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1 Introduction 

 

Cardno has been engaged by the Land Development Agency (LDA) to design and document the Coombs 
Residential Estate Stages 1-3 (Project No. 292347).  Our scope has been to detail design and document 
all civil engineering aspects of the project (i.e. roads, stormwater, sewer, water etc.) and to coordinate 
them with the Gas Reticulation (ZNX, formally known as Jemena), Electrical Reticulation (ActewAGL), 
Street Lighting (ActewAGL) and Communications Reticulation (TR – TransACT).  

The project as a whole is generally consistent with the approved Notice of Decision ref 201120676, under 
Part 7 of the Planning and Development Act 2007. 

Through the detail design of stages 1-3 of Coombs Residential Estate a number of changes have 
occurred that directly affected the approved EDP Plans. The changes to these plans include; 

1. Introduction of a bridge on proposed Road C07 (Stage 2) 

2. Amendments to vehicle accessways (Stages 1-3) 

3. Retaining wall design extents (Stages 1-3) 

4. Boundary amendment to Block CA (Primary School) site (Stage 2) 

5. Boundary adjustments to Block AP & AQ (Stage 1) 

6. Addition Traffic Calming on proposed Road C24 (Stage 3) 

 

The above exceptions to the approved EPD Plans are detailed in this report as follows.  

 

 

Parties to the Contract 
 
Client:  Land Development Agency (LDA) 
Developer:  Land Development Agency (LDA) 
Project Manager:  Mark Towers 
Project Director:  Mark Perry 
Charted Engineer:  John Foster 
 
Specialist Consultants:  N/a 
 
Engineering:  Cardno Young Pty Ltd 
Landscape Architect:   Oxigen Pty Ltd (managed directly by LDA) 
Surveyor:  Mail McDonald Barnsley 
Geotech:  Douglas Partners 
Principal contractor:  Stage 2 – Group One, Stages 1 & 3 - TBC 
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2  Detail Design Inclusions 

 

It should be noted that the detail design of Coombs Residential Estate, stage’s 1-3 generally complies 
with the TAMS design guidelines, ACTPLA Estate Development Guidelines, and other relevant Australian 
Standard’s where required.  The Estate Development Plan was approved in February 2012.   

Current approvals granted by Territory and Municipal Services (TAMS) include; 

> Stage 1 Earthworks 

> Stage 2 Earthworks 

> Stage 2 Civil Works 

> Stage 3 Earthworks 

 

Outstanding approvals currently lodged with TAMS include Stage 1 and 3 Civil Works packages, with an 
expectation that Stage 3 civil package will be approved within the next fortnight by TAMS Asset 
Acceptance. 

Validation and verification of the detail design has been undertaken in house using Cardno Young’s 
Quality System design verification and review procedures including design and drafting checklists. 

Detailed consultation has been undertaken with key stakeholders during the design and documentation 
process including TAMS, and all service authorities. 

As noted above a number of detail design changes have occurred that directly affected the approved 
EDP Plans which are detailed as follows. 

 

2.1 Bridge on proposed Road C07 (Stage 2) 

Through detail design of the proposed stormwater underpass located along proposed Road C07, a further 
assessment of the underpass was carried out to advice on possible treatment options and their likely 
costs to construct to enable the client to select a preferred option.  

The design options included a 16m RTA spaced plank bridge, 4.2m x 3.0m precast box culverts, and 
9.4m wide by 4.0m high precast arch underpass.  

This review is included in Appendix C including the detail design plans for your information. 

The bridge location has been identified on the following revised EDP Plans; 

> 292347-C-LUP-01, page 2, Rev 5 

> 292347-C-LUP-01, page 3, Rev 5 

> 292347-C-RHP-01, page 14, Rev 3 

> 292347-C-RDLS-10, page 32, Rev 3 

> 292347-C-TYP-03A, page 65A, Rev 1 

> 292347-C-PTP-01, page 74, Rev 5 

> 292347-C-OSP-01, page 78, Rev 3 

> 292347-C-WCP-01, page 82, Rev 3 

> 292347-C-BMP-03, page 88, Rev 3 
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> 292347-C-FILL-01, page 91, Rev 2 

> 292347-C-RDP-07B, page 118B, Rev 1 

> 292347-C-SWP-01, page 123, Rev 4 

 

2.2 Amendments to vehicle accessways (Stages 1-3) 

Through detail design of the proposed vehicle assessways, the general alignments of these vehicle 
crossings were further reviewed with ease of vehicle egress to and from the residential blocks, including a 
review of the block grading. 

A small number a vehicle accessways have been relocated to the low side of the block to enable the 
future owner of the site to locate the future garage on the low side of the block to maximise the use of the 
individual sites. 

The follows tables identify those accessways amended through detail design and is presented in order of 
the proposed construction sequencing, with detailed vehicle turning movements included in Appendix D 
for your information.  

Table A 
Coombs Residential Estate – Stage 2  

Vehicle Amendments 
 

Section Block Change Reason 

BN A Skew driveway within 1:10 limit 1 

  C Move driveway from LH to RH 
side of block 

2 

  D Move driveway from LH to RH 
side of block 

2 

  E Move driveway from LH to RH 
side of block 

2 

  F Move driveway from LH to RH 
side of block 

2 

  I Move driveway from LH to RH 
side of block 

2 

  J Move driveway from LH to RH 
side of block 

2 

  K Move driveway from LH to RH 
side of block 

2 

BO A Skew driveway within 1:10 limit 1 

  Q Move driveway from LH to RH 
side of block 

2 

  R Move driveway from LH to RH 
side of block 

2 

BP A Skew driveway within 1:10 limit 1 

BQ F Skew driveway within 1:10 limit 
and move to NE boundary 

1 

BR ag Skew driveway within 1:10 limit 1 

BS ad Skew driveway within 1:10 limit 1 

  U Move driveway from LH to RH 
side of block 

2 

BT B Skew driveway within 1:10 limit 1 

BY A Skew driveway within 1:10 limit 1 

BZ A Skew driveway within 1:10 limit 1 

        
        

  
1. Acute angle between front and side boundary requires driveway to be offset the max 1:10 to facilitate 

car parking 

2.Topography and gradient of site which will enable the garage to be located on the low side of site 
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Table B 
Coombs Residential Estate – Stage 3 

Vehicle Amendments 

Section Block Change Reason 

BB I Skew driveway within 1:10 limit 1 

BD I Skew driveway within 1:10 limit 1 

  J Skew driveway within 1:10 limit 1 

BI J Skew driveway within 1:10 limit 1 

BJ H Skew driveway within 1:10 limit 1 

 

1. Acute angle between front and side boundary requires driveway to be offset the max 1:10 to facilitate 

car parking 

 

Table C 
Coombs Residential Estate – Stage 1 

Vehicle Amendments 

Section Block Change Reason 

BD I Move driveway from LH to RH 
side of block 

2 

BG I Move driveway from LH to RH 
side of block 

2 

BI J Skew driveway within 1:10 limit 1 

BJ H Skew driveway within 1:10 limit 1 

 

1. Acute angle between front and side boundary requires driveway to be offset the max 1:10 to facilitate 

car parking 

2.Topography and gradient of site which will enable the garage to be located on the low side of site 

 

The Vehicle accessway amendments have been identified on the following revised EDP Plans; 

> 292347-C-EDP-02, page 4, Rev 5 

> 292347-C-EDP-03, page 5, Rev 5 

> 292347-C-EDP-04, page 6, Rev 6 

> 292347-C-BDP-04, page 10, Rev 4 

> 292347-C-BDP-05, page 11, Rev 5 

> 292347-C-BDP-06, page 12, Rev 4 

> 292347-C-OSP-02, page 79, Rev 3 

> 292347-C-OSP-03, page 80, Rev 4 

> 292347-C-OSP-04, page 81, Rev 4 

> 292347-C-WCP-02, page 83, Rev 3 

> 292347-C-WCP-03, page 84, Rev 3 

> 292347-C-BMP-03, page 85, Rev 4 

> 292347-C-RDP-06A, page 117, Rev 3 

> 292347-C-RDP-07B, page 118B, Rev 1 
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2.3 Retaining Wall 

Do the construction of the Actew Molonglo Trunk Sewer being constructed within the River Corridor; 
Actew has placed construction limitation over the main such that any works within 10.0m of the main 
requires additional approval. 

