 
I think besides FUAs, everything else will go out of the Territory Plan. ACTMAPi could be used to
display any things we think important for people to know (NCP requirements etc).
 
Those elements that guide future development would be incorporated into the district strategies
– not as a specific layer but a factor in the multi factor analysis
 
 

From: Sayers, Caroline <Caroline.Sayers@act.gov.au> 
Sent: Friday, 6 May 2022 10:33 AM
To: Kaucz, Alix <Alix.Kaucz@act.gov.au>
Cc: Sullivan, AmandaC <AmandaC.Sullivan@act.gov.au>
Subject: TP overlays - discussion points 
Importance: High
 

OFFICIAL
 
Hi Alix,
 
Just following up after our quick chat about the Territory Plan overlays.  Can you review and
update? Maybe we could catch up again with Amanda and discuss the following:
 

Public Land overlays - We need to confirm what changes are to be made to legislation if we
remove the public land overlays from the Territory Plan.  This impacts management plans for
urban parks (TCCS) and nature reserves and National Parks (EPSDD - PCS). Hoping its just an
amendment to their respective regulations.  Alix suggested some speaks to Hannes.
FUA overlays – these will go into the district strategies
Special requirements of the NCPlan – we did not discuss these. These are area specific so
should they go into the district strategies?
Draft TPVs – have we ever shown these overlays before?
Intertown public transport routes – and presumably the tram lines as well.  It might seem a
bit disjointed to show these in the District Strategies.  I note the Territory Plan shows the
transport route as a series of white bubbles, but it does not show the railway line. 
Public utilities – these state that they are for information purposes only and doe not form
part of the plan.  They could be placed on ACTmapi.
Other – other are specific matters, such as the different catchments (water supply etc) can be
shown on the district strategies.

 
Thanks
Caroline



 
Caroline Sayers
Territory Plan Section
Email: Caroline.Sayers@act.gov.au
Phone: (02) 62071719
Planning and Sustainable Development | Environment, Planning and Sustainable Development Directorate | ACT
Government |
480 Northbourne Avenue Dickson ACT 2602 | GPO Box 158 Canberra ACT 2601 | www.act.gov.au

 



From: Kaucz, Alix
To: Terrplan
Subject: FW: TCCS comments on Territory Plan (A40597579)
Date: Monday, 20 February 2023 3:07:15 PM
Attachments: TCCS comments on Territory Plan (A40597579).docx

OFFICIAL

From: Davidson, Geoffrey <Geoffrey.Davidson@act.gov.au> 
Sent: Monday, 20 February 2023 12:07 PM
To: Kaucz, Alix <Alix.Kaucz@act.gov.au>; Kamarul, Matthew <Matthew.Kamarul@act.gov.au>;
Cilliers, George <George.Cilliers@act.gov.au>
Cc: Althorp, Vanessa <Vanessa.Althorp@act.gov.au>; Acheson, Ellen
<Ellen.Acheson@act.gov.au>
Subject: TCCS comments on Territory Plan (A40597579)

OFFICIAL
Hi Alix, Matt and George
Please find attached TCCS comments on the draft Territory Plan. Lots of comments and I have
done my best to filter for you.
Many comments will be easy to respond to (e.g. incorrect references to standards and
specifications) while others comment on policy and structure change of the TP.
I think it would be useful if you can provide a response to the comments. Perhaps you could
group some and provide a general response, while others will need a specific response – similar
to table of comments for Cabinet Submissions.
Another option is for me to arrange a meeting with those who provided comments and you can
respond verbally with TCCS taking minutes of the meeting.
Please let me know how you would like to take this forward.
Many thanks for your patience while I coordinated TCCS review and comment.
I hope the public consultation is going well and I look forward to hearing from you soon.
Geoff



TCCS Comments on New Territory Plan 

Instructions 

1. Read the supporting report at https://yoursayconversations.act.gov.au/download file/8338/2688 . The supporting report provide a good overview of the new 
Territory Plan including structure, zone and policy changes 

2. Review the relevant policies (Parts D, E, F and G). Of key interest to TCCS is 
a. https://yoursayconversations.act.gov.au/download file/8226/2688 (parks and recreation) 
b. https://yoursayconversations.act.gov.au/download file/8224/2688 (transport and services) 
c. https://yoursayconversations.act.gov.au/download file/8227/2688 (subdivisions) 
d. https://yoursayconversations.act.gov.au/download file/8223/2688 (community facilities) 

3. Review relevant sections of the design guide (e.g. movement, access and place) https://hdp-au-prod-app-act-yoursay-files.s3.ap-southeast-
2.amazonaws.com/8616/6726/0387/Attach D1 - Design Guides Explanation of Intended Effects.pdf  

4. Review relevant technical specifications. Of key interest to TCCS is 
a. https://yoursayconversations.act.gov.au/download file/8238/2688 (community facilities) 
b. https://yoursayconversations.act.gov.au/download file/8236/2688 (parks and recreation) 
c. https://yoursayconversations.act.gov.au/download file/8239/2688 (transport and services) 
d. https://yoursayconversations.act.gov.au/download file/8241/2688 (subdivision) 

Note: The technical specifications replace current codes including Estate Development Code and Parking and Vehicular Access Code 
5. Review the District Specifications 
6. Add any comments to the table on Page 2 of this document by 31 January 2023. Return the completed comment table to Geoff Davidson via email with cc to Ellen 

Acheson and Coral Watson. 
7. Geoff Davidson will consolidate comments from all business units, and then provide the consolidated comments to Jim, Ben and Alison before being passed 

onto EPSDD 

  





































































Teams message: 

From: Peter Collier 

To: Amanda Putri 

Date: 09/01/2024 

 



From: Terrplan
To: Wyatt, Tim
Cc: Terrplan; McNamara, Jaime
Subject: Request for Input - TCCS - Government Response to Inquiry into the Territory Plan and other associated

documents
Date: Monday, 18 March 2024 5:04:00 PM
Attachments: Inquiry into the Territory Plan and other associated documents report signed.obr
Importance: High

OFFICIAL

Hi Tim
Territory Plan & Coordination are currently preparing the Government Response to the Standing
Committee on Planning, Transport and City Services inquiry into the Territory Plan and other
associated documents which was publicly released on Tuesday 12 March. A copy of the report is
attached for your consideration and can also be found on the ACT Legislative Assembly website.
To assist with the development of the Government response, our Executive have recommended
that we get in touch with TCCS to kindly request input on Recommendation 29 – The Committee
recommends that the Inter-Town Public Transport Routes should be included in the Territory
Plan 2023.
It is acknowledged that the relevant primary legislation sits outside of the Territory Plan. TCCS
justification regarding how much certainty is given to the Inter-Town Public Transport Routes if
they are not included in the Territory Plan is appreciated. Additionally, any detail on the potential
implications of including the Inter-Town Public Transport Routes in the Territory Plan would be
great.
In order to meet our required Cabinet timeframes, could we please request that all comments
are sent to terrplan@act.gov.au by COB Friday 22 March.
Please don’t hesitate to get in touch should you wish to discuss further.
Kind regards
Jaime
Jaime McNamara | Planning Officer | Territory Plan & Coordination
Phone: 02 6207 1058 | Email: jaime.mcnamara@act.gov.au 
Planning and Urban Policy Division | Environment, Planning and Sustainable Development Directorate | ACT
Government
480 Northbourne Avenue, Dickson | GPO Box 1908 Canberra ACT 2601 | www.planning.act.gov.au
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Territory-wide, district, town centre, neighbourhood, section, block (site) and 
building scales. Understanding its spatial application is needed to evaluate and 
identify the relevant provisions and levers to be set at each scale at a statutory level. 

b. Key components: Parts of the Territory Plan can be grouped into four main 
components including setting direction and visions, definitions, maps (spatial), 
codes, and associated development application processes (including Estate 
Development Plans - EDP).  

c. Key function: Fundamentally, components within the current Territory Plan serve to 
either influence an outcome or to control an outcome through development 
controls. Elements like the Statement of Strategic Directions or Zone Objectives 
function to influence statutory planning outcomes by being a structuring device and 
providing a mechanism to enable changes to the Territory Plan. Controlling planning 
outcomes currently includes the use of Codes, Rules and Criteria. 

Gap analysis: issues and opportunities for the proposed Territory Plan   
8. A gap analysis of the current Territory Plan has identified what elements work and what 

elements need to change to better respond to the objectives and outcomes of the reformed 
planning system. Details of this are provided in Attachment A (slide 3), summarised below.  

9. Elements to retain - many aspects of the existing system remain fit for purpose and effective 
and are proposed to be retained. This is summarised below.  

a. Zoning and land use provides a logical grouping, and it is proposed to keep the 
current approach to area and use base.  

b. The use of the term ‘code’ in the ACT context is associated with land management 
and it proposed to keep this term.  

c. The process of undertaking a Territory Plan technical amendments to update the 
Territory Plan currently works. It is proposed to keep the current process.  

10. Issues and opportunities for the new Territory Plan are summarised below.  
a. There is a blurred distinction between strategic plans and statutory plans. Greater 

clarity is needed with an enhanced emphasis on strategic planning and how these 
inputs are fed into statutory planning.  

b. There is little discretion for proponents and users of the system to balance and 
‘weigh’ requirements to be able to address trade-offs in the design and delivery of 
projects. Currently, each provision in the code is equally ‘weighted’ where a minor 
consideration can impact a critical consideration. The revised codes should build a 
‘hierarchy of consideration’ into the drafting of the provisions. 

c. The general codes in particular require modernisation to reflect contemporary 
statutory planning processes and needs. Regrouping the contents of the codes into 
logical themes (such as a Movement and Access Code) will assist in achieving a clear 
and easy to use Territory Plan.  

d. The Territory Plan structure needs to enable an outcomes focused approach to 
planning and this needs to be spatially (place) led.   

Evaluation  
11. An evaluation process has been undertaken to inform the new Territory Plan, evaluating the 

proposed changes made in response to the identified gaps and opportunities outlined above. 
12. A set of evaluation criteria has filtered and ‘tested’ the proposed elements for the new 

Territory Plan against the desired outcomes and their ability to meet the objectives of the 
new planning system. Detail of the evaluation and ‘filtering’ process is provided in 
Attachment A (slide 3). The evaluation criteria that have been applied are summarised 
below.  

a. Address the complexity and inflexibility of the system by simplifying the codes to 
make them easier to use and easier to find related provisions. 
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b. Consolidate the codes into contemporary planning themes to appropriately 
consider character, context, and design. 

c. Strengthen the relationship between strategic and statutory planning and provide a 
role for interfacing government policy. 

d. The ability of the proposed structure, role and function of the new Territory Plan to 
align with planning principles that support an outcomes-focused assessment.  

Key Issues 
13. The proposed changes are in line with the agreed directions for the planning system and in 

response to feedback, benchmarking and specialist advice and analysis by EPSDD.  
14. The way in which the existing and new elements of the Territory Plan will be integrated are 

shown in Attachment A (slides 4-6). 
15. Given the detailed nature of the proposed changes in the new Territory Plan, ‘key moves’ for 

proposed new elements will be outlined at two scales – at the scale of the overall Territory 
Plan and at the scale of of the Codes within the Territory Plan itself.  

Proposed changes to the Territory Plan (overall) 
16. The below summarises key proposals for the overarching structure and components of the 

Territory Plan. See also Attachment A (slide 4).  
17. Revise the structure for the Territory Plan: 

a. While the broad structure of the Territory Plan is proposed to remain familiar and 
retain some existing components, the key proposed changes to the Territory Plan’s 
structure will reflect the three ‘streams’ of the Territory Plan’s core function. This 
includes the Vision and Definitions (influence), Maps (application) and Codes 
(provisions).  

b. This seeks to address complexity and inflexibility in the system. Adding ‘vision’ will 
reinforce a clear line of sight, and be consistent with, the Planning Strategy and 
Objectives of the Act.  

18. Introduce District Strategies and strategic planning processes as inputs into statutory 
planning: 

a. The existing suburb precinct codes and the urban aspects of the existing district and 
area codes would be consolidated to form new district codes. These district codes 
would incorporate the existing precinct code, structure plan and concept plan 
development provisions, aligning them to reflect the planning outcomes arising 
from the district strategies. 

b. Consideration of adjacent workstreams including planning reports. This provides a 
mechanism for inputs into the Territory Plan to strengthen the relationship between 
strategic and statutory planning. 

19. Consolidate and rationalise codes: 
a. The Territory Plan map and zones would remain, with codes providing planning 

provisions tailored to deliver the desired zone outcomes.  
b. Retain the current code hierarchy but replace ‘precinct code’ with ‘district code’. 

The district code would take precedence over the development and general codes 
(reflecting the policy intent of area specific provisions ‘overriding’ more general 
provisions) and the development codes taking precedence over the general codes. 

c. Introduce a new district code to incorporate provisions specific to each of the eight 
District Strategies. This will replace the function of the existing precinct codes and 
will incorporate legacy planning documents including the structure and concept 
plans that currently apply to future urban areas (FUA).  

i. Note options for the role of these plans were provided for consideration at 
EPCG 25 February. This code will enable a ‘place led’ consideration of 
character, context and design. District codes will include provisions for both 



Page 4 of 6 
Obj Ref: A32518172 

urban and non-urban sites. Refer Attachment A (slides 7-9) for detailed 
evaluation and assessment of options.  

d. Retain development codes and incorporate zone objectives as well as permitted and 
prohibited uses. This will locate all zone related considerations in the one document 
– the zone development code). Development codes will also be retained for single 
dwelling and multi unit housing as these uses can occur in multiple zones.  

e. Consolidate the general codes from 13 into 5. The existing general codes are 
proposed to be consolidated into theme-based general codes, with a greater 
emphasis on their role in managing development outcomes. It will also make these 
contemporary with other planning systems and will draw a line of sight back to the 
Planning Strategy and Planning Principles in the Act.  

f. Change the current Estate Development Code to a general code in recognition of its 
role in guiding estate development (such as infrastructure, block characteristics). 
Place and location specific provisions for both infill and greenfield sites would be 
included in the relevant district code, meaning provisions that determine a defined 
outcome for an area would override the ‘generalised’ estate provisions. 

Proposed changes to the Territory Plan (detail - Codes) 
20. The below outlines detail and proposed changes to the codes to align with key objectives of 

the reformed planning system. Also refer Attachment A (slide 5).  
21. Revised structure for codes: 

a. A new structure will be applied to all codes in the Territory Plan. This will provide 
consistency in the interpretation and for all development types and scales. It will 
address complexity in the current Territory Plan and make them easier to use and 
easier to find related provisions in the codes.   

b. To help establish a ‘hierarchy of considerations’ (as raised by Statutory Planning) 
‘mandatory’ matters for consideration will be located at the start of the code, 
followed by other (‘non mandatory’) matters. It is considered that this would be an 
easier to use that embedding mandatory and non-mandatory provisions in separate 
codes.  

i. The wording of the ‘non-mandatory’ provisions will also indicate if another 
matter is considered more significant. For example, the parking provision 
may enable flexibility, but it could state that this was not to be to the 
detriment of planting area.   

ii. This change will provide a structure for the assessment of design and 
development trade-offs that is aligned with an ‘outcomes-based’ planning 
system that appropriately considers character, context and design.  

c. Inclusion of accepted and prohibited uses into each code as relevant will provide a 
clear plan structure and assist in the application and assessment of development 
proposals.  

22. Identification of policy intent: 
a. The corresponding policy intent will be identified in each code. This will provide a 

stronger link between strategic and statutory planning development controls.  
b. There is an additional opportunity to identify relevant Planning Principles and their 

considerations within each code. It will seek to reinforce how the Planning Principles 
have been drawn through and given effect at statutory planning level. This is 
currently being explored by the project team.  

23. Introduce 8 ‘Elements’ into each code: 
a. This would include Use (land use), Site, Building Design, Environment, Amenity, 

Access, Redevelopment, and Services. This will provide consistency of elements to 
be considered by proponents and establish the hierarchy of considerations as noted 
above. This is currently being explored by the project team to be finalised.  
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24. Incorporate performance assessment and acceptable measures: 
a. This will be supported by design guidelines and practice notes. See below point.  

Proposed new supporting material 
25. To support the implementation of the reformed planning system, EPSDD proposes to update 

the website and prepare new guidelines, practice notes and other supporting material to 
clearly explain planning and administrative processes. This includes new design guides (i.e., 
connection with country, designing for places, housing design, and public realm design) and a 
built form design guidance toolkit. 

26. The team is currently exploring the role of design guides and their multiple functions in both 
the application and assessment processes (DA) and in the interpretation of the code 
outcomes. It is suggested that guidelines be given statutory weight via reference to them in 
the relevant codes in the Territory Plan. The project team is currently reviewing 
recommendations made by Hodyl & Co. and further discussions to coordinate the adoption 
of recommendations are being had within the Directorate. See also Consultation.  

Financial 
27. No financial implications arise from this brief.  
28. Guidelines and supporting material that interface with the Territory plan and its 

implementation may have associated financial implications including engagement and scope 
for consultancy work. Further resolution on the role of guidelines and supporting material is 
underway to understand options available and this will be presented at a separate EPCG.  

Risk and Sensitivities 
29. Further coordination and resolution are required with adjacent workstreams that have inter-

dependencies with the proposed Territory Plan’s function and implementation. Further work 
is required to understand the impacts and opportunities around the below elements.  

a. Development Application process and assessment requirements. 
b. Guidelines and practice notes. 
c. Mechanisms for policy inputs into the Territory Plan including terminology, 

classification of planning documents, and matters for planning studies to consider (if 
relevant) at each spatial scale (refer Agenda item 4a and 4b - EPCG 15 Feb).  

30. Other points to raise are outlined below. 
a. Sustainability and narrative of planning principles drawn through to the Code level. 
b. Any Consequential Amendments to the Bill. 

Consultation 
Internal 
31. The PSRRP and Territory Plan teams were involved in the development of this brief. 
32. Preliminary consultation has been had with the Statutory Planning division and is ongoing. 
Cross Directorate 
33. As this is an internal matter, no cross-directorate consultation occurred during the 

development of this brief. 
34. However, considerations for the proposed Territory Plan structure have incorporated general 

Territory Plan feedback from other directorates over recent years.  
External 
35. As this is an internal matter, no external consultation occurred during the development of 

this brief. 
36. However, considerations for the proposed Territory Plan structure have incorporated general 

Territory Plan feedback from community and industry over recent years, as well as 
comments received on Variation 306 (that restructured the Residential Zones, Single 
Dwelling Housing and Multi Unit Housing Development Codes and created the Estate 
Development Code), both at draft variation stage and post implementation.  
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Recommendation 
That the Executive Project Control Group: 

1. Note and endorse the contents of the brief set out above. 

2. Agree to the key components of the proposed structure for the new Territory Plan.  

----------------------------------------------------------------------------------------------- 

Decision by Executive Project Control Group: 
 
 
 
 Date: 

 





Detail 01 – Existing 



Detail 02 – Evaluation – gap analysis and evaluation



Detail 03 – Proposed 







Role of structure plans and 
concept plans
Code structure and detail  of structure plans and concept plans
• The current structure plans and concept plans only apply to greenfield areas identified as a future urban 

area (FUA). When a future greenfield development area is identified, a structure plan is prepared to outline 
the strategic planning intent for the area and the FUA overlay is created, setting the indicative zoning for 
the land.

• Structure plans set the high-level planning considerations for a specific greenfield area (FUA). They contain the planning 
principles and policies that an estate development plan (EDP) must comply with. An EDP DA is assessed against the 
requirements of the structure plan, the concept plan, and Estate Development Code.

• A concept plan sits below the structure plan. It contains more detail for the EDP to comply with while remaining 
consistent with the structure plan. While the Planning and Development Act 2007 (the Act) makes provision for a 
concept plan, a concept plan does not have to be prepared if it is not considered to be required. If there is no concept 
plan, an EDP is assessed against the structure plan and Estate Development Code only.

• For new estates on infill sites there is currently no site-specific strategic planning guidance informing the 
estate development proposal and assessment process. As a structure or concept plan cannot apply to a 
non-FUA, the development is only required to comply with the Estate Development Code (which provides 
general planning guidance for estates).

• The delivery of greenfield estates can take many years to complete. During this time the specific planning 
controls that apply to the area, as well as the indicative zoning and zone boundaries, may need to change to 
reflect later detailed planning work or a change in circumstances.

• For this reason, the Act provides for a technical amendment to vary the Territory Plan adjust planning 
provisions in the concept plan, zones, and zone boundaries within a FUA, but only if the change is 
consistent with the principles and policies in the relevant structure plan. This type of technical amendment 
cannot (currently) be used to amend the zoning or zone boundaries of non-FUA areas.



Options for role of structure plans and 
concept plans in the new Territory Plan
Three options for the structure of the new Territory Plan, including the role of structure plans and concept plans, are provided for 
consideration.

• Option 1 maintains the status quo – structure plans and concept plans as two separate components of the Territory Plan. Their 
role would remain the same as is now, though the document would be reviewed and updated to provide consistency in 
language and format.

• This option keeps structure and concept plans (that are only applicable in the FUA) as distinct components that could be easily removed once the 
whole area is developed). The current technical amendment provisions would remain the same.

• Having structure plans, concept plans, district codes and district strategies as separate components could confuse users, particularly as they are 
very similar except that the first two apply to the FUA and the last two infill/non-FUA.

• Option 2 proposes to combine structure plans and concept plans into the one document but keeping it separate from district 
codes. Part one of this combined document would contain the policies and principles for future development (the content of 
the current structure plans) and part two would contain more detailed requirements (the content of the current concept plans).

• a. This option could still utilise the concept of the technical amendment being used to make refinements over time, noting a slight adjustment to 
the wording of the Act would be required (to refer to the sections in the plan rather than referencing the structure and concept plans)

• b. This option removes a layer in the Territory Plan however it still has the potential to create confusion for users regarding how its role is 
different to the district code (if both are providing guidance for the future development of an area).

• Option 3 (preferred option) proposes to incorporate the strategic direction setting that may be found in a structure plan into 
the corresponding district strategy. The planning provision/consideration elements of the structure plan and concept plan 
would then be incorporated into the district code. 

• This option locates all area specific considerations in the one place, making it easier to use and removing the potential for confusion that would 
occur by having separate but similar documents.

• Infill and greenfield areas would be treated consistently, albeit with different types of provisions within the respective code to reflect the different 
requirements of the areas.

• Consideration can be given to how the technical amendment process could be used to make amendment to the district code to reflect any changes 
over time (consistent with the current technical amendment parameters). This could mean an amendment to the Bill, for instance to refer to 
district level future outcomes rather than structure plans.



Proposed – Option 3
All three options are workable however option 3 is the preferred approach. Option 3 provides for a simpler system by locating all 
area specific considerations in one place, while maintaining the ability to make minor amendments over time via technical 
amendment.

• The new district codes are proposed to include the area-specific matters required to be considered during the assessment of a 
development application. These can:

• Add new district level future outcomes, consistent with those included in the corresponding district strategy.
• Replace the current suburb precinct codes and combine them to form the district code.
• Incorporate any relevant overlay requirements.

• If Option 1 or 2 were agreed to, consideration should be given to whether a structure plan could or should apply to an infill 
area. This could provide more guidance on how an area could develop over time. However, the question would be how this 
‘infill structure plan’ differs from the new district code. The infill structure plan could be part of the district code. It could be the 
new ‘strategic structure plan’, which is transferred from the district strategy to the district code.

• Currently, if the subject site requires a Territory Plan variation to enable the estate development, provisions (akin to those found in a concept plan) 
are added to the precinct code to provide this guidance. However, this is only currently possible if the proposed development requires a variation.

• If Option 3 is agreed to, consideration should be given to the extent to which technical amendments are used to adjust zone 
boundaries for infill sites if the change is consistent with the desired future outcomes of the district.

• For instance, the district code could nominate an area within which a technical amendment could be utilised (akin to a FUA overlay). As the estate 
planning is resolved, a zone boundary could be adjusted to reflect any new block boundaries resulting from the EDP approval.

• A new technical amendment to adjust the provisions in the district code would not be required as a code technical amendment (under the current 
Act) already has that ability.

• Unless the district code nominates indicative zoning on an infill site, it is not considered appropriate for a technical amendment to be used to 
change the zoning of an infill site due to the concern it could create from the community.
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Executive Summary 

Territory Plan Review Process 

A draft new Territory Plan has been prepared as one of three key reforms 
arising from the ACT Planning System Review and Reform project (the 
Project). This report introduces the Territory Plan review component of the 
Project and outlines the research, planning work and technical studies 
undertaken to support the draft new Territory Plan. 

The aim of the Project is to deliver a clear, easy-to-use planning system that encourages improved spatial 
and built outcomes across the Territory and continues to build on Canberra’s strong reputation as a great 
place to live and work. The project included community and industry engagement, as well as benchmarking 
of the existing system against contemporary planning systems in Australia and internationally. An analysis 
of agreed government policy related to the Territory Plan was also undertaken as part of the evaluation of 
existing policies.   

Technical work that was completed considered appropriate new planning responses to achieve improved 
design quality, address issues regarding compatibility of uses (particularly in mixed-use development) and 
best practice subdivision development in greenfield and redevelopment areas. The outcomes of this 
technical work and policy evaluation identified the importance of having stronger design requirements for 
development, as well as a focus on the desired outcomes to be achieved. 

The New Territory Plan 

The Territory Plan is the statutory document that guides planning and development in the ACT to 
deliver an attractive, safe and efficient environment in which to live, work and recreate. It must 
promote the principles of good planning and give effect to the planning strategy and district 
strategies.  

Structure changes 

Two important changes made to the Territory Plan involve its structure and how the planning requirements 
have been incorporated into it to achieve an outcomes focussed planning system. By restructuring the 
components of the Plan, introducing supporting material such as design guides and technical specifications 
and focusing on policy outcomes and assessment requirements, the focus for development assessment is 
clearly on the impacts and outcomes of a development, rather than a compliance approach.  
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The draft new Territory Plan will consist of the following seven parts: 

 Administration and governance 

 User guidance – the Territory Plan 

 Planning principles and strategic links  

 District policies  

 Zone policies 

 Other policies 

 Dictionary and annexures   

 

Supporting material, such as design guides, technical specifications and other material do not form part of 
the Territory Plan, but may be “called up” by policies within the Territory Plan. 

The District and Zone Policies will incorporate maps and a land use table that specifies the uses permitted 
in each zone or district. The policies will include Policy Outcomes, Assessment Requirements and 
Assessment Outcomes that are required to be met for all development applications. Consideration against 
the design guides is called up through the Assessment Outcomes.  

The Development Compliance Provisions then call up a range of Technical Specifications, which provide a 
simpler method (but only one option) of demonstrating compliance with an Assessment Outcome. The 
supporting material will be enhanced over time, with a range of guidelines and advisory notes to assist in 
making the Territory Plan clear and easy to use.  

 

Policy changes 

Though the biggest change to the assessment of development is achieved through the new structure of the 
Territory Plan and the ‘weighting’ given to the Policy Outcomes, Assessment Requirements and Assessment 
Outcomes, the new Territory Plan also contains policy changes.  

Delivering on Government policies 

The policy provisions in the Territory Plan give effect to planning related Government policies. Changes 
being made to implement Government policies and commitments include:  

• Living infrastructure and urban heat provisions for commercial and community facility zoned land, as 
well as subdivision applications. 

• Enhancing the provisions related to bushfire and flood risk mitigation in response to a changing climate.  

• Amended vehicle parking requirements to encourage and support active travel, while requiring provision 
of infrastructure for EV charging facilities.  

• Assisting to achieve net zero emissions by prohibiting gas connections in new residential subdivisions 
and introducing large battery storage and hydrogen production as permitted uses in the Territory. 
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• Providing for a greater range of housing such as community housing (affordable rental) and build-to-rent 
development will assist in addressing housing affordability.  Other changes to address affordability and 
assist with 70% of new growth being accommodated within the existing urban areas (a target of the ACT 
Planning Strategy 2018) include: 

o Allowing a block in RZ2 to RZ5 zones to be subdivided without being required to 
construct the new dwellings first    

o multi unit development in the RZ2 zone being able to have more dwellings as part of 
the development  

o Allowing apartments (of no more than two storeys) in the RZ2 zone to provide more 
single level dwellings (that are easier for the resident to age in place), rather than only 
townhouses. 

• Addressing concerns regarding mixed use development by introducing a requirement to provide a 
‘buffer’ use within a building between residential dwellings and ‘noisy’ uses. 

Changes to uses – definitions and zones 

Community housing will be a new form of affordable rental in the residential zones, as well as on 
community facility zoned land if it is in conjunction with a place of worship or supportive housing.  