As a result of this approval requirement, the intended retaining walls within Coombs Residential Estate 
have been designed to ensure that the estate works including the retaining walls and earthworks do not 
occur within the 10.0m wide limitation zone. This has resulted in an increase in height and or the 
introduction of additional walls.  

The Retaining wall amendments have been identified on the following revised EDP Plans, with the detail 
deign of these walls included in Appendix E for your information; 

> 292347-C-FILL-02, page 92, Rev 3 

> 292347-C-FILL-04, page 94, Rev 3 

 

2.4 Boundary amendment to Block CA (Primary School) site (Stage 2) 

The Land Development Agency (LDA) has recently negotiated with the Education Board the increase in 
block area to Block CA to facilitate the development of Coombs Primary Schools. 

The boundary amendments to Block CA have been identified on the following revised EDP Plans; 

> 292347-C-LUP-01, page 2, Rev 5 

> 292347-C-EDP-01, page 3, Rev 5 

> 292347-C-RHP-01, page 14, Rev 3 

> 292347-C-CHP-01, page 19, Rev 3 

> 292347-C-PTP-01, page 74, Rev 5 

> 292347-C-OSP-01, page 78, Rev 3 

> 292347-C-WCP-01, page 82, Rev 3 

> 292347-C-BMP-03, page 88, Rev 3 

> 292347-C-FILL-01, page 91, Rev 2 

> 292347-C-SWP-01, page 123, Rev 4 

 

In addition the above revised EDP Plan, Jurgen Lebang, Manager – New Schools (Schools Capital 
Works), has provide a letter of support for the proposed boundary amendment and is included in 
Appendix F. 

2.5 Boundary adjustments to Block AP & AQ (Stage 1) 

The boundary amendments to Block CA have been identified on the following revised EDP Plans; 

> 292347-C-BDP-02, page 8, Rev 4 

2.6 Addition Traffic Calming on proposed Road C24 (Stage 3) 

As result of Coombs Residential Estate detail design, Design Acceptance submission, TAMS have 
requested that addition traffic calming by way of a splitter island be included on proposed Road C24. 
 
The traffic calming amendments have been identified on the following revised EDP Plans; 

> 292347-C-RHP-03, page 16, Rev 3 
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3 Summary 

 

The inclusion of the amended detailed design elements described above will still provide a valuable asset 
to the Molonglo Valley and Weston Creek districts while maintaining the essence of the approved EDP 
Plan framework.   
 
This report has been issued for circulation to key stakeholders prior to submission for this amended DA. 
 
Cardno Young and LDA have carried out key stakeholders meetings to walk through the design changes 
through the course of the detail design as not to course any surprises. 
 
It is our conclusion that though numerous physical elements have changed the key success criteria and 
intent of the original project scope have still been met and largely unchanged. Therefore the development 
is considered substantially the same as the development originally applied for making it suitable for 
Amended DA application. 
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Coombs Residential Estate – Statement against Criteria 
Development Amendment Report 
 

 
Assessment of EDP against Residential Subdivision Code 

 

Element 1: Neighbourhood Design 

 

Intent: 

To provide safe, convenient, accessible and attractive neighbourhoods that meet the diverse and changing needs of the 
community.  This encompasses offering a wide choice in good quality housing and associated community and 
commercial facilities, providing for local employment opportunities, encouraging walking cycling and use of public 
transport, minimising energy and water consumption, and promoting a sense of place through neighbourhood focal 
points and the creation of a distinctive identity which recognises and, where relevant, preserves the natural environment.  
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Element 2: Street Works 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C1 

The street network has a clear 

structure and component streets 

conform to their function within the 

network. 

 

Complies: 

 The street network has a clear structure with roads 

conforming to their function in the network. 

Major and Minor Collectors Roads, Roads C03 and C04, 

form the main north south spines between the signalised 

intersections on John Gorton Drive and with East and 

West Coombs.  

Strong links between Roads C03 and C04 are provided 

within the road hierarchy by Roads C07 and C08, 

together with Road C20 on the eastern side of the main 

ridge in east Coombs (which also links east and west 

Coombs). These roads are higher order within the 

hierarchy, generally Local Access C or higher) and 

represent the main links carrying the majority of localised 

traffic. In addition these roads form the basis of the 

Public Transport Network through the estate. 

The higher order roads and main spine links throughout 

the estate are further supplemented by lower order roads 

(Local Access B) carrying a reduced number of vehicles 

typically derived from the lower density, RZ1 areas 

though in some isolated cases from higher density 

development. The lower order roads are part of a clear 

structure that link with the Major, Minor Collectors and 

Local Access C spine network and therefore provide 

efficient transport links to John Gorton Drive in the south. 

There are some Local Access A roads though consistent 

with the requirements of Table 4 from the Residential 

Subdivision Code these have only been nominated on 

roads where no through traffic can be reasonably 

expected.  

It is also noted that all streets link with other roads that 

are no more than two levels higher or lower in the 

hierarchy as defined by this Code with the exception of 

Road C28.  

Road C28 is a short (approximately 100m) street 

connecting Road C3 (major collector) at its western 

extent to Road C7 (minor collector) at its eastern extent. 

This access street has been geared as a local access B 

and is anticipated to facilitate approximately 400 vpd, of 

which the majority of trips are generated by MU site 

Section AT Block ‘b’ and further supplemented by traffic 

accessing the Local Centre. In order to deter through 

movements from utilising this connection, this street will 

be appropriately calmed through the incorporation of 

LATM measures such as road cushions and road 

narrowing’s, with details to be provided at the detailed 

design stage.  

 

Complies 

 

 

 

 

 

Road links between Coombs Stage 1 and 2 

along Road C07 has been maintained 

irrespective of the introduction of the bridge 

in place of a culvert. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

 The lower order category for Road C28, with traffic 

control measures, will be further developed at detailed 

design to provide synergy between the local centre and 

the open space area directly to the north. 

 

R2 

The street network reflects the 

characteristics specified in Table 2. 

 

Complies: The street network consists of Access Streets 

and Collector Streets which are based on the indicative 

traffic volumes and road characteristics notes in Table 2. 

There are a number of cases where the road 

characteristic notes determine the classification of the 

road instead of the indicative traffic volumes. e.g. Local 

Access A does not convey traffic from other areas, and 

the Coombs and Wright Concept Plan requires Road 3 to 

be a Collector Road. 

 

Complies – No Change 

2.2 Corridors and Precincts  

R3 

Streets within any neighbourhood 

do not operate as through traffic 

routes for externally generated 

traffic (other than for pedestrians, 

cyclists and public transport). 

 

Complies: Externally generated traffic will be served by 

the John Gorton Drive, rather than through traffic 

movements in Coombs. The main external traffic 

destinations from the John Gorton Drive will generally be 

to the primary school precinct (including the adjoining 

community facilities), the Local Centre and the Molonglo 

River Corridor. These are not considered as through 

traffic routes. 

The exception to that noted above is the future link to 

North Weston as required by the Coombs and Wright 

Concept Plan. The proposed road network is consistent 

with the Coombs and Wright Concept Plan including the 

identification of key roads and their relationship to 

Precincts.  

 

Complies – No Change 

At the request of TAMS Asset Approval 

Team and addition Traffic Calming device 

(splitter Island) has been introduced in 

Coombs Stage 3 Road C24. 

R4 

Connections between residential 

streets and arterial roads are in 

accordance with the requirements 

of Table 3.   

 

N/A: The connections with John Gorton Drive are 

mandated in the Concept Plan and are to be constructed 

as part of the Capital Works Project 

 

N/A – No Change 

C5 

Safe and convenient links are 

provided for pedestrians and 

cyclists across transport corridors. 

 

Complies: Signalised intersections and pedestrian 

underpasses are part of the John Gorton Drive Capital 

Works project.  These crossings will provide a safe and 

convenient link for pedestrians and cyclists at 

approximately every 400m. In addition pedestrian 

refuges will be provided at convenient locations for the 

crossing of major collector roads within the Coombs 

Estate.   

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R6 

Junctions between the external 

roads and the internal street 

network are located so as to 

minimise restriction of movement 

on the roads, and to avoid traffic 

volumes in excess of 6000 vehicles 

per day (vpd) on major collector 

streets and 3000 vpd on minor 

collector streets. 

 

Complies: The spacing of junctions between external 

roads and the internal street network restricts traffic 

volumes to less than 6,000 vpd on Roads C03A, C03B 

and C04 and to less than 3,000 vpd on all other minor 

collector streets. 

All roads have been designed to comply with Ausroads 

and TaMS Standards. 

See Road Hierarchy Plan (Drawing RHP 01 to 04) 

 

Complies – No Change 

2.3 Safety, Access and Convenience  

R7 

Junctions are spaced as set out in 

Table 3. 

 

Complies  

 

Complies – No Change 

C8 

The street network creates 

convenient movement for residents 

between their homes and higher 

order roads 

 

 

Complies: The block layout complies with this criterion 

and the requirements of the Concept and Structure 

Plans. The only element of R8 the EDP does not comply 

with is the maximum 1200m distance between any 

dwelling and the arterial road and this is because the 

Territory Plan locates dwellings over 1300m (in a straight 

line) from the Arterial Road.  Otherwise the driving 

distance from any dwelling to the nearest collector road 

complies with Rule 8 and the road network provides 

convenient movement for residents to all other higher 

order roads. 

 

Complies – No Change 

R9 

No more than three turning 

movements at intersections or 

junctions are required in order to 

travel from any home to the most 

convenient collector street or 

higher-order road. 

 

Complies: Coomb’s street design is a connective grid.  

This generally reduces the length of vehicle trips and 

requires 3 or less turning movements between all 

dwellings and the most convenient collector road.  

 

Complies – No Change 

R10 

Proposed housing development 

along a movement corridor does 

not have direct vehicle access to 

an arterial road, unless there are 

no suitable access alternatives, in 

which case vehicle access on to 

the corridor must be able to be 

made in a forward direction. 

 

Complies: There is no direct access to the arterial road 

from dwellings.  Access to dwellings is only permitted via 

the internal road network (individual dwellings) and 

service roads (limited to high density sites). 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

2.4 Traffic Impacts and Residential Amenity  

R11 

No more than 5% of dwellings have direct access 

to streets with the long-term maximum desirable 

traffic volume in excess of 3000 vpd. 

 

Complies: No dwellings have direct 

driveway access to streets with traffic 

volumes greater than 3,000 vpd. 

 

Complies – No Change 

R12 

An acoustic analysis identifies internal and 

external noise impacts. 

 
Complies: GHD has undertaken a 
desktop assessment of the potential traffic 
noise impacts of the proposed John 
Gorton Drive on proposed adjacent 
residential areas.  

 

As stated it the EDP report the LDA is 

requesting a technical amendment to the 

concept plan to require the high density 

developments along John Gorton Drive to 

mitigate the predicted future traffic noise 

levels. A planning control plan that clearly 

identifies blocks requiring acoustic noise 

mitigation has been prepared and 

submitted as part of the EDP submission. 

 
Complies – No Change 

2.5 Functions and Width  

R13 

The road cross-sections and location of utilities 

and driveways within verges maintain an 

alignment for the planting of street trees as 

required by Table 4. 

 

Complies: Road reserves and driveway 

locations have been designed throughout 

the estate to accommodate all services 

and proposed large street tree planting in 

accordance with Table 4. 

 

Complies: Increased vehicle access angles 

to and from future driveways and relocation 

of accessways maintain the Estate 

serviceability and streetscape in general 

accordance with Table 4. 

R14 

The road network caters for the efficient provision 

of public utility networks including water, 

sewerage, stormwater, electricity, 

telecommunications and gas, as demonstrated by 

certification by relevant authorities. 

 

Complies: all services can be fully 

accommodated within the road verge to 

meet authority requirements. See typical 

cross sections (Drawings TYP 01 – 06). 

 

 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

2.4 Traffic Impacts and Residential Amenity  

C15 

Street reserve width is sufficient to cater for all 

street functions, including: 

a) Safe and efficient movement of all users 

b) Provision for parked vehicles 

c) Location, construction and maintenance of 

network utilities; 

d) Overland flow paths within depth and velocity 

safety criteria for pedestrian and vehicles 

e) Provision for water sensitive urban design 

f) Carriageway and pedestrian lighting are 

integrated with a tree management plan that 

maintains designed lighting levels over time 

g) Street tree planting 

h) Retaining walls 

i) Public lighting 

j) Pedestrian and cycle paths. 

 

 

 

Complies: The proposed widths for all streets 

are sufficient to cater for all street functions 

noting: 

a. A minimum 1.5m wide footpath is 

proposed on both sides of streets 

generally to maximise pedestrian 

connectivity and efficiency of 

movements.  

 On road cycle lanes have been 

provided along main desire lines such 

as Road C03 A&B and C04.  

 In addition a 2.5m shared pathway is 

proposed on Roads C03 C&D, C07, 

C08  to efficiently convey cyclists and 

pedestrians to and from strong desire 

lines such as the school, local centre, 

River Corridor and open space areas 

such as North Weston Pond. 2.5m 

shared pathways are also nominated 

around the Mixed-Use Zones. 

 The street network establishes a road 

hierarchy and traffic management that 

restrains vehicle speeds, deters 

through traffic and is appropriate for 

other road uses. Trafficable lanes have 

been designed in accordance with the 

Territory Plan and intersections have 

been designed in accordance with the 

relevant standards. In addition 

intersections along the bus routes have 

been designed to accommodate the 

requirements of ACTION buses. 

b. Indented parking has been provided in 

front of dwellings, along main traffic 

routes and adjacent to amenity. Lower 

order roads within the road hierarchy 

will accommodate informal parking 

within the road reserve in accordance 

with R32 and table 4. Parking has been 

provided at a rate of 1 space per 2 

blocks <12.5m wide. Larger blocks with 

frontages greater than 12.5m 

accommodate visitor parking on block; 

c. Utility services, (shared trench, potable 

water, sewer and stormwater)  have 

been designed with clearances 

nominated in keeping with the relevant 

standards; 

d. Road reserves have been designed to 

convey minor storm events via 

stormwater pit and pipe infrastructure. 

Major storm events up to and including 

the Q100 will be conveyed via. a 

combination of pit and pipe and 

overland flow within the road reserve in 

keeping with the relevant standards 

regarding velocity depth and hazard;  

 

Complies – No Change 

 

 

 

 

 

 

 

 

Introduction of the Road C07 bridge has 

allowed an increased pedestrian access 

through the open space between John 

Gorton Drive & Road C07 and the future 

Primary School without the need for 

Children to access the School site by 

crossing Road C07 when travelling on foot 

from the Wright Estate via the open space. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

 e. The majority of the street verges are 

7.5m wide, which allow for WSUD 

elements to be included in the streets. 

The design has included kerb watering of 

street trees, however the majority of 

WSUD measures, gross pollutant traps 

and bio retention areas are generally 

proposed at downstream discharge 

points and not within the road reserve; 

f. Street trees and street lighting are 

proposed on a common alignment to 

provide an efficient verge configuration 

and consider clearances to services and 

other infrastructure. Street trees will be 

adequately spaced to maintain desired 

lighting levels and on consideration 

mature tree canopy; Street tree planting 

has been nominated in keeping with the 

relevant standards and consistent with 

the Territory Plan;  

g. Retaining walls are proposed within the 

central median of Road C03 and Road 

C46. The road reserves are of sufficient 

width to accommodate retaining walls 

while still maintaining adherence to the 

relevant standards and Territory Plan. 

Other retaining walls along roads 9 and 

20 are not located within the road 

reserve, but sited either in the public 

open space or on blocks; 

h. All road reserves have been designed in 

keeping with the relevant standards in 

relation to public lighting and are of 

sufficient width in order to accommodate 

street lights and associated electrical 

infrastructure;  

i. Street trees and street lighting are 

proposed on a common alignment to 

provide an efficient verge configuration 

and consider clearances to services and 

other infrastructure. Street trees will be 

adequately spaced to maintain desired 

lighting levels and on consideration 

mature tree canopy;  

 In addition a 2.5m shared pathway is 

proposed on Roads C03 C&D, C07, C08  

to efficiently convey cyclists and 

pedestrians to and from strong desire 

lines such as the school, local centre, 

River Corridor and open space areas 

such as North Weston Pond. 2.5m shared 

pathways are also nominated around the 

Mixed-Use Zones. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Retaining wall along Road 20 has been increased 

in length due to restriction placed over the Actew 

Sewer Trunk main down slope of Road 20. The 

road reserve and public access to the River 

Park Corridor has been maintained. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R16 

Speed reduction devices are part of the design for 

the total street environment which demonstrates 

that: 

a) Slow points, including either horizontal or 

vertical deflection, are designed to slow 

traffic to design speeds. 

b) Slow points and carriageway narrowing’s 

are designed to take into account the needs 

of cyclists, by ensuring speed compatibility, 

adequate space for concurrent passage or 

off-street diversions. 

c) Landscape design, on-street parking and 

streetscape design are used to complement 

speed restriction measures. 

d) Speed restriction techniques and devices 

are not used in isolation and only exist as 

part of an integrated traffic management 

solution. 

e) The verge, when considered in conjunction 

with the horizontal alignment and permitted 

fence, wall and other property frontage 

treatments, provides safe sight distances, 

taking into account expected vehicle 

speeds and pedestrian and cyclist 

movements. 

f) Traffic control devices are designed in 

accordance with national standards that 

take into account the access requirements 

for emergency vehicles. 