Other changes to definitions include clarifying what constitutes a commercial accommodation unit (i.e., 
adding ‘AirBnB’ as an example use) and reducing the potential for a development to overlook its neighbour, 
by reducing the height of the floor that is classified as upper floor level (reducing it from 1.8m above 
ground level to 1m above ground level).  Uses that are being added to zones include: 

• Residential zones – build-to-rent development, early childhood education centre, veterinary clinic  

• Local centres – animal care facility, club, drink establishment, produce market  

• Mixed use zone – indoor recreation, public transport facility 

• Industrial zones - data centre, drone facility, major electrical storage, utility hydrogen production facility  

• Community facility zone – community housing 

• Open space zones - Utility hydrogen production facility 

• Transport zone – emergency services facility, service station 

• Non-urban zones –  drone facility, ecotourism, emergency services facility, utility hydrogen production 
facility  

 

Changes to planning provisions  

Other changes to planning provisions include: 

• Making site coverage provisions mandatory, but changing plot ratio to discretionary 

• Removing the dwelling replacement requirement, as this will be adequately covered by dwelling size 
requirements in the design guides.  
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• Not permitting residential use at the ground floor level in any commercial CZ1 Core area, not just 
restricting it in group centres 

Design Guides 

The new design guides are fundamental instruments to support an outcome-based approach to the 
assessment of development proposals. Through the planning process, design guides combined with district 
and zone-based policy outcomes are powerful tools in supporting and achieving a high-quality development 
outcome while providing flexibility and allowing creativity and innovation in design solutions. 

Two Design Guides are being developed: 

• Urban Design Guide – addressing public realm outcomes at a range of scales 

• Housing Design Guide – addressing housing at a range of densities, including apartment design 
guidance 

An Explanation of Intended Effect (EIE) for these guides will form the initial document to accompany the 
public consultation phase of the new Territory Plan, allowing the community to comment and influence the 
detail of the final design guides.   

Technical Specifications 

The majority of the considerations in the Technical Specifications will remain relatively the same as in the 
current Territory Plan, though will be applied and considered in a different manner to the provisions in the 
current Territory Plan. Provisions have been added to address matters such as: 

• Living infrastructure 
• Urban heat 
• Flood risk 
• Bushfire risk mitigation 
• Parking and active travel  
• Electric vehicle charging 

Additional changes to the new Territory Plan 

Rather than progressing as separate variations to the Territory Plan, changes are proposed to be made to 
the Territory Plan to facilitate the expansion of the Garran Primary School and to amend the requirements 
for the Phillip Swimming and Ice Skating Centre. Changes are also proposed to facilitate the delivery of four 
demonstration housing projects. The locations for these are: 

• Forrest Section 44 Block 5 – Multi-Unit Housing 
• Lyneham Section 38 Blocks 24 and 25 – Community Housing 
• O’Connor Section 66 Block 1 – Multi-unit Housing 
• Weston Section 50 Block 2 – Multi-unit Housing  
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The Territory Plan Review Process 

Introduction 

The Territory Plan is the statutory document that guides planning and 
development to provide ACT residents with an attractive, safe and efficient 
environment in which to live, work and play. This Supporting Report has 
been prepared in accordance with section 59 of the Planning Bill 2022 to 
explain the development of the draft new Territory Plan that has been 
released for public consultation.  

The draft new Territory Plan is one of three key reforms arising from the ACT Planning System Review and 
Reform project (the Project), which aims to deliver a clear, easy-to-use planning system that encourages 
improved spatial and built outcomes across the Territory and continues to build on Canberra’s strong 
reputation as a great place to live and work. The other key reforms are a new Planning Act and the 
introduction of district strategies. 

This report introduces the Territory Plan review project, which is part of the wider Project, and outlines the 
research, planning work and technical studies undertaken to support the draft new Territory Plan. This 
report provides detail of the specific changes made from the current Territory Plan, including policy, 
structure and language changes.  

The changes are explained in the order in which they appear in the draft new Territory Plan, rather than in 
the current Territory Plan.  

 

The Territory Plan 2008 

The current Territory Plan took effect on 31 March 2008. The Territory Plan is used to: 

• manage development in the ACT, particularly how land is used and what can be built 

• assess development applications 

• guide the development of new estates and the management of public land. 

The Planning and Development Act 2007 (P&D Act) outlines the object, format, content and review 
processes of the current Territory Plan. This provides the details of what the Territory Plan must contain, 
how changes to the plan must be made and when it is to be reviewed. Under the P&D Act, the current 
Territory Plan must have: 

• a statement of strategic directions 

• a map, including zones and overlays 
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• objectives and development tables for each zone 

• codes. 

The Territory Plan ‘must not be inconsistent with’ the National Capital Plan, which is administered by the 
Australian Government’s National Capital Authority. Planning in some parts of the ACT is also controlled by 
the National Capital Plan. 

 

Need for the new Territory Plan 

The P&D Act requires the planning and land authority to consider the appropriateness of the Territory Plan 
and its various development controls every five years. In deciding whether a review is necessary, the 
planning and land authority considers whether the Territory Plan promotes the ACT Planning Strategy and 
meets the expectations of industry and community. 

In the 15 years since the last major review of the Territory Plan, the long-term aspirations for Canberra 
have evolved. Canberra’s population is growing and the ACT Government is planning for this growth with a 
focus on environment, sustainability and economic prosperity.  

The 2018 ACT Planning Strategy—as well as other key government strategies such as the Climate Change 
Strategy, Infrastructure Plan, Housing Strategy and Transport Strategy—shape the context in which the 
planning system operates. These strategies, together with the evolving aspirations for Canberra and 
community feedback over several years on a range of matters, identified the need to review the planning 
system as a whole, rather than just the Territory Plan.   

The Project commenced following the release of the 2018 ACT Planning Strategy. The broad aims of the 
Project are to:  

• simplify the planning system  

• improve the balance between certainty and flexibility in the system 

• incorporate character, context and design as key elements of the system. 

As well as the new Territory Plan, the Project will deliver a new Planning Bill 2022, nine new district 
strategies and detailed design guides. 

 

Project scope and stages 

The ACT Government recognised the need for change to the planning system and agreed to the Project in 
March 2019. It was to be neither a ‘light-touch’ approach to reform nor a full-scale ‘start from scratch’ 
approach. 

The Project has involved a holistic review and proposed reform of the current system to deliver a more 
‘spatially-led’ and ‘outcomes focussed’ planning system.  
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A spatially-led planning system focuses on places and spaces and how these change over time. It focuses on 
planning for the Territory at different scales, from the city level to the district level and to the site level of 
planning.  

Outcomes focussed means the new planning system will outline the desired results of planning rather than 
prescribe how things need to be done. It means going beyond looking at buildings and the environment in 
isolation to incorporate wellbeing, health, recreation, employment, housing and environmental factors into 
the planning system. It will mean greater flexibility in the way developments can be designed, allowing 
greater emphasis on improving design quality and built outcomes so that developments can perform well 
within their local context. 

The purpose and objectives of the Project are described in Figure 1. 

 
Figure 1: Project purpose and objectives 

The methodology for the Project is summarised in Figure 2.  

Figure 2: Project stages 
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The three-stage process for the Project progressively defined and implemented the proposed future 
direction for the ACT planning system:  

Stage 1: Investigation. This included community and industry engagement and benchmarking of the 
existing system against contemporary examples from states and cities elsewhere in Australia and 
internationally. Further detail is provided in the sections covering research and planning studies and 
technical studies.   

Stage 2: Strategic direction setting. This stage involved the development of preferred approaches for 
the future planning system and identified the required changes, including the development of the 
Planning Bill 2022 and the district strategies, and changes to the policies within the Territory Plan. 
These proposed policy changes are detailed in the New Territory Plan section.    

Stage 3: Implementation. Following consultation this stage will include enacting the new Planning Act, 
2022 and implementing the new Territory Plan and district strategies in 2023. This stage will include 
supporting documents such as practice notes, training and information sheets to assist industry and 
the community. A new digital interface with the new Territory Plan will be developed to contain the 
planning system base data and to support submission and assessment of planning and development 
applications. 

 

A new Territory Plan 

While the new Planning Bill 2022 provides the legislative framework for the reformed planning 
system, the new Territory Plan is the main mechanism for achieving an outcomes-focussed approach 
and giving effect to strategic policies (such as the ACT Planning Strategy and the new district 
strategies). Rather than focussing on prescriptive rules, the new Territory Plan will encourage 
innovation and high-quality design to achieve the desired outcomes for development.  

Throughout 2021 and 2022, work has been undertaken on how to structure the new Territory Plan to 
deliver on the principles of an outcomes-focussed system that is easy to use. The technical work 
considered how to recognise the distinct character of each of the nine districts in the ACT and 
simplify the structure of the Territory Plan.  

Work has also ensured that Government’s strategic policy outcomes are reflected within the new 
Territory Plan.  

The details of the new Territory Plan structure and policy changes are included in the new Territory 
Plan part of this document.  
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Research and Planning Studies 
Methodology 

Project stages and the Territory Plan 

The Project was structured around the three-stage process.  

Stage 1: Investigation (2019 and 2020). Investigations included community and industry engagement 
and benchmarking of the existing system against contemporary examples from states and cities 
elsewhere in Australia and internationally (see section on jurisdiction review). This jurisdictional 
analysis, which included consideration of key elements of planning systems and their challenges, 
provided a basis to investigate a range of approaches to respond to the opportunities and challenges 
in the ACT.  

Stage 2: Strategic direction setting (2021 and 2022). The ‘direction’ phase was signalled with the 
release of policy directions papers in November 2020 (see section on the Planning System Review and 
Reform papers).  

The ‘change’ phase has been ongoing and has included technical work and planning studies to refine and 
develop the proposed changes to the structure and policy content of the Territory Plan (see section on 
technical studies). The approach to change has considered the ACT Wellbeing Framework; the wellbeing of 
ACT residents will continue to be considered as the reforms progress.  

Stage 3: Implementation (ongoing). Following tabling of the Planning Bill 2022, statutory public 
consultation on the draft new Territory Plan has commenced. The new Territory Plan will respond to 
comments received and be finalised in 2023. Implementation of the new Territory Plan will be assisted by 
information sheets and practice notes, training sessions and online tools. 

Overarching review methodology 

The review methodology has been a cycle of continuous improvement (Figure 3). The process: 

• reviews existing policy and its outcomes on the ground 

• evaluates the expected outcomes of the proposed changes 

• develops the proposed changes for inclusion in the new Territory Plan. 

 

 



 

Proposed New Territory Plan – Supporting Report – Nov 2022
 
14 

 

 

Figure 3: Review cycle 

Figure 4 outlines the policy evaluation process. Evaluation of the strategic planning stream and the 
statutory planning stream was undertaken concurrently, then combined to confirm the policy position or 
identify where new policy work was required before new Territory Plan provisions could be drafted. 
Depending on the policy gap, policy provisions were developed for the new Territory Plan or future 
planning work identified. 

 

 

Figure 4: Policy Evaluation Process 

Government policies were reviewed to determine if they could achieve their stated outcome through the 
planning system. If so, relevant outcomes-based development provisions were drafted to align with and 
achieve the agreed policy outcome while avoiding over-prescription and limiting possible design outcomes.   

Figure 5 provides details of the drivers for change that were considered when determining whether policy 
changes were required for the Territory Plan.  
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Figure 5: Drivers for change 

Policy evaluation process  

In line with the review methodology above, the policy evaluation process undertook the following to inform 
the drafting of outcomes-based development controls: 

• Identified agreed government strategic policy that related to the Territory Plan to: 

o determine the desired outcome(s) of the strategic policy 

o inform the drafting of outcomes-based development policies that align with the strategic policy. 

• Reviewed existing Territory Plan codes and identified existing statutory policy within the Territory Plan 
to: 

o determine if the policy is delivering an identified desired strategic outcome 

o determine whether the policy intent meets the outcomes that are being achieved on the ground 
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Community and entity engagement and feedback 

The Minister for Planning and Land Management and the Environment, Planning and Sustainable 
Development Directorate (EPSDD) maintain ongoing dialogue with the Canberra community and other 
stakeholders, including the planning and development industry and other government directorates.  

Over recent years, engagement on planning related projects identified that while the current system can be 
considered to be adequate, the structure of the Territory Plan and the nature of the decision-making 
process (being focussed on rule compliance rather than desired outcomes) makes it difficult to achieve the 
government and community’s broader policy objectives and long-term vision for the ACT.  

Feedback indicated a desire to have a planning system that focusses on the desired outcomes for 
development rather than prescriptive rules. Articulating the desired characteristics for future development 
in the ACT would facilitate an outcomes-focussed assessment process; that is, being able to focus on a good 
outcome for a development in its context, rather than a ‘rule compliance’ approach to assessment. This will 
place an emphasis on improving design quality and built outcomes so developments can perform well 
within their local context such as their community and environment. 

Figure 7 provides an overview of the feedback over recent years regarding the Territory Plan and planning 
system. Attachment 2 provides further detail of this feedback.  
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Figure 7: Feedback topics 
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Based on the feedback received on the planning system, three key messages were identified: 

• Key Message 1: The current system does not adequately accommodate consideration of design quality 
or development appropriateness, putting at risk the valued character of Canberra and its suburbs. 

• Key Message 2: The disconnect between strategic and statutory planning means the system is not well 
placed to address future planning challenges and aspirations of the long-term Planning Strategy. 

• Key Message 3: These issues, along with the general complexity of the system, is compromising the 
community’s confidence in the system and their ability to fully participate in planning and development.  

In addition to this early feedback, other consultation and engagement processes have provided 
opportunities for community and industry to have their say about planning matters. For example, feedback 
has been recorded through regular forums including the Environment and Planning Forum and the Planning 
and Construction Industry Chief Executive Reference Group. 

A stakeholder working series comprising industry, community and interest group representatives was 
established in 2022 to initiate technical conversations with the project team on policy and structure 
options. This working series enabled more detailed conversations on elements of the new Territory Plan 
and provided the members an opportunity to provide valuable feedback on the workability of the proposed 
changes.  

Throughout the review process, comments have been received from entities who have an interest in the 
Territory Plan.  

The new Territory Plan part of this document outlines the policy changes that are proposed to be included 
in the new Territory Plan. This explanation will indicate where changes are made to reflect entity or 
community comments.    