 

Complies: The street network 

incorporates numerous traffic calming 

measures including roundabouts, four 

way intersections and associated priority 

controls coupled with speed attenuation 

measures. 

Complies: The proposed street network 

accommodates 1.5m wide on street cycle 

paths on major and collector roads.   

 

Complies: On street parking is proposed 

(in areas) on collector streets to assist in 

maintaining a low speed environment. 

Complies: As stated above a suite of 

speed reduction devices are proposed to 

provide an integrated traffic management 

solution that clearly conveys vehicle 

speeds.   

Complies: Verge widths are generally 

greater than those nominated in Table 4 

and provide safe sight distances for 

vehicle, pedestrian and cycle movements. 

The exception being adjacent to open 

space areas where a reduced verge is 

appropriate due to limited infrastructure 

allocation and considering increased view 

corridors.  

Also Road C46 proposes a 6.15m verge 

though Table 4 nominated 6.25m 

minimum. Again this is appropriate given 

the allocation within the verge and the 

desired urban outcome – a one-way large 

lot dress circle. An in principal agreement 

has been received from TaMS and all 

infrastructure clearances are in line with in 

principal agreements from Jemena and 

ActewAGL. 

Complies: The detail design will ensure all 

traffic control devices will be in 

accordance with access requirements for 

emergency vehicles. 

 

Complies:  

 

 

 

 

At the request of TAMS Asset Approval 

Team and addition Traffic Calming device 

(splitter Island) has been introduced in 

Coombs Stage 3 Road C24. 

R17 

The impact of measures intended to restrain traffic 

speeds and traffic volumes take account of the 

needs of other road users and adjoining dwellings, 

by avoiding: 

a) unacceptable traffic noise to adjoining 

dwellings 

b) devices that reduce convenience or safety 

levels for cyclists and public transport. 

 

Complies: No traffic control devices are 

proposed that are considered to have an 

unacceptable impact on adjoining 

dwellings through traffic noise or the 

convenience and safety of cyclists and 

public transport. 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R18 

Shared Use Zones comply with AUSTROADS 

requirements. 

 

Complies: There are no Shared Use 

Zones Roads proposed in Coombs. 

 

 

Complies – No Change 

R19 

Sight distances at pedestrian and cyclist crossings 

and at junctions and intersections are in 

accordance with Part 5 Guide to Traffic 

Engineering Practice or its successor. 

 

Complies: Sight distance for all 

intersections have been tested and 

comply. 

 

Complies – No Change 

2.6 Site Access and Width  

R20 

Motorists are able to enter or reverse from a block 

or site in a single movement. 

 

Complies: Blocks are generally 

perpendicular to streets and allow 

sufficient manoeuvring space to enter or 

reverse from a block in a single 

movement. 

 

Complies: Increased vehicle access angles 

to and from future driveways and relocation 

of accessways has enhanced safe traffic 

movements and usability of the accessways 

R21 

Driveways and direct vehicle access to major 

collector streets and other streets that carry more 

than 3000 vpd are designed to require forward 

entry and exit of vehicles from properties. 

 

Complies: No direct access is provided to 

lower density blocks from roads which 

exceed 3,000 vpd. Access from higher 

density developments are required by the 

Territory Plan to provide forward entry 

and exits (Multi-unit housing code Rule 76 

(d)) 

 

Complies – No Change 

2.7 Geometric Design  

R22 

Longitudinal gradient does not exceed the 

gradients specified in Table 4, and street 

pavement cross-fall is between 2.5% and 5%. 

 

Complies: Road gradients and pavement 

crossfalls are in accordance with Table 4. 

Where a priority road has a gradient 

greater than 5% the intersection grading 

as part of detailed design will ensure that 

the crossfall does not exceed 5% 

 

Complies – No Change 

R23 

Geometric design for intersections, roundabouts 

and slow points are consistent with the vehicle 

speed and maximum design vehicle envelop 

intended for each street and is consistent with 

AUSTROADS Guidelines and in accordance with 

the Australian Road Rules. 

 

Complies: The design of all intersections, 

roundabouts and slow points are in 

accordance with AUSTROADS guidelines 

and the Australian Road Rules.  

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R24 

At intersections, turning vehicles are 

accommodated using AUSTROADS Design 

Vehicles and Turning Templates to enable turns to 

be made in a single forward movement as follows: 

a) For turns between a major collector and a 

minor collector or access street, the ‘design 

articulated vehicle’ provides a turning path 

radius of at least 15 m in accordance with 

the Australian Road Rules. 

b) For turns between a minor collector street 

and access streets, the ‘design heavy rigid 

vehicle’ provides a turning path radius of at 

least 15 m, using any part of the pavement, 

in accordance with the Australian Road 

Rules. 

c) For turns between access streets, the B99 

‘design car’ provides a turning path radius 

of at least 7.5 m using the correct side of 

the pavement only. 

 

Complies: All turning paths and vehicles 

comply with Australian road rules. Refer 

to vehicle turning path drawings submitted 

as part of the EDP. 

 

Complies – No Change 

R25 

Kerb radii do not exceed desirable kerb returns in 

Table 4, except when required to accommodate 

larger vehicle turning movements in accordance 

with the Australian Road Rules.  

 

Complies: Kerb radii do not exceed 

desirable kerb returns in Table 4 except 

where required to allow safe design 

vehicle movements in accordance with 

the Australian Road Rules. 

 

Complies – No Change 

2.8 Laneways  

R26 

Laneways must serve one of the following 

purposes: 

a) Run east–west and provide small-lot rear-

parking access to maximise solar access to 

habitable areas; 

b) Access multi-unit housing; 

c) Rear access to lots fronting busy streets; or 

d) Service retail and commercial areas. 

 

No laneways are proposed under the 

EDP however community title shared 

driveways in Sections AO, AN, BA and 

BB provide rear access to terrace blocks 

and perform a similar function. With 

regards R26 we confirm the following: 

a. The community title shared 

driveways generally run East/West 

and provide rear access to small lots 

and maximise solar access to 

habitable areas. 

 

No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C27 

a) Good passive surveillance into, along and 

through lanes is provided; 

b) Continuous lines of garage doors and 

fences are avoided; 

c) Opportunities for privately maintained 

landscape areas are provided; 

d) Modifications to all code items to the 

satisfactions of Asset Acceptance at TAMS 

are addressed; 

e) Emergency Services Bureau supports the 

use of the rear lane as its primary access. 

 

No laneways are proposed under the 

EDP however community title shared 

driveways in Sections AO, AN, BA and 

BB provide rear access to terrace blocks 

and perform a similar function. With 

regards C27 we confirm the following: 

a. Surveillance rooms have been 

nominated on the northern side of all 

community titles shared driveways to 

provide good passive surveillance 

along and through the shared 

driveway as well as the community 

titled open space areas. In addition 

the lanes are straight and offer 

unrestricted sight lines; 

b. Community titled shared driveways 

proposed under this EDP are all 

lineal elements provided rear access 

to terrace dwellings. The terraces are 

proposed in rows of no more than 6 

dwellings with community titled open 

space areas to ensure the rear 

facades of dwellings are not 

continuous elements; 

c. Community titled open space areas 

have been provided to all terrace 

sections within community titled 

shared driveways (total width of 2m 

landscaped verges); 

d. The terrace configuration has been 

reviewed to the satisfaction of TAMS; 

e. ESA has given its in principal support 

for the community titled shared 

driveways configuration with formal 

endorsement expected as part of this 

EDP submission. 

 

No Change 

2.9 Cul de-sac  

R28 

No more than 15% of lots across the entire sub 

division are served by cul-de-sac. 

 

N/A: There are no cul-de-sac roads 

proposed within Coombs. 

 

No Change 

R29 

Cul-de-sacs are no longer than 100 m. 

 

N/A: There are no cul-de-sac roads 

proposed within Coombs 

 

No Change 

R30 

Linking paths to adjoining areas for use by 

pedestrians and cyclists include lighting and allow 

for surveillance from the surrounding roads and 

private properties. 

 

Complies: Paths through sections AK, BS, 

BR, AI and BM will be adequately lit and 

allow for surveillance from the 

surrounding roads and properties. 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R31 

For turning movements at the head of a cul-de-

sac, sufficient area is provided for the ‘design 

refuse vehicle’ (as advised by the relevant waste 

collection authority) to make a three-point turn.  

 

N/A: There are no cul-de-sac roads 

proposed within Coombs 

 

No Change 

2.10 On-street Parking  

R32 

In streets where visitor parking is not provided on 

site, one car-parking space is provided for every 

two dwellings. These are located against the kerb 

if the carriageway width is sufficient, or in parking 

bays constructed within the verge and located 

within 60 m from the frontage of each dwelling.  

 

Complies: See parking plan (PP01 – 05) 

which demonstrates the proposed parking 

complies with this rule and the 

requirements of Table 4 that requires one 

hard standing space per two block 

frontages less than 12.5m. 

 

Complies – No Change 

R33 

The dimensions of car spaces and access comply 

with the requirements of AS 2890. 

 

Complies: All car spaces have been 

designed to comply with AS2890. 

 

Complies – No Change 

2.11 Water Sensitive Urban Design  

R34 

Water Sensitive Urban Design treatments are 

provided in accordance with the Water Ways: 

Water Sensitive Urban Design General Code. 

 

Complies: The Water Sensitive Urban Design 

strategy proposed meets the requirement of 

Water Ways: Water Sensitive Urban Design 

General Code and the Concept Plan. 

 

Complies – No Change 
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Element 3: Pedestrians and Cyclist Facilities 

Intent: 

a) To encourage walking and cycling by providing safe, accessible, convenient and legible movement networks to destinations 

within and beyond the neighbourhood 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

3.1 Location and Design  

R35 

Footpaths and cycle paths are provided in 

accordance with Table 4. 

 

 

Complies: All footpath and cycle paths 

meet or exceed the requirements of Table 

4.  All Streets will have 1.5m footpath on 

both sides of the road.  2 – 2.5m paths 

are provided where higher use is 

foreseen, with 2.5m paths provided in 

high amenity areas in accordance with 

R37 c). 

 

Complies – Increase pedestrian linkages 

created through open space between John 

Gorton Drive & Road C07 and the future 

Primary School without the need for 

Children to access the School site by 

crossing Road C07 when travelling on foot 

from the Wright Estate via the open space. 

R36 

a) Lighting is provided to paths in accordance 

with AS/NZ 1158; and 

b) A tree management plan is provided 

demonstrating how required lighting levels 

can be maintained as tree canopies 

develop over time. 

 

N/A - Lighting design will be undertaken 

as part of the detailed design and will 

meet these requirements. The lighting 

design will fully consider the proposed 

landscape treatment within the verge. 

 

No Change 

R37 

a) For collector streets on which block access 

is provided, pedestrian or cycle paths are 

provided on either side of the street and 

separated from the carriageway pavement. 

b) Minor paths, where required, are a 

minimum width of 1.2 m and do not exceed 

10% gradient, or the gradient is no greater 

than any adjacent street pavement. 

c) Minor paths are 2.5 m minimum width in the 

vicinity of meeting points, schools, shops 

and other activity centres. 

d) Minimum stopping sight distances at path 

intersections is in accordance with 

AUSTROADS Guide to Traffic and 

Engineering Practice or its successor.   

 

Complies: pedestrian or cycle paths are 

provided on either side of the street and 

are separated from the carriageway 

pavement. 

Complies: All minor paths exceed the 

1.2m minimum width and with a gradient 

that does not exceed the adjacent street 

pavement. 

Complies: Paths of 2.5m width are to be 

provided adjacent to shops and other 

activity centres. 

Complies: Minimum stopping sight 

distances at path intersections are in 

accordance with AUSTROADS Guide to 

Traffic and Engineering Practice. 

 

Complies – No Change 

3.2 Safe Crossings  

R38 

Where traffic volumes exceed 3000 vpd or speeds 

exceed 50 km/h, safe crossings are created with 

the use of pedestrian refuges, slow points, 

thresholds or other appropriate mechanism.  

 

Complies: Pedestrian refuges are 

provided for all paths crossing streets 

where traffic volumes exceed 3000 vpd or 

speeds exceed 50 km/h.  

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R39 

At potential conflict points or junctions on high-use 

facilities, paths are widened to a minimum width of 

2.5 m to allow for passing of pedestrians and 

cyclists in opposite directions. 

 

Complies: See rule 37 (c).   

 

Complies – No Change 

R40 

Safe street crossings are provided for all street 

users with sight distances, pavement markings, 

warning signs and safety rails (where appropriate 

for cyclists) in accordance with AUSTROADS 

requirements. 

 

Complies:  Safe street crossing locations 

are to be fully incorporated into the EDP 

and detailed design of the estate. The 

EDP shows the general location of each 

crossing.  The detailed design will further 

refine the designs to ensure the crossings 

fully comply with AUSTROADS 

requirements.  

 

Complies – No Change 

R41 

Compliant pram and wheelchair crossings are 

provided where cycle and pedestrian paths 

intersect with kerbs. 

 

Complies:  The EDP shows pram 

crossings at each street intersection.  

Detail design process will ensure they 

comply with standards. 

 

Complies – No Change 

R42 

Markings and tactile aides are provided in 

accordance with the relevant Australian Standard 

to assist sight-impaired people, the elderly and 

children. 

 

N/A - These will be incorporated into the 

detailed design. 

 

Complies- Have been incorporated into 

Detail Design TCD plans 
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Element 4: Public Transport 

Intent: 

a) To increase opportunities for choice in mode of transport, and provide cost-effective and energy-efficient public transport 

services that are accessible and convenient to the community 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

4.1 Bus Stop Location and Design  

R43 

a) At least 90% of dwellings are within 400 m 

safe walking distance from an existing or 

potential bus route, or 200 m safe walking 

distance from an existing or proposed 

demand-responsive or community bus 

service route. In addition, at least 90% of 

dwellings are within 500 m from the nearest 

existing and proposed bus stop. 

OR 

b) at least 90% of dwellings are within 750 m 

of a high frequency trunk service bus stop 

that has, or is projected to provide, a 

minimum of eight outbound buses an hour 

during the morning peak. 

 

Complies: More than 90% of all dwellings 

are located within 400m walking distance 

of a proposed bus route and within 500m 

from the nearest bus stop.(refer to Public 

Transport Network & Off Road Movement 

Systems Plan). 

In addition more than 90% of dwellings 

are located within 750m of a high 

frequency trunk service bus stop on the 

arterial road. 

 

 

 

Complies – No Change 

R44 

The siting of bus stops is related to the pedestrian 

path network. 

 

Complies: The proposed bus stops fully 

consider the pedestrian path network and 

linkage with open space.  The street grid 

network provides great pedestrian 

permeability and a variety of routes to bus 

stops. 

 

Complies – No Change 

R45 

Bus stops are located within 400 m of sporting, 

community, retail and educational facilities. 

 

Complies:  The bus stops within Coombs 

are located within 400m of sporting, 

community, retail and educational 

facilities, and the mixed use sites along 

John Gorton Drive are adjacent to high 

frequency stops. 

 

Complies – No Change 

R46 

Bus stops are in accordance with Disability Access 

Standards for Public Transport. 

 

NA:  Bus stops are shown on the road 

hierarchy plan and the detailed design will 

ensure they comply with the design 

standards. 

 

Complies – No Change 

R47 

Bus stops are designed in accordance with TaMS 

Design Guidelines. 

 

NA:  These requirements will be 

incorporated in the detailed design.  

Locations are shown in the EDP. 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R48 

The geometry of streets identified as bus routes 

are suitable for turning, stopping sight distance, 

grade and parking requirements of buses (as 

determined from appropriate design documents) 

has a carriageway width of 7.5m or within ranges 

specified in Tables 4 and 5. 