 

Jurisdiction Review 

Initial work on the Project involved a review of other national and international planning jurisdictions to 
identify best practice approaches that might help improve the ACT system. The following jurisdictions were 
chosen as they represented the range - from prescriptive through to discretionary planning systems - with 
different governance systems: 

• National: 

o City of Yarra (Victoria) 

o City of Ballarat (Victoria)  

o City of Parramatta (New South Wales) 

o City of Newcastle (New South Wales) 

o City of Adelaide (South Australia)  

 



 

Proposed New Territory Plan – Supporting Report – Nov 2022
 
20 

 

 

• International: 

o Singapore 

o City of Toronto (Ontario, Canada) 

o City of Minneapolis (Minnesota, United States) 

o London Borough of Camden (United Kingdom) 

These systems were reformed recently and addressed common challenges and opportunities around 
growth and sustainability. Further details on this jurisdiction review and benchmarking process are included 
in Attachment 3 – Analysis of planning systems in other jurisdictions.  

Other planning systems that have been reviewed recently, such as South Australia and New South Wales, 
were also considered. This review work has shown that the planning challenges identified in the ACT are 
also common in other planning systems.  

The review of specific planning matters such as development provisions, definitions and zoning allowances 
has involved a review of similar matters in other planning systems. Due to the number and nature of 
changes being proposed by this Project, these jurisdictions are not individually listed. However, due to the 
similarities across the nation in planning governance systems, most of these jurisdictions are Australian 
local councils.   

Specific policy advice was also sought from subject matter experts in EPSDD and other government 
agencies. EPSDD areas included Statutory Planning, Territory Plan, Housing Policy, Development and 
Implementation, Climate Change and Energy, Parks and Conservation Service, and Environment.  

Planning System Review and Reform Project papers 

The Planning System Review and Reform Project papers released in 2020 outlined the proposed approach 
to changing the planning system, based on the jurisdiction review and early community and industry 
feedback. The suite of papers included an overview paper and five focus area papers on System Structure, 
Strategic Planning, Development Controls, Development Assessment and System Operation. 
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Figure 8: Policy Direction Papers 

Each paper outlined the context of the project; how that particular focus area related to the Project and 
other focus areas; challenges, opportunities and gaps; and considerations relevant from the benchmarking. 
The papers identified key directions for next steps as part of an integrated approach to improving the 
planning system: 

• Focus Area 1 – System Structure: The hierarchy of the various components of the system as well as their 
individual roles and interrelationships. 

• Focus Area 2 – Strategic Planning: The long-term strategic or policy objectives that describe the purpose 
and direction of the planning system. 

• Focus Area 3 – Development Controls: The interpretation of strategic and policy objectives into 
regulations that define and shape development. 

• Focus Area 4 – Development Assessment: The processes through which development applications are 
assessed and determined. 

• Focus Area 5 – System Operation: The useability of the system from the perspective of applicants, 
agencies and other interested parties. 

The paper most relevant to the review of the Territory Plan was Focus Area 3 – Development Controls. This 
paper focussed on development control provisions, which are the main operational component of the 
planning system. They address what types of development can occur where, how they interact with their 
neighbouring land uses and what the development should look like.  
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Technical Studies 

The early stages of the Project identified the need for further detailed work in certain areas and the 
addition of best-practice thinking from global leading experts. Consultancies were undertaken to provide 
recommendations for changes to existing development provisions or the introduction of new ones. Most 
consultancies included a review of best practice in other jurisdictions to assist in the development of the 
recommendations.  

The consultancies are outlined below, including an overview of the recommendations they made and how 
those recommendations have been considered in the Project.  

 

Achieving Improved Built Form, Place Design and Public Realm Outcomes  

Hodyl & Co. (Hodyl) was engaged to provide specialist advice in respect to built form and public realm 
outcomes. The final report can be found here. A gap analysis of the existing ACT system identified:  

• design guidance was inconsistent and poorly drafted in some instances 

• terms in the policy were not clearly defined 

• guidance was too rigid and that there were contradictions between different elements of policy 

• difficulties in translating strategic design work into the Territory Plan 

• a lack of co-ordination between different agencies when it came to desired design outcomes. 

The outputs of this report included a recommended process and framework to guide the planning and 
delivery of built form, place design and public realm provisions: 

• Measures that can be achieved through a new planning framework, such as new planning controls and 
the policy setting (design guides) that encourage applicants to go beyond the minimum standards. 

• Measures that can be achieved through design standards, such as Transport Canberra and City Services 
(TCCS) design standards for the public domain. 

The evidence-based research informed the seven core recommendations for the ACT to improve design 
outcomes through planning: 

1. Design Act – a strategic design policy that positions design at the centre of shaping cities 
2. Design Guides – a series of design guides that focus on delivering design outcomes that are sought 

across the ACT 
3. Design Guide – Connection with Country 
4. Design Guide – Designing for Place 
5. Design Guide – Housing Design Guide 
6. Design Guide – Public Realm Design Guide 
7. Toolkit – guiding document(s) around best-practice methods for developing, evaluating and 

implementing design guidance for built form outcomes. 
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• reliance on unsuitable road engineering standards which result in over-designed street environments 
that do not support sustainable, walkable and compact development outcomes 

• overly prescriptive standards relating to block dimension and slope which do not achieve meaningful 
benefit and hinder the delivery of density, design variety and innovation 

• insufficient requirements for tree canopy and vegetation provision and technical hindrances within 
associated street and verge standards 

• variable requirements between estate planning in all areas and estate planning in residential zones and 
commercial zones without clear rationale or benefit. 

Existing standards were found to be strong for utility infrastructure, environmental conservation and public 
space provision and locational requirements. 

Recommendations on delivery frameworks to support best practice design have been grouped into 
planning levers and mechanisms:   

• Legislation and strategy recommendations 

• Territory Plan and Code recommendations 

• Site planning and development recommendations 

Specific policy recommendations for the Territory Plan development provisions were identified. These 
recommendations were grouped thematically through five principles:  

Principle 1: Structure  
Principle 2: Public Space.  
Principle 3: Movement  
Principle 4: Services  
Principle 5: Environment 

A series of broader and supplementary reforms to the ACT planning framework were also recommended to 
supplement recommendations on specific development control (provisions) relating to the EDC to ensure a 
‘holistic approach’ to embed process and guidance to achieve best practice. 

The report’s recommendations were assessed against their ability to be translated into the Territory Plan 
and associated policy impacts. The key issues and actions taken forward are below.  

• Recommendations addressing changes to the EDC have been considered in the context of the new 
Territory Plan’s structure of Policy Outcomes, Assessment Requirements, Assessment Outcomes and 
Development Compliance Provisions.  

• The restructure of the new Territory Plan resets the approach to development including new 
subdivisions. A single policy now addresses subdivisions whether they are a small or large scale 
development.  
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• Consistent with the new Zone Policies, a short list of mandatory provisions has been carried over from 
the current Territory Plan, achieving a number of key policy requirements. To obtain approval, 
compliance with the Assessment Requirements is mandatory.  

• The Assessment Outcomes then provide a short list of broad considerations that the development 
application and proposed subdivision will be assessed against. Reference to other Territory Planning 
Authority materials is then available to inform how these Assessment Outcomes will be considered. This 
includes Design Guides and Technical Specifications. The Technical Specifications will typically 
demonstrate a method (but not the only method) of meeting a part of the Assessment Outcome by 
reference in the Development Compliance Provisions.  

• It is for the developer how they choose to approach the Assessment Outcomes, which may be by 
reference to the Design Guides, use of the Development Compliance Provisions and Technical 
Specifications or approach to the matter in a performance approach claiming another method.  

• Many of the current Territory Plan provisions have been incorporated into the Technical Specifications 
allowing an easier transition when the new Territory Plan commences. The Technical Specifications will 
be an evolving assessment tool that will be updated regularly to reflect emerging planning issues, 
environmental needs, development needs and new design and technological advancements.  Technical 
Specifications will however offer possible solutions and potentially certainty for proponents.  

• The recommended performance ‘principles’ have been considered and included as new or amended 
‘Desired Outcomes’ in the new Territory Plan.  

 

Electric Vehicle Infrastructure  

Urbis was engaged to provide expert advice on how to include in the new Territory Plan a requirement for 
electric vehicle (EV) charging infrastructure for new multi-unit residential and commercial buildings and 
investigate measures to support retrofitting of EV charging infrastructure in existing buildings. The final 
report can be found here. 

 

The report’s recommendations address:  

• legislative changes for new developments 

• minimum technical requirements for 

o multi-unit residential development 

o commercial development 

• options to encourage retrofitting 

• response to the recommendations. 

The table below identifies how the key recommendations have been responded to as the project has 
progressed. 
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Living Infrastructure and Urban Heat  

Civille Pty Ltd was engaged to provide expert advice on planning provisions for tree canopy cover, 
permeability and urban heat in the following settings: 

• Estates 

• Commercial zones 

• the Community Facility Zone 

The final reports are at Attachment 9i and Attachment 9ii. 

The key recommendations made in the reports included: 

• the introduction of tree canopy cover and permeability benchmarks for greenfield residential estates 
and development on blocks in commercial zones and the Community Facility Zone 

• the introduction of cool materials (roof, façade and paving) standards for development on blocks in 
commercial zones and the Community Facility Zone 

• the introduction of design principles for living infrastructure and urban heat. 

The tree canopy cover and permeability benchmarks and cool materials standards are included in the draft 
Territory Plan largely as recommended. The design principles will be considered for inclusion in other 
stages of the reform process. 
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The New Territory Plan 

Requirements of the Planning Bill 2022 

The object of the Territory Plan is to ensure, in a manner not inconsistent 
with the national capital plan, that the planning and development of the ACT 
provides the people of the ACT with an attractive, safe and efficient 
environment in which to live, work and have their recreation. 

The preparation of the new Territory Plan has ensured it meets this object as stated in section 46 of the 
Planning Bill 2022. The preparation of the Plan has also responded to the requirements for the Territory 
Plan and the contents of the Territory Plan as specified in sections 47 and 48 of the Bill.   

Requirements for the new Territory Plan 

Section 47 of the Planning Bill 2022 sets out the role of the Territory Plan and what it must contain. This 
states that the Territory Plan:  

 must promote principles of good planning; and  

 must give effect to the planning strategy and district strategies; and  

 may give effect to relevant outcomes related to planning contained in other government strategies and 
policies.  

Contents of the new Territory Plan  

Section 48 of the Planning Bill 2022 sets out what the Territory Plan must contain. It must:  

 include a map (the territory plan map) that identifies districts and designates land use zones; and  

 set out the planning principles and policies for giving effect to the object of the plan, including –   

i) the policy outcomes to be achieved by the plan; and  

ii) requirements and outcomes against which development proposals are assessed; and  

iii) provisions that support compliance with requirements for undertaking development.  

The Territory Plan can include anything else considered relevant to the object of the Territory Plan. It is also 
able to apply, adopt or incorporate a law of another jurisdiction or an instrument as in force from time to 
time, unless the territory plan provides otherwise. 

These requirements have been taken into consideration during the development of the new Territory Plan.  
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Structure Changes 
Order and nature of components 

The draft new Territory Plan consists of seven parts. Each of these parts are outlined below and illustrated 
in Figure 9.  

Part A – Administration and governance  

This part contains key statutory information necessary for the administration and operation of the Territory 
Plan, including references or links to relevant materials such as maps, supporting documents and 
definitions.     

Part B – User guidance – the Territory Plan 

This part contains a summary of the Territory Plan and key supporting documents such as Design Guides 
and Technical Specifications. This part also contains information about how to use the Territory Plan.   

Part C – Planning principles and strategic links  

This part provides more information on important principles and the strategic planning framework for land 
use and development in the ACT. Some of the important principles include a statement of principles of 
good planning and the interaction with the ACT Planning Strategy and district strategies.   

Part D – District policies  

District policies are an important and distinctive feature of the draft new Territory Plan that sets it apart 
from previous plans. The use of district policies is underpinned by strategic planning work undertaken at a 
district level that builds on detailed analysis and research undertaken for each district. There are nine 
districts, each with its own unique characteristics and themes.   

District policies outline desired policy outcomes unique to each district, and include key assessment 
requirements, expected assessment outcomes and development compliance provisions relevant to each 
district.   

District policies are key to shaping places and communities in the ACT, implementing strategic planning 
objectives, protecting and minimising the impacts on our environment, and establishing future urban form 
and development patterns.    

Part E – Zone policies 

Zone policies use the proven planning concept of land use zoning to allocate land uses and development 
opportunities based on the zoning of the land.   

There are seven zone policies that follows a clear hierarchy of land uses.   
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Zone policies outline desired policy outcomes unique to each zone, and include key assessment 
requirements, expected assessment outcomes and development compliance provisions as appropriate for 
each zone. Zoning is a tested and widely used assessment tool used to inform development decisions. 
Zoning also provides clarity about land uses and often shapes public and private investment decisions.   

Part F – Other policies 

Other policies are necessary to guide the orderly development of land in the ACT.  One such policy is for the 
subdivision of land, including the development of greenfield land with future estates and subdivisions to 
make better use of existing underdeveloped land.   

Another policy is required for the unique leasehold system found in the ACT, specifically to assess whether 
proposed new or additional uses applied for under the Crown lease are suitable for the land.   

These policies apply to relevant development types across all Districts and Zones.     

Part G – Dictionary and annexures   

Part G comprises a dictionary containing key definitions and terms used in the Territory Plan. Definitions 
serve to describe, clarify and provide meaning to key concepts and uses that are essential to the application 
of the Territory Plan and necessary for the assessment of development proposals.    

Part G also contains annexures referenced elsewhere in the Territory Plan.   

Supporting material  

Supporting material may include background material, guidelines, advisory notes or other supporting 
material.  Supporting material do not form part of the Territory Plan but may be “called up” by policies 
within the Territory Plan.   

Supporting materials play an important role in preparing, assessing, and deciding development proposals.   

Design guides, technical specifications and other material provides important guidance, clarification, and 
assistance in preparing, assessing and deciding development proposals.   

Design Guides 

A new suite of design guides will support the interpretation, application, and assessment of Territory Plan 
Policies (planning provisions) in the new planning system. This need was identified in the review stage of 
this project and seeks to address the current gaps in the planning system to deliver innovation and better 
design outcomes through planning.  

These Guides are currently in development. An early Explanation of Intended Effects (EIE) has been 
prepared at this time. The Guides will be completed for the commencement of the new Territory Plan. 
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Elements of the new Guides will be a required assessment, typically for residential amenity of new 
developments. For typical Zone Policy Assessment Outcomes, the proponent may choose to use the Guides 
to inform their assessment and achieve the stated outcomes, however alternative approaches remain a 
choice.  

Technical specifications  

The Planning Bill 2022 requires the Territory Plan to contain provisions that support compliance with 
requirements for undertaking development. In the Territory Plan these provisions are referenced as 
Technical Specifications.   

These provisions are typically numerical, quantifiable or relate to an accepted standard. Examples include 
pre-determined setbacks, heights, stormwater management or certain standards for parking or storage. 
Technical specifications might also relate to requirements or standards from another government entity or 
from a utility service provider.  

If a proposed development complies with a relevant provision in the Technical Specifications and the 
specification comprehensively addresses the relevant outcome, it is unlikely to require further assessment 
regarding those specific provisions.  The Territory Planning Authority may consider endorsement or written 
support from an entity or utility service provider to demonstrate compliance with a provision that relates to 
services or utilities. 

Technical specifications provide an opportunity for development compliance with certain provisions.  
Technical specifications are therefore limited in its application and do not replace the more comprehensive 
consideration provided by Design Guides.   

Technical Specifications will be regularly reviewed. The current draft Technical Specifications will be 
reviewed upon the completion of the new Design Guides and potentially expanded for the commencement 
of the new Territory Plan so there is an easier transition between the 2008 and 2023 Territory Plan.   
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Figure 9: Territory Plan structure and supporting material 

 

Components of policies and associated documents  

The District and Zone Policies follows the same configuration of: 
 
Maps – either of the district or the zone. 

Land Use Table – a table of permissible development types. While the Zone Policies specifies the uses 
permitted in each zone, the District Policy specifies the uses permitted or prohibited for specific areas. The 
area specific allowance or restriction overrides the general zone permissions. 

Policy Outcomes – A list of policy outcomes which will guide subsequent assessment. Consideration of the 
relevant outcomes is to be maintained during application of any performance assessments.  

Assessment Requirements – Typically these are stand-alone provisions that do not require reference to 
other Territory Plan provisions (other than to the dictionary) and are ‘pass or fail’ type requirements. To 
obtain approval, all relevant Assessment Requirements must be satisfied.  
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Assessment Outcomes – these are the requirements that will lead to a development application being 
approved or refused. All Assessment Outcomes are outcomes based and may be satisfied (or not) because: 

• The application is consistent with a relevant element of the Design Guides 
• The application is consistent with the Development Compliance Provisions and relevant Technical 

Specifications and comprehensively addresses the Assessment Outcome. Where a Technical 
Specification is only partially addressing an Assessment Outcome, further detail may be required in 
support of the development 

• The application is consistent with the Assessment Outcome and although is not addressed (or entirely 
consistent with) the Design Guides or Technical Specifications, the application is supported by sufficient 
information to consider the proposed development has achieved good planning outcomes against the 
Assessment Outcome and Policy Outcomes.  

• The Assessment Outcome is not relevant to the development circumstances.  

Development Compliance Provisions – call up a range of Technical Specifications as one way of achieving 
compliance. These specifications provide a simpler method of demonstrating compliance with an 
Assessment Outcome. As the Design Guides evolve, so to will the Technical Specifications to match.  

Between these two levels of supporting documents, it is expected a significant ‘library’ of policy will be 
available to guide users when considering the Territory Plan Assessment Outcomes.  

 

Administration and governance 
This section sets out changes that have been made in regard to maps and definitions. Details on the Design 
Guides and Technical specifications are provided in later sections.  

Maps  

The zones nominated in the Territory Plan map will remain the same as the Territory Plan 2008 map.  

The key change to the maps is the removal of all overlays except for the Future Urban Area overlay. 
Currently the Territory Plan contains the following overlays: 

1. Special Requirements of the National Capital Plan 
S – special requirements under the National Capital Plan  
--- Main Avenues and Approach Routes  
U – urban land subject to a Development Control Plan prepared by the National Capital Authority 
A – national land subject to a master plan under applicable Commonwealth legislation 

2. Future Urban Area 
3. Draft Variations to the Territory Plan 
4. Public Land 

o Pa – wilderness area 
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During the development of the district strategies, consideration was given as to whether a site should be 
rezoned to reflect the changing and future needs of the city. The draft district strategies have not 
recommended the rezoning of any blocks to be included in the draft new Territory Plan released for public 
consultation.  

Consideration was also given to current Territory Plan variation requests already submitted to EPSDD. 
These requests are discussed in more detail in the ‘Additional changes to the new Territory Plan’ section 
later in this report.   

There are also sites where the zone or boundary to the zone are being amended to better reflect the shape 
and form of a block and the use on the site. These include: 

• Aranda section 1 blocks 30-32 (Aranda emergency services facility) fire station  

• Campbell section 38 block 4 (to reflect National Capital Plan) 

• Griffith section 43 blocks 30 and 31 

• Pialligo section 12 block 7 

• Phillip section 23 blocks 19 and 20 

Areas with a future urban area overlay that is no longer required (often parts of roads and public land) will 
have the redundant overlay removed.  

A key aspect of the new Territory Plan and planning system is the focus on improving the outcomes of 
development once they are built and being used by the community. This means that instead of focussing on 
strict prohibition of uses and compliance with prescriptive rules, the assessment of a development focuses 
on the impacts and outcomes of a development and how it meets the desired policy outcomes relevant to 
the zone. The uses permitted in a zone have therefore been considered to see what uses can be added, 
particularly where the impacts of any future development can be managed through appropriate planning 
and development provisions.  

The following provides a summary of changes to permitted uses under each of the broad zoning categories 
as follows: 

1. Residential Zones (RZ) 

2. Commercial Zones (CZ) 

3. Industrial Zones (IZ) 

4. Community Facility Zone (CFZ) 

5. Parks and Recreation Zones (PRZ) 

6. Transport and Services Zones (TSZ) 

7. Non-Urban Zones (NUZ) 

























 

Proposed New Territory Plan – Supporting Report – Nov 2022
 
67 

 

feasibility of developments and assist in achieving the target of 70% of new dwellings being in existing 
urban areas. The changes include: 

o Allowing a block in RZ2 to RZ5 zones to be subdivided without being required to 
construct the new dwellings first (as long as it can be demonstrated that the blocks 
created can accommodate dwellings that meet the planning requirements). This 
enables ‘vacant’ blocks to be sold in areas close to services and facilities.    

o Increasing the number of dwellings permitted in a multi unit development in the RZ2 
zone, as well removing development restrictions regarding block amalgamations and 
maximum number of dwellings within a building.  

o Allowing multi unit developments in RZ2 dwellings to be in the form of an apartment 
(which would enable a dwelling to be on a single level and easier for the resident to age 
in place). 

• Addressing concerns regarding mixed use development by introducing a requirement to provide a 
‘buffer’ use within a building between residential dwellings and ‘noisy’ uses. 

• Sport and recreation needs for the Territory have been considered through the district strategies. These 
have not indicated that a reduction in recreation space (particularly restricted access recreation zoned 
land) is warranted. 

• Demonstration housing proposals will be incorporated into the new Territory Plan rather than being 
progressed as individual variations to the current Territory Plan. 

• School site expansion – the rezoning to expand the Garran Primary School site will be incorporated into 
the new Territory Plan rather than being progressed as separate variation to the current Territory Plan. 

Further details of the specific changes are provided in the sections below. 

 

District Policies 
The development of the new district policies has been a combination of reviewing the current suburb 
precinct codes, as well as the structure and concept plans that apply to future urban areas. It is to be noted 
that as the district strategies will start public consultation at the same time as the draft new Territory Plan, 
any provisions identified in the district strategies to go into the district policies cannot be finally confirmed 
until the district strategy consultation process has been completed. 

 

The precinct codes in the current Territory Plan contain numerous site or area specific controls, for example 
building height requirements, active frontages, floor area limits, restrictions on uses and measures to 
minimise adverse impacts on the subject block and neighbouring blocks. In preparing the new district 
policies, the provisions in the precinct codes were reviewed and the following changes made: 

• Site specific provisions that relate to a development that is complete have not been included in the new 
district policies as they are no longer required. 
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• Provisions that apply to specific sites but are common/repeated across precinct codes (for example 
active frontage requirements) are included more generally (i.e. applied to the zone or district as a whole, 
rather than specific sites). 

The policies and requirements in the current precinct codes that are still relevant have been incorporated 
into the new district policies without change, except for adjustments to the wording to assist clarity and 
consistency with the style of the new Territory Plan. The audit of site specific provisions is continuing, 
therefore more provisions may be removed if they are found to be redundant. 

The more numerical or quantifiable requirements (often rules in the current precinct codes) are now 
located in the District Technical Specifications (discussed further in a later section) and are clearly only one 
way to achieve the desired outcomes.   

New area specific provisions that have been included in relevant district policies relate to the 
implementation of the Government’s demonstration housing projects. Details of these specific sites are 
included at the end of this document.   

 

Zone and Other Policies 
The current Territory Plan and proposed new Territory Plan have very different approaches to managing 
development, responding to a change to an outcomes-focussed assessment process. Though the zones and 
majority of the policy content remain the same, the way provisions are applied and are considered is 
significantly different.  

The sections above provide an explanation of the new structure of the Territory Plan and the policy 
documents. This section provides an explanation of the policy changes that have been proposed in the new 
Territory Plan.  

A key difference between the current development codes and the new zone policies is the level of detail 
contained in each one. Unlike the development codes, the zone policies take a broader approach and focus 
on the Policy Outcomes and Assessment Outcomes – the higher level considerations that development 
must meet. In addition, the Assessment Requirements specify the ‘mandatory’ considerations – matters 
that must be met for a development application to be approved. While this is not dissimilar to the concept 
in the current development codes of criteria and mandatory rules, the key difference is that the 
Assessment Requirements and Outcomes must be met, irrespective of their compliance with the 
supporting material (e.g. the relevant Technical Specifications) that are called up by the Development 
Compliance Provisions.   

The more numerical or quantifiable requirements (often rules in the current development codes) are now 
located in the Technical Specifications (discussed further in a later section) and are clearly only one way to 
achieve the desired outcomes.   









 

Proposed New Territory Plan – Supporting Report – Nov 2022
 
72 

 

To support this, two Design Guides are being developed. 

• Urban Design Guide (UDG) – addressing public realm outcomes at a range of scales 

• Housing Design Guide (HDG) – addressing housing at a range of densities, including apartment design 
guidance 

Through the planning process, design guides combined with district and zone-based policy outcomes are 
powerful tools in supporting and achieving a high-quality development outcomes while providing flexibility 
and allowing creativity and innovation in design solutions. 

As documents that play a supporting role to the new Territory Plan, the Design Guides will be written and 
developed in a style and format that assists the interpretation of statutory policy and provides clear 
guidance to proponents and statutory officers (including development assessment staff, Courts and 
Tribunals) within an outcomes based planning system paradigm – the use of images, drawings and graphics 
will assist in this regard.  

Approach – delivering design guides 

The Design Guides are to be delivered in two stages: 

• Stage 1 (November 2022) will include an Explanation of Intended Effects (EIE). This will form the initial 
document to accompany the public consultation phase of the new Territory Plan. The EIE will provide 
guidance to assist the community and industry during the consultation phase to understand the intent, 
look and feel, likely content, practical usage, benefits and limitations of design guidance within an 
outcomes-based planning system. It will provide information on how the Design Guides will be 
implemented to work with and support the new planning system and new Territory Plan. 

• Stage 2 (March 2023) will deliver the Design Guides for implementation into the new planning system. 
These two documents will provide design guidance on Urban Design and Housing Design, and work in 
conjunction with the new Territory Plan. 

It is important that the inputs from stakeholders and outcomes from public consultation (Stage1 EIE) are 
incorporated into the development of the design guides. Stakeholders that will be involved throughout the 
development process will include relevant government agencies, the ACT Government Architect, design 
review team (NCDRP), and industry technical experts. 

Key components 

Design guides are typically outcomes-based documents and the proposed Urban Design Guide and Housing 
Design Guide will have the following characteristics: 

• contain both qualitative and quantitative performance outcomes 

• offer alternative design solutions 

• contain design outcomes that go beyond the ‘minimum’ requirements - including what design 
outcomes to avoid 
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• are human and user centric 

• respond to people and place 

• realigns the use ‘standards’ to meet social and human needs in the public realm and residential design 

• helps to quantify social benefit 

 

Housing Design Guide (HDG) 

The Housing Design Guide will articulate desired design outcomes to guide and assess the design quality of 
housing across a range of housing typologies and densities. The Housing Design Guide addresses residential 
components of proposed developments and provide important guidance that supports the amenity and 
wellbeing of occupants. In addition, the guide places a greater degree of guidance and performance 
requirements on matters such as:  

• visual privacy and interface 

• solar and daylight access, 

• common circulation and spaces, 

• apartment size and layout, 

• ceiling heights, 

• private open space and balconies, 

• natural ventilation 

Further detail on the Housing Design Guide including design principles, content and policy rationale, and its 
implementation into the new planning system is provided in the Explanation of Intended Effects. 

 

Urban Design Guide (UDG) 

The Urban Design Guide will provide important urban and larger scale design guidance for developments 
that are defined as being: 

• precinct scale or urban design developments;  

• exceeding one hectare; comprising more than 1,000m² of public or common space; or  

• developments that required advice from the Design Review Panel.  

The Urban Design Guide will provide guidance to deliver high quality and consistent public realm outcomes, 
with clarity on the preferred design outcomes for both public and private delivery. 

Further detail on the Urban Design Guide including design principles, content and policy rationale, and its 
implementation into the new planning system is provided in the Explanation of Intended Effects.  
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Technical Specifications  
Technical Specifications are ‘called up’ through the Development Compliance provisions of the new 
Territory Plan policy documents. Each zone has a Technical Specification that corresponds with the relevant 
Zone Policy.  

Each Technical Specification comprises a control and a specification.  
  

• Control refers to the general issue that the specification deals with. 
• Specification suggests a solution that supports compliance with respect to the particular issue or 

provision   

Role of Technical Specifications 

Technical Specifications are used as one possible solution or to provide certainty for identified aspects of a 
development proposal. Technical Specifications may also be used as a reference or benchmark for technical 
matters in the preparation and assessment of development proposals.  

The Technical Specifications are typically numerical, quantifiable or relate to an accepted standard. 
Examples include pre-determined setbacks, heights, stormwater management or certain standards for 
parking or storage. 

Technical specifications provide an opportunity for development compliance with certain provisions.  
Technical specifications are therefore limited in their application and do not replace the more 
comprehensive consideration provided by Design Guides, nor are Technical Specifications mandatory.   

Selected updated and simplified elements of the current Territory Plan technical information have formed 
the initial Technical Specifications. This will allow for an easier transition between Territory Plans (2008 to 
2023) and be familiar with proponents wanting more detail with regards to meeting relevant Assessment 
Outcomes. 