 

 

Complies: Bus routes meet the 

requirements of this rule including the use 

of Tag Steer buses as shown on the 

vehicle turning path diagrams. 

In addition, indented on street parking has 

been provided along the bus routes to 

ensure parking does not restrict bus 

movements.  As roundabouts have an 

impact on block locations the EDP 

demonstrates that the roundabouts 

comply with a Tag Steer bus.  Additional 

detail will be provided at detail design. 

 

Complies – No Change 

C49 

a) Convenient connections to adjoining areas 

and other public transport routes (including 

future routes), provide for ease of 

movement of buses between 

neighbourhoods, and link activity centres 

within and external to the neighbourhood. 

b) Buses are able to safely gain access to the 

neighbourhood and cross arterial roads 

without complicated turning manoeuvres 

when travelling between neighbourhoods. 

 

Complies: The proposed bus routes have 

been discussed with Action.  The location 

of the bus routes provide Action with the 

opportunity to extend the Duffy route into 

Wright, Coombs and North Weston or 

provides access directly off John Gorton 

Drive.   

NA - Two signalised intersections connect 

Coombs with John Gorton Drive. These 

intersection are not part of Coombs EDP 

but are included in the Capital Works 

Program 

 

Complies – No Change 
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Element 5: Public Open Space and Sporting Facilities 

Intent: 

a) To provide public open space and sporting facilities as formative elements in the neighbourhood layout that meet community 

requirements for safe and accessible outdoor recreational space and that contribute to the community identity through 

landscaping, heritage and biodiversity protection.  

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

5.1 Size and landform  

R50 

Local neighbourhood parks must have a minimum size 

of 0.5 ha, unencumbered by utilities infrastructure, to 

provide sufficient size for amenity, recreation and 

environmental purposes. 

 

Complies: Local neighbourhood 

parks have an unencumbered area 

greater than 0.5ha. 

 

Complies – No Change 

R51 

Pedestrian parkland serving multiple purposes (e.g. for 

community paths, bikepaths, stormwater, utilities and 

the like) achieves minimum widths as described in 

Table 4 and TaMS Design Standards. 

 

Complies:  The parkland in and 

around Coombs serves a variety of 

functions, including stormwater 

management, recreational use.  The 

parklands also contain bikepaths and 

footpaths that link dwellings, river 

corridor, school, etc.  

Only minimum widths of paths are 

included in Table 4.  Path widths 

comply with Table 4 and the 

construction details will comply with 

TaMS design standards. 

 

Complies – No Change 

R52 

Open space in watercourses and drainage swales are 

inundated only in a storm event of greater than two-

year average recurrence interval and do not present a 

safety hazard. 

 

Complies: WSUD principles adopted 

across the site allow swales to carry 

low flows. These however do not 

present a safety hazard as all 

recreational open space areas 

associated with water courses are 

above 2 year storm events.   

 

Complies – No Change 

R53 

Drainage swales are contoured, unfenced, grassed, 

and landscaped.  

 

Complies:  The Landscape 

Masterplan shows that the drainage 

swales are unfenced, grassed and 

landscaped. 

 

 

 

 

 

 

 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

5.2 Accessibility  

R54 

Fully compliant pedestrian and cycle paths are 

provided to be contiguous with the on-road and off-

road trunk network and achieve access through and to 

the open space.  Service vehicle access and public 

parking is provided in accordance with TaMS design 

standards. 

 

Compliant pedestrian and cycle paths 

are provided throughout the estate 

with on-road cycle paths provided on 

the main collectors. 

Service vehicle access to open 

spaces will be resolved as part of the 

detailed design. 

 

 

 

Complies – No Change 

R55 

Barriers and integrated landscape design prevent 

motor vehicle trespass onto open space in accordance 

with TaMS design standards 

 

NA – This is a detailed design issue 

as it does not relate to land take, 

however, a combination of kerb types 

(Barrier and Castellated Kerbs) and 

landscape treatments (including stock 

fencing along the river corridor) will 

be provided to prevent vehicular 

access onto open spaces. 

 

Complies – No Change 
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Element 6: Block Layout and Building Envelope Plans 

Intent: 

a) To ensure the layout and orientation of blocks achieves required energy standards and provides for attractive and safe streets 

and public open space 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

6.1 Section Size  

C56 

a) Street and block layouts are pedestrian-

friendly and provide for perimeter buildings 

fronting a perimeter street around sections. 

b) Where sections depths are less than 50m, 

details are provided about housing types, 

urban design and affordability objectives. 

 

Complies: Street and block layouts are 

pedestrian friendly with the street layout in 

a preamble grid and paths on both sides 

of the road. Perimeter buildings front 

street around sections. 

Complies: No sections are less than 50m 

deep. 

 

Complies – No Change 

R57 

The estate includes a combination of multi-unit 

sites and single and two-storey attached and 

detached residential dwellings. 

 

Complies:  The dwelling types and range 

complies with the concept plan 

requirements and provides a variety of 

housing products. 

 

R58 

Smaller blocks and blocks capable of supporting 

higher density are located in sections adjacent to 

commercial centres, public transport, or high 

amenity areas such as parks. 

 

Complies: Smaller blocks and higher 

density development are located adjacent 

to public transport, commercial centres 

and parks.  

 

Complies – No Change 

6.2 Solar Efficient Subdivisions  

R59 

An energy audit carried out in accordance with 

Energy Audits of Subdivisions – Detached 

Residential Blocks (Appendix C) achieves the 

following: 

a) a minimum of 75% of blocks have an 

energy rating of three stars or above 

b) all blocks have a minimum rating of one 

star.  

 

Complies: 75.9% of blocks are 3 stars or 

higher; the remaining 24.1% have a 2 star 

rating.  The 2 star blocks are principally 

made up of attached terrace house, 

facing north/south with rear access.  The 

current rating scheme is not designed to 

rate attached house products. 

 

 

Complies – No Change 

C60 

By applying the current building setbacks it is 

impossible to ensure all dwellings will not be 

overshadowed by their neighbour.  LDA request 

additional setbacks from ATPLA’s draft Solar Code 

are applied to protect solar access.    All blocks 

comply with this document however on block 

controls need to be applied to ensure solar 

access. 

a) Demonstrate that energy efficiency and 

amenity considerations are achieved.  

b) Demonstrate that the private open space 

receives sufficient sunshine to support its 

intended uses, including outdoor eating, 

clothes drying, and growth of plants. 

 

Complies: All detached blocks within the 

estate can achieve north-facing, habitable 

rooms with a minimum of 3 hours direct 

sunlight onto the floor or wall of the main 

daytime living area, and to 50% of the 

POS, between 9.00am and 3.00pm on 21 

June.   

 LDA requested additional building 

envelopes (R62 and R63) to be included 

in the Concept Plan to ensure neighbours 

do not overshadow their southern 

neighbour more than the 1.8m high 

boundary fence at 12 noon winter solstice 

(21 June). 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

  

In addition LDA has designed all blocks to 

comply with the Draft Territory Plan 

Variation 306 (Single Residential Block 

Compliance Tables) which are designed 

to ensure all block achieved solar access. 

With the application of these new 

requirements all detached and attached 

blocks within the estate can achieve 

north-facing, habitable rooms with a 

minimum of 3 hours direct sunlight onto 

the floor or wall of the main daytime living 

area, and to 50% of the POS, between 

9.00am and 3.00pm on 21 June.  Refer to 

Building Envelope Plans for indicative 

footprints and POS location and shadow 

diagrams for terrace blocks.  

6.3 Multi-unit Sites  

R61 

Multi-unit sites are located within 200m of a 

commercial zone, public transport node, or public 

open space.  

 

Complies.   Multi units are located within 

200m of commercial zone, public 

transport node or public open spaces. 

 

Complies – No Change 

R62 

Sites for multi-unit development sit within a public 

road layout that provides similar address and 

frontage opportunities as the urban structure for 

single residential blocks. 

 

Complies: All multi-unit sites sit within a 

public road layout that provides similar 

address and frontage opportunities as 

single residential blocks. 

 

Complies – No Change 

R63 

When providing access to more than four attached 

dwellings, shared driveways run east-west and 

maximise solar access to dwellings. 

 

 

Complies: the attached dwellings 

driveways run east west and the dwellings 

north south.  On higher density sites 

basement parking will be required.  All 

dwellings are sited to ensure living areas 

and private open spaces achieve good 

solar access. 