The ‘library’ of Technical Specifications will be added to before commencement of the new Territory Plan 
and regularly reviewed thereafter to ensure sufficient information is available at this level.  

Technical Specifications are not likely to cover all Assessment Outcome provisions and may not fully 
address a particular Assessment Outcome, therefore consideration against the relevant Assessment 
Outcomes remains key to obtaining development approval. 

Policy changes 

Similar to the Zone Policies, the majority of the considerations in the Technical Specifications will remain 
relatively the same, though will be applied and considered in a different manner.  

A number of provisions have been reworded or regrouped to assist with clarity and ease of use. Provisions 
have also been added to address matters such as: 
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Garran Primary School expansion 

The new Territory Plan will contain a zone change to part of Block 9 Section 33 Garran to enable the 
expansion of the Garran Primary School. The zone will change from PRZ1 Urban Open Space to Community 
Facility to accommodate the school additions and integrate the existing Early Learning Centre within the 
school site.   

Further details on the Garran Primary School proposal are located in Attachment E10i 

 

Phillip Swimming and Ice Skating Centre 

The current Territory Plan contains a requirement for the Phillip Swimming and Ice Skating Centre (PSISC) at 
Block 2 Section 22 Phillip to: 

• provide or retain an ice-skating rink suitable for national ice hockey competition  

• provide or retain a 50m public pool with direct public address to Irvine Street, and  

• that any redevelopment for other uses involves the inclusion of the pool as an indoor facility.  
 
In 2016, the ACT Government made a commitment to look at options for a new ice sports facility, 
preferably in south Canberra. A site was identified on Rowland Rees Crescent in Greenway (Block 17, 
Section 46) to be near other sporting facilities and in close proximity to the Tuggeranong Town Centre 
with access to public transport. The ACT Government has undertaken an Expression of Interest process 
and selected a suitable party to design, construct, own, operate and maintain a new ice sports facility 
in Tuggeranong. Subject to the private sector entity delivering the proposed new ice sports facility in 
Tuggeranong, the provisions in the new Woden District Policy will provide flexibility in the requirement 
to provide an ice sports facility on the Phillip site. This means an ice-skating rink would not be required 
at Block 2 Section 22 Phillip, if agreed by the ACT Government, in the circumstance where an alternate 
ice rink is developed in the ACT.  
 
In recognition of changes to indoor swimming pool community preferences, the requirement for a 
50m indoor pool to be provided if the site is redeveloped is proposed to be amended. The draft new 
Territory Plan instead proposes the requirement for the site to have: 
• indoor 25m x 20m 8-lane public pool – water depth of 1.35m to 2.0m 

• indoor warm water program pool – minimum dimensions of 20m x 10m 
• indoor toddlers/leisure pool, learn to swim pool and/or water play splash pad – minimum size of 500m2 
• associated amenities to support the operation of the pool facilities 
• a transition from within the centre to the outdoors (including to external gardens, decks and outdoor 

eating areas to support indoor/outdoor activities). 
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Demonstration Housing – overview 

Demonstration Housing is closely aligned with the ACT Government’s Housing Choices policy project. 
Housing Choices investigates ways in which the housing needs of residents can be better met now and in 
the future. Its aim is to introduce more flexibility into the planning system to enable more housing choice in 
housing type and encourage the kind of quality residential buildings that the community wants.  

Extensive community engagement was undertaken as part of the Housing Choices project. The community 
indicated that it wants more housing diversity including options to age in place, better construction quality, 
better housing design, more affordable housing, and infill development that reflects Canberra’s garden city 
principles.  

The Demonstration Housing Project was established to test and showcase how the ACT can best contribute 
to making a compact, sustainable, accessible and active city through innovative planning, design and 
delivery. Demonstration Housing is intended to deliver different housing types that are not currently 
available in Canberra and that support high quality design, build quality, housing choice, environmental 
sustainability and medium density infill. It offers a ‘hands on’ opportunity to test the effectiveness of 
different housing types through real examples and future review through post-occupancy assessment.  

The Demonstration Housing Project responds to an ACT Legislative Assembly resolution passed in June 
2017, which asked the ACT Government to engage with the community and industry stakeholders about 
how to deliver demonstration housing proposals that showcase best-practice in one or more of the 
following areas:  

• excellence in construction and design quality  

• carbon neutral buildings  

• medium density infill  

• innovative planning and engagement approaches  

• innovative housing products and typologies  

• close partnership with industry bodies  

• options for public and affordable housing  

The Demonstration Housing Project called for expressions of interest in 2018, which were considered in 
accordance with the areas being showcased from the above list (having identified one or more areas). Each 
proponent went through a rigorous two-stage evaluation process, which included design refinements. This 
process was designed to assess the interest, capability, and experience of proponents to deliver projects 
that address the resolution of the Legislative Assembly. The evaluation criteria included an assessment 
against the demonstration housing concept, design quality and build quality. Proponents were required to 
present to the National Capital Design Review Panel. All Demonstration Housing proposals are required to 
respond to the design feedback from the Panel through design refinement.  

The experience gained from Demonstration Housing and assessment via post occupancy evaluation studies 
will be used to inform changes to housing policy and planning provisions more broadly. Any further changes 
that may be required in the future to the Territory Plan to encourage and support improved housing choice 
and housing quality in Canberra would be subject to further stakeholder involvement and community 
consultation.  
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Under the Demonstration Housing Project, a successful proponent is required to undertake community 
consultation about their proposal in accordance with an approved engagement strategy. This requirement 
is undertaken prior to any consultation of a change to the Territory Plan and the results are included in a 
Planning Report, which is available on the Environment, Planning and Sustainable Development Directorate 
website. Further information about the Demonstration Housing Project can be found at 
www.planning.act.gov.au/urban-renewal/demonstrationhousing-project. 

 

Forrest Section 44 Block 5 – Multi-Unit Housing 

The proposal for demonstration housing at Forrest section 44 block 5 is for three multi-unit dwellings.  This 
type of development is not currently permitted in the RZ1 zone, as a maximum of two dwellings is 
permitted on the subject block. The Territory Plan, only for this site, will enable a greater number of 
dwellings to be developed on the block and to be unit titled.  

The RZ1 zoning for the site will be retained and the proposed changes to the planning controls in the 
Territory Plan are only to enable this specific proposal.  The proposal for multi-unit housing was chosen to 
showcase medium density infill, and innovative housing products and typologies. Only the specified 
Demonstration Housing proponent is able to develop the site for the proposed demonstration housing.  

The proposed multi-unit housing will consist of three four-bedroom dwellings of 2-storeys and aims to 
present as a large single dwelling from the street. This is consistent with the Blandfordia 4 Heritage 
Guideline requirement for the conservation of the garden city values.  The proposal will meet many of the 
built form requirements for single dwelling housing and demonstrate how the suburban character of the 
RZ1 area can be maintained with a higher density of development. 
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Location map – 38 Empire Circuit, Forrest 

Changes proposed for Forrest Section 44 Block 5  

• allowing the development of three multi-unit dwellings and limiting who can undertake this 
development to the specified Demonstration Housing proponent 

• specifying one driveway verge crossover  

• setting the minimum number of on-site car parking spaces to six 

• requiring all dwellings to be accessible to Liveable Gold Level standard 

• allowing dwellings to be individually unit titled 

Reasons for making changes 

• increases housing choice by allowing greater dwelling density – allowing 3 dwellings where currently 
only 2 are permitted and allowing unit titling 

• the development allows for ageing in place through addressing liveability requirements 

• the development has been designed to fit in with the low-density character of the surrounding area 

• increases the supply of housing which is consistent with the aim of the ACT Planning Strategy to 
provide 70% of new housing within the existing urban footprint 
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• allows for testing and evaluation of the concept, which may influence future policy about housing 
choice  

Further details on the proposal are located in Attachment E10ii 

 

Lyneham Section 38 Blocks 24 and 25 – Community Housing 

The proposal for demonstration housing at Lyneham section 38, block 24 and 25 is for community housing.  
Additional planning requirements to develop nine community housing dwellings are only to enable this 
specific proposal.   

The proposal for community housing on this site was chosen to showcase medium density infill, close 
partnership with industry bodies, innovative housing products and typologies, and options for public and 
affordable housing. The proposed community housing will consist of nine dwellings of 2-storey built form. 

 

  Location Map – 18 and 20 Mackennal Street, Lyneham 

Changes proposed for Lyneham Section 38 Blocks 24 and 25 

• allowing the development of nine community housing dwelling and limiting who can undertake this 
development to the specified Demonstration Housing proponent 

• applying side and rear boundary setback requirements for ground and upper floor levels of 3.25 metres 

• specifying a maximum of one driveway verge crossover per block 

• setting the minimum number of on-site car parking spaces to six 
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• allowing up to two unroofed carparking spaces on each block setback a minimum of 2.5 metres from 
the front property boundary 

• requiring dwellings to be accessible to Liveable Housing Design Gold Level standard for a minimum of 
40% of dwellings and remaining dwellings to meet Silver Level standard (noting that Element 1 of the 
Liveable Housing Design (Silver Level) does not apply to upper floor level dwellings). 

• requiring community housing development to meet elements of the Multi Unit Housing Development 
Code requirements 

Reasons for making changes 

• increases housing choice by allowing greater dwelling density – allowing 9 dwellings where currently 
only 4 are permitted 

• the development allows for ageing in place through addressing liveability requirements 

• the development has been designed to fit in with the character of the surrounding area, similar to 
requirements within the RZ1 zone. 

• the site is well located close to existing services in the nearby Lyneham local centre 

• increases the supply of housing which is consistent with the aim of the ACT Planning Strategy to 
provide 70% of new housing within the existing urban footprint 

• allows for testing and evaluation of the concept, which may influence future policy about housing 
choice  

• Further details on the proposal are located in Attachment E10iii 

 

O’Connor Section 66 Block 1 – Multi-unit Housing 

The proposal for demonstration housing at O’Connor is for three multi-unit dwellings.  This type of 
development is not currently permitted in the RZ1 zone, where a maximum of two dwellings are permitted 
on a standard block. 

The RZ1 zoning for the site will be retained and the proposed changes to the planning controls in the 
Territory Plan are only to enable this specific proposal.  The proposal for multi unit housing was chosen to 
showcase medium density infill, and innovative housing products and typologies.  

The proposed multi-unit housing will consist of three 3-bedroom dwellings of 2-storeys in height contained 
in two separate buildings. The proposal will meet many of the built form requirements for single dwelling 
housing in the RZ1 zone and demonstrate how the suburban character of the RZ1 area can be maintained 
with a higher density of development. 
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Location map – 25 Fairfax Street, O’Connor 

Changes proposed for O’Connor Section 66 Block 1 

• allowing the development of three multi-unit dwellings and limiting who can undertake this 
development to the specified Demonstration Housing proponent 

• allowing a zero metre side setback to the southern side property boundary for a length of up to 16m at 
ground level 

• specifying a maximum of two driveway verge crossings 

• setting the minimum number of on-site car parking spaces to six 

• requiring all dwelling to be assessable to Liveable Housing Design Gold Level standard 

• incorporating requirements for courtyard walls, including:  

o heights of up to 1.8m and setback from the northern property boundary where 
enclosing principle private open space of 0.7m and a 2m setback from the western 
property boundary 

o defining construction materials  

• allowing dwellings to be individually unit titled 
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Reasons for making changes 

• increases housing choice by allowing greater dwelling density – allowing 3 dwellings where currently 
only 2 are permitted and allowing unit titling 

• the development allows for ageing in place through addressing liveability requirements 

• the site is well located close to existing services in the nearby O’Connor local centre  

• increases the supply of housing which is consistent with the aim of the ACT Planning Strategy to 
provide 70% of new housing within the existing urban footprint 

• allows for testing and evaluation of the concept, which may influence future policy about housing 
choice  

Further details on the proposal are located in Attachment E10iv 

 

Weston Section 50 Block 2 – Multi-unit Housing 

The proposal for demonstration housing at Weston section 50 block 2 for three multi-unit dwellings. This 
type of development is not currently permitted in the RZ1 zone, where a maximum of two dwellings are 
permitted on a standard block. 

The RZ1 zoning for the site will be retained and the proposed changes to the planning controls in the 
Territory Plan are only to enable this specific proposal.  The proposal for Weston section 50 block 2 was 
chosen to showcase medium density infill, excellence in construction and design quality, and innovative 
housing products and typologies.  

The proposed multi-unit housing will consist of 3 dwellings of various sizes (one 1-bedroom unit and two 3-
bedroom units) in a 2-storey form and aims to present as a dual occupancy to the street. The proposal is 
anticipated to meet some of the built form requirements for single dwelling housing in the RZ1 zone. 
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    Location map – 24 Rubbo Crescent, Weston 

Changes proposed for Weston Section 50 Block 2  

• allowing the development of three multi-unit dwellings and limiting who can undertake this 
development to the specified Demonstration Housing proponent 

• introducing built form requirements for character, including presenting to the street as a dual 
occupancy and solar access and privacy requirements to protect neighbouring residential properties 

• allowing a minimum of 3m side boundary setbacks for ground level and upper levels 

• specifying one driveway verge crossover 

• setting the minimum number of on-site car parking spaces to four 

• requiring all dwellings to be accessible: 

o two units to meet Liveable Housing Design Gold Level standard  

o one unit to meet Liveable Housing Design Silver Level standard 

• allowing dwellings to be Unit Titled 

• including a requirement for appropriate green infrastructure, site permeability and urban heat 
reduction, which may include the provision of green roof, green wall or vertical garden, permeable 
paving, and a cool roof 
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Reasons for making changes 

• increases housing choice by allowing greater dwelling density – allowing 3 dwellings where currently 
only 2 are permitted and allowing unit titling 

• the development allows for flexible living including for extended and blended families 
(intergenerational living) and people living with disability and their carers 

• the development has been designed to fit in with the low-density character of the surrounding area, 
appearing as a dual occupancy dwelling from the street 

• the site is well located close to existing services in the nearby Cooleman Court group centre the site has 
good access to public transport  

• increases the supply of housing which is consistent with the aim of the ACT Planning Strategy to 
provide 70% of new housing within the existing urban footprint 

• allows for testing and evaluation of the concept, which may influence future policy about housing 
choice  

Further details on the proposal are located in Attachment E10v 



From: Kaucz, Alix
To: Moser, Sonya
Cc: Hai, Helen
Subject: RE: FOR INPUT- active travel related General Codes
Date: Friday, 27 November 2020 3:35:00 PM
Attachments: image001.jpg

image002.png

OFFICIAL
Great – thanks Sonya!