 

Complies – No Change 

R64 

Units address public streets or open space. 

Continuous rear fencing along public roads is 

avoided. 

 

Complies: The blocks have been 

designed to comply with current Territory 

Plan requirements for multi unit sites.  

The intention plans show how units can 

be designed to provide an internal open 

space with units addressing the streets.  

All fencing is to be in accordance with the 

Territory Plan, which does not permit 

continuous rear fencing along public 

roads. 

 

Complies – No Change 

R65 

Where internal private roads maintained by the 

body corporate accommodate more than 300 

vehicle movements a day, the roads are 

developed with the same opportunities for 

on-street parking, pedestrian paths, verge 

 

Complies: The provision of internal roads 

in multi unit sites is subject to the design 

of each site and a separate development 

application from this EDP.  The 

development intention plans show 

 

Complies – No Change 
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landscaping and Water Sensitive Urban Design as 

the public roads described in Table 4. 

indicative layouts for multi unit sites and 

indicative driveway cross sections of 

internal driveways.  These internal roads 

combine opportunities for on street 

parking, pedestrian paths, verge 

landscaping and WSUD with the multi unit 

code driveway requirements. In addition 

the estate has been designed to provide 

extensive on street parking adjacent to 

multiunit sites.  

The only other private road which has 

over 300VPD is the lane at Section AN.  

The amenity of the public lanes per Table 

4 is less than the EDP’s private lane as 

Table 4 does not permit lanes to provide 

landscaping, street trees, on-street 

parking, footpaths,etc.  All of the private 

lanes have significant areas of 

landscaping (at the entrances and in the 

middle) to provide slow points and to 

avoid continuous lines of garage doors 

and fencing. 

6.4 Security, Surveillance, Safety, and Amenity  

R66 

Where blocks adjoin streets with traffic volumes in 

excess of 3000 vpd, the block layout achieves one 

or more of the following: 

a) Incorporates service roads or rear lane 

access adjacent to busier arterial roads; 

b) Uses battle-axe blocks to provide vehicle 

access from a side or rear street; 

c) Provides pedestrian access to the busy 

road where vehicle access is not provided; 

d) Arranges blocks to side onto busier streets 

with vehicle access from a side street; 

e) Where road safety standards are met, 

on-street parking is provided; 

f) Provides for forward exit from garages and 

driveways for larger blocks; or 

g) Incorporates shared driveways to garages 

at the rear of the blocks to facilitate exit in a 

forwards direction. 

 

Complies: Two roads (part only C03 & 

C04) have predicted daily traffic volumes 

in excess of 3000 vpd. All road sections 

with predicted daily traffic volumes in 

excess of 3000 vpd are fronted by multi 

unit / mixed use sites or open space. No 

direct vehicular access is proposed in 

these locations, though appropriate 

pedestrian linkages and crossing points 

are proposed. 

 

Complies – No Change 

R67 

a) Blocks front streets or public open space. 

b) Where blocks abut public open space the 

principles described in Figure 4 are applied. 

 

Complies: All single and multi unit blocks 

have their primary address fronting roads, 

however 2 multi unit blocks that also abut 

parks.   

 

While Figure 4 generally relates to single 

dwelling blocks the principles of having 

edge streets around the rest of the park 

has been applied.   

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

 

In addition the Concept Plan has detail 

built from requirements to ensure the 

multi unit dwellings address the parks and 

open spaces (C60).   

R68 

Battle-axe blocks are used only where they: 

a) front parks, natural areas or recreation 

areas such as golf courses 

b) provide frontage to major roads.  

c) are necessary to provide vehicle access to 

sloping sites. 

 

 

Complies: Battle-axe blocks are 

necessary to provide vehicular access 

from sloping sites and to eliminate 

dangerous access points near the 

roundabouts on major roads.  

 

 

Complies – No Change 

6.5 Compact blocks (defined as blocks having a site area less than 250m²)  

R69 

Compact blocks are located: 

a) Opposite parkland open space; or 

b) Within 100m of parkland open space; or 

c) Adjacent to a minimum 10m wide verge.  

 

Complies: All compact blocks are within 

100m of open space or parkland or 

alternatively are adjacent to verges of a 

minimum 10m width. 

 

 

 

R70 

a) Where vehicle access is provided to the 

front of the block the block frontage is to a 

local road, and not a major collector.   

b) Where a block has rear laneway access it 

may front a collector road. 

 

Complies.  All compact blocks are 

serviced by a rear lane / shared private 

driveway. 

 

 

Complies – No Change 

R71 

Compact blocks provide opportunities for north 

facing living areas that can be achieved through 

such measures as: 

a) East - west running ends of sections 

b) East – west running culs de sac or minor 

access roads.   

 

Complies: Compact blocks are located 

with east/west running sections and 

achieve acceptable solar orientation in 

accordance with the Territory Plan solar 

access requirements. 

 

Complies – No Change 

R72 

Road and services infrastructure achieves all 

operational requirements for waste collection, 

utilities service access and overland flow 

protection applicable to standard residential 

blocks.   

 

Complies.   The compact blocks have 

been sited close to parklands and on 

topographic that minimise grade issues 

that may impact on services, etc.  Waste 

collections will be via the street and 

gravity services will be provided in the 

private lane or in the street. 

 

Complies – No Change 
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Element 7: Utilities, Waste Management and Sediment and Erosion Control 

Intent: 

a) To ensure that residential areas are adequately serviced with sewerage, water, stormwater, fire-fighting, electricity, gas, street 

lighting and communication services in a timely, cost-effective, coordinated and efficient manner that supports sustainable 

development practices and asset maintenance needs and to promote the use of road verges or other public land for the 

provision of reticulated services where topography and other site constraints allow. 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

7.1 Viability of Services  

R73 

Land development occurs only where 

adequate stormwater, sewerage and water 

supplies for domestic and fire-fighting 

purposes can be provided and maintained in 

accordance with utility codes and standards 

made under or in accordance with ACT law. 

 

 

Complies: Service availability for the 

development is dependent on ACTPLA’s 

capital works projects and the Actew sewer 

main project.  The timing of these projects is 

currently consistent with the completion of the 

development. 

 

 

Complies – No Change 

7.2 Utility Services on Leased and Unleased Land  

R74 

a) Utility services comply with utility 

standards. 

b) Subject to agreement between the land 

manager and utility provider, water, 

electricity, gas and communication 

services are located within road 

reservations or other Territory Land 

that is, and is to remain, unleased. 

c) Subject to agreement between the 

proponent and the utility provider, and 

for the purpose of maximising land 

utilisation, preference is given to 

locating sewage and stormwater 

services within road reservations, or 

other Territory Land that is, and is to 

remain, unleased. 

 

Complies: Proposed utility services comply 

with design standards.  

Complies.  Water, electrical, gas and technical 

services are located in the public street 

verges. 

 

 

 

Complies: Sewer and stormwater are located 

within road reserves wherever topography 

allows. Where this cannot be achieved due to 

topography. The services have been located 

at the rear of a block where the setbacks allow 

for the required side access easement.  In 

principle support from the utility provider has 

been received. 

 

Complies – No Change 
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R75 

a) Where utility standards require 

sewerage and stormwater services to 

be located within leased blocks, those 

services:  

i) are contained within service 

reservations and accessed by 

means of utility, emergency or 

maintenance access routes 

complying with Figures 5 and 6 and 

Table 7  

ii) are on a block of sufficient size to 

accommodate service reservations 

and utility access routes, whilst 

providing comparable building 

footprint area to similar but 

unencumbered blocks 

iii) where possible, are located in 

service reservations directly 

accessible from unleased Territory 

Land 

iv) where possible, are co-located with 

private open space to maximise 

land utilisation 

 

Complies: Sewer and stormwater are located 

within road reserves wherever topography 

allows. Where this cannot be achieved due to 

the topography the services have been 

located at the rear of a block where the 

setbacks allow for the required side access 

easement.  This is generally on blocks greater 

than 500m2, however functional size houses 

can still be achieved on blocks approx 450m2. 

 

 

Complies – No Change 

7.3 Shared Trenching  

R76 

Compatible minor service reticulation in the 

road verge may be located in shared trenching 

where permitted by utility standards. 

 

Complies: Shared trenching has been 

designed in accordance with agency 

standards. 

 

Complies – No Change 

R77 

Written acceptance of service reservation 

alignments has been provided by Territory and 

Municipal Services (TaMS) and other relevant 

utility providers. 