From: Moser, Sonya <Sonya.Moser@act.gov.au> 
Sent: Friday, 27 November 2020 2:53 PM
To: Kaucz, Alix <Alix.Kaucz@act.gov.au>
Cc: Hai, Helen <Helen.Hai@act.gov.au>
Subject: RE: FOR INPUT- active travel related General Codes

OFFICIAL
Hi Alix
I’ve spoken to Carrell and updated her re the End-of-Facilities general code. They are doing a
project to update the Active Travel Framework 2015 to be cons detent with the recently
released ACT Planning Strategy 2020. She said that there was an action to do a Cycling and
Walking General Code in the NCP and Territory Plan. I indicated that it would be unlikely in the
NCP and she though the new general code had been put on hold because of the Planning System
Review. I indicated that you were not aware of this and on discussion it seems like they want a
map indicating main routes. She suggested an overlay in the Territory Plan and I indicated that
we may be removing them and it may be better to do a layer on ACTMapi (possibly with a link to
the TP), especially given the difficulties with changing the TP. I suggested that the TP may not be
the best place for this document. I also indicated that I would inform you of our discussion.
I agreed to send her a copy of the draft variation.
Thanks and regards
Sonya

From: Kaucz, Alix <Alix.Kaucz@act.gov.au> 
Sent: Thursday, 26 November 2020 5:32 PM
To: Moser, Sonya <Sonya.Moser@act.gov.au>
Subject: RE: FOR INPUT- active travel related General Codes

OFFICIAL
Hi Sonya
For you to raise with Carrell – we aren’t working on a cycling and walking general code, in fact
this is the first I’ve heard of it (though let me know if I’m mistaken)
Alix

From: Hambrick, Carrell <Carrell.Hambrick@act.gov.au> 
Sent: Thursday, 26 November 2020 2:59 PM
To: Moser, Sonya <Sonya.Moser@act.gov.au>
Cc: Kaucz, Alix <Alix.Kaucz@act.gov.au>
Subject: RE: FOR INPUT- active travel related General Codes

OFFICIAL
Hi Sonya,
Hope you are well.
I am gathering information on the Bicycle Parking General Code and proposed Cycling and
Walking General Code as a part of an internal review of the Active Travel Framework







From: Kaucz, Alix
To: Powter, Luke
Cc: Burton, Anthony; McFarlane, Trina
Subject: RE: Public Transport Territory Plan Layer
Date: Friday, 5 March 2021 5:36:00 PM
Attachments: image001.jpg

OFFICIAL
Hi Luke
Thank you for your email. We are still currently working though the higher level issues related to
the planning system review and haven’t yet got to the overlays part. We will be in touch in
coming months regarding the intertown public transport corridor and the Territory Plan.
Kind regards
Alix
Alix Kaucz | Senior Director - Territory Plan Section
Phone 02 6205 0864 
Planning and Urban Policy | Environment, Planning and Sustainable Development | ACT Government
Level 2, 480 Northbourne Avenue Dickson ACT 2602 | www.environment.act.gov.au

From: Powter, Luke <Luke.Powter@act.gov.au> 
Sent: Wednesday, 3 March 2021 2:01 PM
To: Kaucz, Alix <Alix.Kaucz@act.gov.au>
Subject: Public Transport Territory Plan Layer

OFFICIAL
Dear Alix,
My name is Luke Powter and I work for Vanessa Barnett in the recently renamed Strategy,
Planning and Policy team at Transport Canberra. I am writing to you to pick up on the
conversation from last year on defining a specifications for a spatial planning layer incorporating
transport planning – a modernisation of the “intertown public transport corridor.”
I am writing to generally find out where this is at and to ascertain anything I or Vanessa can do to
assist or provide input into that project.
If you wish to discuss this further, I am more than happy to discuss over the phone.
Kind regards,
Luke
Luke Powter | A/G Policy Officer | Strategy, Planning & Policy
Phone: 02 6205 5017 | Email: luke.powter@act.gov.au
Transport Canberra and City Services | ACT Government
Level 3, 480 Northbourne Avenue, Dickson Canberra ACT 2601
I work and am generally contactable 8:30am to 5:00pm (weekdays)
Connected services for the people of Canberra



From: Kaucz, Alix
To: McFarlane, Trina; Burton, Anthony
Subject: RE: Question about Overlays
Date: Tuesday, 19 October 2021 5:28:00 PM

OFFICIAL
Hi Trina
I have no idea what the current thinking is re overlays but the original intent was to remove
them and then add any necessary detail in the district codes. Whether this is the same approach
for FUAs I don’t know but I’d recommend removing them too and then the Act (under the TA
section) refer to future urban areas identified in a district code (rather than an overlay).
Hope this helps
Alix

From: McFarlane, Trina <Trina.McFarlane@act.gov.au> 
Sent: Tuesday, 19 October 2021 5:07 PM
To: Burton, Anthony <Anthony.Burton@act.gov.au>; Kaucz, Alix <Alix.Kaucz@act.gov.au>
Subject: RE: Question about Overlays

OFFICIAL
Hi Alix and Anthony
Are you able to assist with my question below?
I need to provide a response to SGS on this tomorrow to assist them to complete their report.
Thanks
Trina

From: McFarlane, Trina 
Sent: Monday, 18 October 2021 3:10 PM
To: Bennett, JamesP <JamesP.Bennett@act.gov.au>; Tomlins, Lisa <Lisa.Tomlins@act.gov.au>;
Dengate, Clinton <Clinton.Dengate@act.gov.au>; Burton, Anthony
<Anthony.Burton@act.gov.au>; Mangeruca, Maria <Maria.Mangeruca@act.gov.au>
Subject: Question about Overlays

OFFICIAL
Hi All
Could someone send me a para on what we are doing in relation to Overlays in the Territory
Plan?
Is the proposal to replace Overlays with something else in the new Territory Plan?
I need a few words on how this will work to give to SGS consultants.
Thanks
Trina



From: Sainsbury, Marcus
To: Kaucz, Alix
Cc: Henry, Karen; Smith Du Toit, Fiona; McFarlane, Trina
Subject: RE: Safeguarding future Light Rail Infrastructure
Date: Wednesday, 15 December 2021 4:59:17 PM
Attachments: image001.png

image002.png

OFFICIAL
Thanks Alix – much appreciated feedback.
Cheers, Marcus

From: Kaucz, Alix <Alix.Kaucz@act.gov.au> 
Sent: Wednesday, 15 December 2021 10:02 AM
To: Sainsbury, Marcus <Marcus.Sainsbury@act.gov.au>
Cc: Henry, Karen <Karen.Henry@act.gov.au>; Smith Du Toit, Fiona
<Fiona.SmithDuToit@act.gov.au>; McFarlane, Trina <Trina.McFarlane@act.gov.au>
Subject: RE: Safeguarding future Light Rail Infrastructure

OFFICIAL
Hi Marcus
Apologies for the delay in replying. Although the Territory Plan currently has the Intertown Public
Transport Route overlay, this doesn’t really link to any provisions to enable it to be formally
considered in the assessment process.
The current Planning System Review and Reform Project is looking to add District Strategies to
the planning system and these may be a mechanism to safeguard future light rail infrastructure.
Alternatively the precinct codes (or their successor) could add provisions to address this.
Happy to discuss options if you would like.
Kind regards
Alix

From: Sainsbury, Marcus <Marcus.Sainsbury@act.gov.au> 
Sent: Friday, 10 December 2021 5:18 PM
To: Kaucz, Alix <Alix.Kaucz@act.gov.au>
Cc: Henry, Karen <Karen.Henry@act.gov.au>; Smith Du Toit, Fiona
<Fiona.SmithDuToit@act.gov.au>
Subject: Safeguarding future Light Rail Infrastructure

OFFICIAL
Hi Alix,
Just wanted to check (off the back of a request from our DG) what mechanisms might existing
either through the Territory Plan, or some other operational register, to safeguard future light
rail infrastructure (corridors, depots, traction power substations). Is it the case that the only
(current) provisions are the “Public Transport Overlay” or is there a register that EPSDD
maintains for future land use activities?
Appreciate any advice you can offer in relation to the above. Also more than happy to have a
short chat if that is easier.
Cheers, Marcus
Marcus Sainsbury | Senior Director Design, Environment and Planning
Major Projects Canberra | Light Rail | ACT Government
T 02 6207 2060 | M  | E marcus.sainsbury@act.gov.au
GPO Box 158, Canberra ACT 2601

www.act.gov.au























































From: Kaucz, Alix
To: Mitchell, Joanne; Kamarul, Matthew
Subject: table of policy changes
Date: Saturday, 25 June 2022 7:38:00 PM
Attachments: Key policy and system changes with new Territory Plan.docx

Let me know if more detail is needed or other items to add



From: Davidson, Geoffrey
To: Kaucz, Alix; Kamarul, Matthew; Cilliers, George
Cc: Althorp, Vanessa; Acheson, Ellen
Subject: TCCS comments on Territory Plan (A40597579)
Date: Monday, 20 February 2023 12:07:04 PM
Attachments: TCCS comments on Territory Plan (A40597579).docx

OFFICIAL

Hi Alix, Matt and George
Please find attached TCCS comments on the draft Territory Plan. Lots of comments and I have
done my best to filter for you.
Many comments will be easy to respond to (e.g. incorrect references to standards and
specifications) while others comment on policy and structure change of the TP.
I think it would be useful if you can provide a response to the comments. Perhaps you could
group some and provide a general response, while others will need a specific response – similar
to table of comments for Cabinet Submissions.
Another option is for me to arrange a meeting with those who provided comments and you can
respond verbally with TCCS taking minutes of the meeting.
Please let me know how you would like to take this forward.
Many thanks for your patience while I coordinated TCCS review and comment.
I hope the public consultation is going well and I look forward to hearing from you soon.
Geoff
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Section 47 of the Planning Bill 2022 sets out the role of the Territory Plan and what it must contain. This 
states that the Territory Plan:  

 must promote principles of good planning;  

 must give effect to the planning strategy and district strategies; and  

 may give effect to relevant outcomes related to planning contained in other government strategies and 
policies.  

 

The principles of good planning specified in section 10 are: 

 activation and livability principles; 

 cultural heritage conservation principles; 

 high-quality design principles; 

 integrated delivery principles; 

 investment facilitation principles; 

 long-term focus principles; 

 natural environment conservation principles; 

 sustainability and resilience principles; and 

 urban regeneration principles. 

 

The creation of the new district strategies took into consideration the principles of good planning. The 
development of the new Territory Plan gives effect to the district strategies and is consistent with the 
principles of good planning in the Bill. 

  
Section 48 of the Planning Bill 2022 sets out what the Territory Plan must contain. It must:  

 include a map (the Territory Plan map) that identifies districts and designates land use zones; and  

 set out the planning principles and policies for giving effect to the object of the plan, including:   

i) the policy outcomes to be achieved by the plan; 

ii) requirements and outcomes against which development proposals are assessed; and  

iii) provisions that support compliance with requirements for undertaking development.  

The Territory Plan can include anything else considered relevant to the object of the Territory Plan. The 
Territory Plan may also be supported by supporting material (such as design guides and planning 
specifications) to help readers to understand and apply the Territory Plan.  

These requirements have been taken into consideration during the development of the new Territory Plan.  
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3. Consultation process 
 

Consultation on the draft new Territory Plan and the nine draft district strategies was held over a four-
month period from 1 November 2022 to 3 March 2023. The consultation process included a range of 
engagement activities across 4 phases: 

• Phase 1 – Share: sharing information with the community to learn about the project, engagement 
process and to answer any initial questions. This process included in-person pop-ups and community 
workshops in each district, industry workshops and community council presentations.   

• Phase 2 – Consider: providing individuals and organisational stakeholders time to consider the project 
material and prepare feedback through Your Say. 

• Phase 3 – Listen: opportunity for stakeholders to be heard through several feedback channels, including 
a range of in-person and online events available to the Canberra community and stakeholder 
organisations. 

• Phase 4 – Report: collation and analysis of comments received during the consultation period.  

During the consultation period, over 400 written submissions were received on the draft new Territory Plan 
and draft district strategies, containing over 1,800 comments.  

A consultation report for the draft new Territory Plan has been prepared in accordance with section 606 of 
the Planning Act 2023 and includes the matters raised in written submissions related to the Territory Plan. 
Also in accordance with section 606 of the Planning Act 2023, Appendix 1 of the Territory Plan Consultation 
Report includes the mandatory agency comments received on the draft Territory Plan and Appendix 2 
includes the written submissions received during the consultation process.  

In addition to this consultation report, a Listening Report has been prepared by Communication Link that 
outlines the feedback received during the engagement process, as well as a Submissions Report prepared 
by Ethos Urban that provides an external response to the over 1,800 comments made in the written 
submissions.  

These three documents provide further detail on the feedback received on the draft new Territory Plan and 
a response to the themes raised in the comments.   

 

4. Territory Plan Structure 
The Territory Plan is the statutory document that guides planning and development to provide ACT 
residents with an attractive, safe and efficient environment in which to live, work and play. While the new 
Planning Bill 2022 provides the legislative framework for the reformed planning system, the new Territory 
Plan is the main mechanism for achieving an outcomes-focussed approach and giving effect to strategic 
policies (such as the ACT Planning Strategy and the new district strategies). Rather than focussing on 
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prescriptive rules, the new Territory Plan encourages innovation and high-quality design to achieve the 
desired outcomes for development.  

Two important changes made with the new Territory Plan involve its structure and how the planning 
requirements have been incorporated into it to achieve an outcomes focussed planning system. By 
restructuring the components of the Plan, introducing supporting material such as design guides and 
planning technical specifications and focusing on policy outcomes and assessment requirements, the focus 
for development assessment is clearly on the impacts and outcomes of a development, rather than a 
compliance approach.  

 

4.1. Components of Territory Plan 

The Territory Plan consists of seven parts: 

Part A – The Territory Plan (Governance)  

This part contains key statutory information necessary for the administration and operation of the 
Territory Plan, including where the Territory Plan applies. This part contains an explanation of the 
components of the Territory Plan and how they are used in the development assessment process.     

Part B – Territory Plan Map 

This part contains the maps that form part of the Plan, identifying all land covered by the Plan.  

Part C – Planning principles and strategic links  

This part provides more information on important principles and the strategic planning framework for 
land use and development in the ACT. Some of the important principles include a statement of 
principles of good planning and the interaction with the Planning Strategy and district strategies.   

Part D – District policies  

District policies are an important and distinctive feature of this Plan. The use of district policies is 
underpinned by strategic planning work undertaken at a district level that builds on detailed analysis 
and research undertaken for each district (district strategies). Development considerations identified 
in the district strategies are then implemented through the relevant district policy, making it a 
required consideration in the development assessment process.     

District policies are key to shaping places and communities in the ACT, implementing strategic planning 
objectives, protecting and minimising the impacts on our environment, and establishing future urban 
form and development patterns.  

There are nine districts, each with its own unique characteristics and themes. District policies contain 
the considerations and requirements that are specific to a district or part of a district. These 
considerations and requirements override any relevant requirements in the zone or other policies. 

District policies specify uses that are permissible or prohibited on specific blocks in addition to those 
specified by a zone. The policies outline desired policy outcomes that are important to each district 
and include assessment outcomes and key assessment requirements relevant to each district. 
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Development applications must demonstrate that they are consistent with all the relevant assessment 
outcomes and assessment requirements.   

Part E – Zone policies 

Zone policies allocate land uses and development opportunities to land in the ACT based on the zoning 
of the land.  

There are seven zone policies that incorporate the 23 land use zones to apply zone specific 
considerations and requirements to land in the ACT.   

Zone policies specify uses that are permissible (subject to a development application) or prohibited in 
specific zones. The policies outline desired policy outcomes that are important in differentiating each 
zone and include assessment outcomes and key assessment requirements relevant to each zone.   

Part F – Other policies 

Other policies are necessary to guide the orderly development of land in the ACT.   

One such policy is for the subdivision of land, including the development of greenfield land with future 
estates and subdivisions to make better use of existing underdeveloped land. This policy also includes 
the assessment outcomes and key assessment requirements that apply to future urban areas (as 
identified in the Territory Plan Map with the future urban area overlay).   

Another policy is required for the unique leasehold system found in the ACT, specifically to assess 
applications that propose new or additional uses in the Crown lease.   

These policies apply to relevant development types across all districts and zones.     

Part G – Dictionary  

Part G comprises a dictionary that contains key definitions and terms used in the Territory Plan. 
Definitions describe, clarify and provide meaning to key concepts and uses that are essential to the 
application of the Territory Plan and necessary for the assessment of development proposals.     

Supporting documents  

The Territory Plan provides for a more outcomes focused planning system. It is accompanied by 
supporting documents such as design guides and planning specifications that provide important 
guidance and clarification to deliver a more efficient development assessment process that focuses on 
developing high-quality built outcomes for Canberra. Other supporting documents can include guides, 
factsheets, practice notes, templates and training material.  

Supporting materials do not form part of the Territory Plan but may be ‘called up’ by policies within 
the Territory Plan. Design guides are a required consideration in the development assessment process 
and both design guides and planning specifications are notifiable instruments.  

Figure 1 below illustrates the Territory Plan structure and the relationship with the supporting 
material.  

 



 
9 

 

  
Figure 1: Territory Plan structure and supporting material 

 
 

Hierarchy of Territory Plan components 

In the event of any inconsistency between Territory Plan considerations, the order of precedence is as 
follows: 

• District policy 

• Zone policy 

• Other policy 

• Design Guides 

• District planning specifications 

• Zone planning specifications 

• Other planning specifications. 

 

4.1.1. Design Guides 

Though the Territory Plan contains provisions that will deliver the desired planning outcomes for the ACT, 
there is a need for these to be supported by clear methods and examples for how they can be met.  

Under the Planning Act 2023, the Minister may prepare design guidance for development proposals (design 
guides) to support the Territory Plan. A design guide is a notifiable instrument published on the ACT 
Legislation Register and must also be published on the Territory Planning Authority website. 

The design guides provide clear and easy to understand qualitative guidance that identify design 
possibilities and encourage innovation. Design guides also identify where flexibility in design can be 
considered and matters that must be addressed. Overall, the guides are critical in the design and 
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assessment process, particularly when planning provisions are less prescriptive and leave room for 
interpretation and innovation.  

Design guides made by the Minister include: 

• Urban Design Guide - provides guidance for larger developments to support the delivery of high quality 
public realm and built form outcomes.  

• Housing Design Guide – provides guidance for housing to support the amenity and wellbeing of the 
residents and their visitors. 

• Biodiversity Sensitive Urban Design Guide – provides guidance on protecting natural values, including 
biodiversity and ecological connectivity. 

Other place-specific or theme-based design guides may be prepared and made by the Minister. 

 

The developments specified below are required to respond to the design guides.  

Urban Design Guide 

Development is required to consider and provide a design response to the Urban Design Guide where:  

a) it is precinct scale with a site area greater than one hectare;  

b) the combined development gross floor area exceeds 10,000m2;  

c) comprises more than 1,000m² of public or common space; or 

d) required to seek advice from the Design Review Panel. 

In demonstrating consistency with the assessment outcomes, proposed development must demonstrate 
consideration of the design guidance provided in the Urban Design Guide for the following themes:  

a) Country and place;  

b) Urban structure and natural systems 

c) Site and Land Use 

d) Access and Movement 

e) Public Space and Amenity 

f) Built Form and Building Design 

g) Sustainability and Environment. 

 
Housing Design Guide 

Residential development, excluding single dwelling housing and secondary residence, is required to 
consider and provide a design response to the Housing Design Guide. In demonstrating consistency with 
the assessment outcomes, proposed development must demonstrate consideration of the design guidance 
provided in the Housing Design Guide for each of the themes. This includes consistency with the 
assessment outcomes and guidance that specifically address the following design elements: 
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a) visual privacy and building separation; 

b) solar and daylight access; 

c) common circulation and spaces; 

d) apartment size and layout; 

e) ceiling heights; 

f) private open space and balconies; and 

g) natural ventilation. 

 
Biodiversity Sensitive Urban Design Guide 
The Biodiversity Sensitive Urban Design Guide applies to the planning, design and approval processes for 
the development and redevelopment of sites: 
 
a) in the Future Urban Areas;  

b) in non-urban zones (NUZ1-5); 

c) in PRZ1 Urban Open Space; and 

d) with an area greater than one hectare in all zones. 

 
The Biodiversity Sensitive Urban Design Guide does not apply to single dwelling housing, secondary 
residences, or development where the increase in impermeable surfaces is 500m2 or less.  
 
In demonstrating consistency with the assessment outcomes, proposed development must demonstrate 
consideration of the design guidance provided in the Biodiversity Sensitive Design Guide for the following 
themes: 

a) maintain and enhance nature; 

b) connect and extend nature; 

c) minimise threats to protect nature; and 

d) connect people to nature. 

 
Place-specific or theme-based Design Guides  
Additional Design Guides may be made from time to time under the Planning Act 2023. These design guides 
will set out their application to particular development types. 
 
All design guides are published on the ACT Legislation Register and the Territory Planning Authority 
website. 

 



 
12 

 

4.1.2. Planning Technical Specifications  

The Territory Plan makes reference to district planning technical specifications (providing possible solutions 
to district policies), zone planning specifications (providing possible solutions to zone policies) and other 
planning specifications (providing possible solutions to other policies).  

Planning technical specifications are used as a possible solution or to provide guidance for identified 
aspects of a development proposal.  Planning technical specifications may also be used as a reference or 
benchmark for planning matters in the preparation and assessment of development proposals to 
demonstrate compliance with the Territory Plan.  

 

4.1.3. How to use the Territory Plan 

Uses 

After identifying the zoning of a parcel of land, the relevant Zone Policy indicates uses that are permissible 
(marked as a ‘Y’ in the land use table) or prohibited. The relevant district policy may specify that other uses 
are permissible on a nominated site, or that a use normally permitted in a zone is prohibited on a site.  

Policy outcomes 

The policy outcomes within the district, zone and other policies describe the desired development outcome 
to be achieved in a specific district or zone, or to be achieved through a subdivision or lease variation. For 
zones and districts, these outcomes identify how one zone is different to another or features that are of 
particular importance in a district (or part of a district). The policy outcomes inform the assessment 
outcomes for a zone or district and are used in the assessment process to guide compliance with the 
assessment outcomes to deliver the desired development outcomes for an area.    

Assessment outcomes 

The primary assessment consideration for a development application is the assessment outcomes in the 
district, zone and other policies. Assessment outcomes are consistent with the policy outcomes in the 
Territory Plan policies and specify the desired outcomes to be achieved by a development proposal.   

Recognising the importance when planning a development of first considering the broader urban context 
and then moving to the detailed design considerations, the assessment outcomes in the zone and other 
policies are grouped into the following themes:  

• Country and Place 

• Urban Structure and Natural Systems 

• Site and Land Use 

• Access and Movement 

• Public Space and Amenity 

• Built Form and Building Design 

• Sustainability and Environment 

• Parking, Services and Utilities 
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Not all themes are relevant in each policy therefore all eight themes may not be included in a policy 
document.  

In demonstrating compliance with the assessment outcomes, consideration is to be given to the relevant 
design guides and may be given to planning technical specifications which may serve as a benchmark. While 
all assessment outcomes are to be met, not all outcomes are covered by design guidance and/or planning 
specification. Assessment of a zone assessment outcome can take into consideration the relevant zone 
specification or an applicable district specification, noting that the district specification would take 
precedence over the zone specification. However, a district assessment outcome takes into consideration a 
corresponding district specification rather than the zone specification.    

Where a proposed development complies with a relevant provision in the design guide and/or planning 
technical specification and the development comprehensively addresses the outcome, further assessment 
regarding those assessment outcomes will not be required. 

Where a design guide applies to a development, the proposal must demonstrate that it is consistent with 
the guidance provided for assessment outcomes for the design elements. Given the nature of the design 
guides, different design responses are possible to meet the same assessment outcomes.   

The Territory Planning Authority may consider advice or written support from a referral entity to 
demonstrate compliance with a relevant assessment outcome. Where endorsement from an entity is noted 
as a planning specification, entity referral will be required. 

 
Assessment requirements  

Assessment requirements set the mandatory development controls within specific zones or for specific 
development types.   

District policies also contain assessment requirements. Assessment requirements in district policies will 
prevail where inconsistencies occur.  

 

4.2. Changes in response to consultation  
Though the parts of the Territory Plan remain relatively unchanged from the consultation version of the 
Territory Plan, the sections within the parts have been revised and refined. Adjustments have been made 
to Parts A and B of the Territory Plan to reflect the final structure of the Territory Plan and to separate the 
Territory Plan governance (explanatory) matters from the Territory Plan maps. Part A contains the overview 
of the Territory Plan components and how they are to be used.  

In response to feedback received during the consultation process, the Territory Plan policy documents have 
been revised to more clearly articulate the desired assessment outcomes, as well as grouping them by 
category. The sections in the policies have been reordered to state the assessment outcomes before the 
assessment requirements, highlighting their importance in the decision making process.  

The design guides have now been completed and are available for consideration against the assessment 
outcomes.  The guides are structured around the same themes as the policy documents, assisting in where 
the design guide considerations relate to the applicable assessment outcomes.  
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– partially treated  
– disinfected  
Environment  

Remnant native 
vegetation  
Secondary window  
 

Waterscape  
Waterway  

 
 

5.1.2. Zones and Overlays 

Overlays 

Overlays have been removed from the Territory Plan map, except for the following overlays: 
a) Special requirements of the National Capital Plan  

S – special requirements apply under the National Capital Plan (i.e. where a development 
control plan exists) 

U  – urban area under the National Capital Plan 

A – airport land  

b) Future urban area (FUA) – noting that remnant FUA overlays have been removed where the parcel of 
land is too small, is public land that will be retained as public land or for other reasons will not have an 
estate development plan prepared for it (which is the standard process for removing a FUA overlay on a 
site).     

c) Public Land 

Pa – wilderness area 

Pb – national park 

Pc – nature reserve 

Pd – special purpose reserve 

Pe – urban open space 

Pf – cemetery or burial ground 

Pg – protection of water supply 

Ph – lake 

Pi – sport or recreation reserve. 

Zoning 

No changes to zoning have occurred with the new Territory Plan except in the following circumstances:  

a) Sites where the zone or boundary to the zone are being amended to better reflect the shape and form 
of a block and the use on the site. These include: 

• Aranda section 1 blocks 30-32 (Aranda emergency services facility) fire station  

• Campbell section 38 block 4 (to reflect National Capital Plan) 

• Griffith section 43 blocks 30 and 31 

• Pialligo section 12 block 7 

• Phillip section 23 blocks 19 and 20. 





 
21 

 

NUZ1 Broadacre 
NUZ2 Rural 
NUZ3 Hills, Ridges and Buffer  
NUZ4 River Corridor 
NUZ5 Mountains and Bushland 

major electricity storage facility 

 
 

5.1.3. Policy 

Policy changes being made with the new Territory Plan in response to Government policies and 
commitments include: 

• Living infrastructure and urban heat provisions for commercial and community facility zoned land, as 
well as subdivision applications. 

• Enhancing the provisions related to bushfire and flood risk mitigation in response to a changing climate.  

• Amended vehicle parking requirements to encourage and support active travel, while requiring provision 
of infrastructure for EV charging facilities.  

• Assisting to achieve net zero emissions by prohibiting gas connections in new residential subdivisions 
and introducing large battery storage and hydrogen production as permitted uses in the Territory. 

• Providing for a greater range of housing such as community housing (affordable rental) development will 
assist in addressing housing affordability. Other changes to address affordability and assist with 70% of 
new growth being accommodated within the existing urban areas (a target of the ACT Planning Strategy 
2018) include: 

o Allowing a block in RZ2 to RZ5 zones to be subdivided without being required to construct the 
new dwellings first    

o Multi-unit housing in the RZ2 zone being able to have more dwellings as part of the 
development  

o Allowing apartments (of no more than two storeys) in the RZ2 zone to provide more single level 
dwellings (that are easier for the resident to age in place), rather than only townhouses. 

• Addressing concerns regarding mixed use development by introducing a requirement to provide a 
‘buffer’ use within a building between residential dwellings and ‘noisy’ uses. 

 
Site specific changes 

The new Territory Plan includes amendments to the requirements for the Phillip Swimming and Ice Skating 
Centre to reduce the size of pool required (from 50m to 25m) but to also require additional aquatic 
facilities. Changes are also proposed to facilitate the delivery of four demonstration housing projects at the 
following locations: 

• Forrest Section 44 Block 5 – Multi-Unit Housing 
• Lyneham Section 38 Blocks 24 and 25 – Community Housing 
• O’Connor Section 66 Block 1 – Multi-unit Housing 
• Weston Section 50 Block 2 – Multi-unit Housing. 

 
District policies and specifications 
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