 

N/A: Written support cannot be obtained until 

the detailed design submission is received by 

the agencies, however in principle support has 

been received from TAMS, ActewAGL and 

Jemena for shared trench arrangement and 

proposed verge configuration. 

 

No Change 

7.4 Width of Service Reservations and Service Access Elements  

R78 

All sewerage and stormwater reticulation on 

land that is to be leased is located in a service 

reservation. The widths of service reservations 

are agreed by the utility provider and comply 

with the relevant section of Table 6.  More 

than one easement may be required, as is 

shown in Figure 6. 

 

Complies: the proposed easement and access 

requirements are in accordance with agency 

standards.  (refer to rule 75 above) 

 

Complies – No Change 
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7.5 Width of Service Reservation and Emergency Access to Minor Service 
Reticulation 

 

R79 

Where service reservations for sewerage 

reticulation cannot be adequately accessed 

directly from public land, maintenance and 

emergency access routes are provided on each 

affected leased block to provide obstruction-free 

access from public land to the service 

reservation.   

 

Complies - Sewer services are located within 

road reserves or open space as far as 

possible. Where services lie within blocks the 

design of easements has been carried out in 

accordance with agency guidelines.  (refer to 

rule 75 above) 

 

Complies – No Change 

R80 

The widths of maintenance and access routes 

are approved by the utility provider and 

comply with the relevant section of Table 6. 

 

Complies. Refer to 3.7 of Report 

 

Complies – No Change 

R81 

Where corner blocks require service 

reservations in the rear corner, the service 

reservation is extended along a side boundary 

to link with the road verge as shown in Figure 

5 and 6. 

 

Complies. Easements to be extended for 

stormwater access to link with road verge 

 

Complies – No Change 

7.6 Separation of Private and Utility Services  

R82 

Where the permissible footprints of buildings 

are located adjacent to a service reservation, 

the relevant service provider determines and 

provides written approval of the extent and 

width of a private service zone required for 

private stormwater and sanitary drains, 

electricity and communication cables, gas, 

water and irrigation pipes associated with the 

development of the lease.  This zone is 

documented in the EDP to provide adequate 

separation of private services from utility assets, 

and to prevent damage to private services 

when the utility is repairing or replacing its 

assets (see Figure 5). More than one private 

service zone may be required.   

 

  

Complies: See diagram showing access to 

utility sewerage and stormwater services in 

rear of blocks in 3.7. The detailed design of 

the estate will fully incorporate these 

requirements. 

 

 

 

Complies – No Change 
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7.7  Recording Utility Access Requirements in Leases  

R83 

Where services are proposed to be included in 

leased land the proponent:  

a) consults with each utility service provider 

during the preparation of the EDP and 

obtains written confirmation that the 

provider’s service reservations and 

maintenance and emergency access route 

requirements are included  

b) provides a written undertaking that all 

designated service reservations, 

maintenance and emergency access 

routes, and utility pipe protection envelops 

are recorded on the Deposited Plans that 

will be referred to in the subsequent leases 

in the manner shown in Appendix B 

c) includes in the EDP the standard lease 

clauses applying to service reservations, 

maintenance and emergency access routes 

and utility pipe protection envelopes.  

 

 

Consultation undertaken with all service 

providers. Providers’ service reservations, 

emergency, and maintenance access and 

private service zones are detailed in 3.7 

and these will be fully incorporated into 

the hydraulic masterplans and the 

detailed design. 

 

Written Support to be obtained as part of 

agency circulation process of EDP prior to 

Development approval. Consultation to 

date has indicated in principal support for 

the service and maintenance 

reservations. 

 

 

No Change 

Rules / Criteria Compliance  

7.8 Design and Construction Qualifications  

R84 

Sewerage facilities, water supply mains, 

stormwater, electricity, communications services, 

gas and street lighting are designed by persons 

who are qualified by reference to codes and 

standards made under or in accordance with ACT 

law. 

 

Complies:  The detailed design will be 

undertaken and/or verified by a Chartered 

Professional Engineer or agencies with 

appropriate experience. 

 

Complies – No Change 

7.9 Overland Flow Paths for Sewage and Stormwater Spillage  

R85 

Overland flow paths must be provided to ensure 

that surcharge of sewage or stormwater from utility 

network overflow points (such as manholes) or 

future residential sanitary drain overflow relief 

gullies, will not be obstructed by proposed building 

footprints and will comply with utility and 

residential plumbing standards.  

 

Complies: Stormwater overland flowpaths 

are located to prevent discharge through 

leased land. 

The locations of sewer manholes are in 

accordance with the appropriate 

standards. 

The detail design process will refine the 

block grading and stormwater and sewer 

designs. 

All buildings are subject to a separate 

development application.  
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7.10 Location of Sewage and Stormwater Connections  

R86 

Unless specifically approved by the utility provider, 

the sewer and stormwater ties are at the low point 

of the block in accordance with utility standards. 

 

Complies: The majority of sewer and 

stormwater ties are located at the low 

point of the block. Where this cannot be 

met adequate depth will be provided to 

ensure the lowest point of the block can 

drain into the service (this will be 

approved by Agencies) 

 

Complies – No Change 

R87 

a) Subject to agreement between the 

proponent and the utility provider, the sewer 

and stormwater ties may be located away 

from the low point.   

b) Written approval is provided by TaMS and 

other utility service providers, and any 

special requirements imposed by the 

service authorities are incorporated in the 

design. 

 

Complies - See above. 

 

 

 

Noted. 

 

 

Complies – No Change 

7.11  Clearance Between Utility Equipment and Landscape Elements  

R88 

The location of and accessibility to meters, control 

valves, manholes and utility connections are 

acceptable to service providers and determined in 

accordance with utility standards to minimise 

conflict with proposed driveways, fencing, 

courtyard walls or other permanent paving, 

vegetation or structures mandated by the 

development. 

 

 

 

 

Complies: Service locations are designed 

in accordance with TAMS Design 

Standards for Urban Infrastructure and 

service authority requirements. 

 

Complies – No Change 

Rules / Criteria Compliance  

7.12 Noise and odour buffer zones  

R89 

Buffer zones complying with utility requirements 

are provided between dwellings and utility service 

equipment such as sewer vents or pump stations 

to protect residential amenity from odour and noise 

nuisance. This buffer zone is agreed with the utility 

provider and documented in the EDP. 

 

N/A. 

No sewer or water pump stations are to 

be provided as part of this development.  

Sewer vents are not part of this EDP but 

part of the trunk sewer main which has 

been design to allow residential 

development in accordance with the 

Territory Plan land use zones. 

 

 

 

 

 

 

No Change 
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7.13 Waste management  

R90 

Waste management is in accordance with the 

latest version of the Development Control Code for 

Best Practice Waste Management in the ACT, 

TaMS 2006. 

 

Complies: See waste management plan 

(WCP 01-04).  

 

 

Complies – No Change 

R91 

In accordance with the Development Control Code 

for Best Practice Waste Management in the ACT 

(TaMS 2006), garbage collection vehicle access is 

provided as follows: 

a) to mobile garbage bins for all single unit 

dwellings and multi unit and cluster 

developments up to and including 10 units. 

b) to garbage hoppers in an approved 

structure for multi-unit sites in excess of 10 

dwellings. 

 

 

 

 

Complies.  All single dwelling blocks have 

street garbage collection within 60m of 

the dwelling. 

Complies.  The multi unit blocks are an 

adequate size to allow the future 

development to have internal garbage 

collection. 

 

Complies – No Change 

R92 

Demolition waste leaving the site is diverted to a 

recycling or reprocessing operator for the 

particular type of waste material. Evidence of 

proper recycling, reprocessing or disposal is 

obtained and kept for 12 months after practical 

completion of the project. 

 

Complies.  The majority of the waste on 

this site will come from the removal of the 

existing pine trees, which will be chipped 

and used as mulch in the Arboretum or on 

site. 

Generally no other demolition waste will 

be generated from this development. 

All waste generated as part of the 

construction will be subject to a separate 

waste management plan developed by 

the civil and landscape contractors. 

 

Complies – No Change 

7.14 Sediment and Erosion Control Plan  

R93 

A Sediment and Erosion Control Concept Plan 

satisfies the requirements of the Environment 

Protection Authority. 

 

Complies.   The EDP submission contains 

a Sediment and Erosion Control Concept 

Plan. See drawing (EMCP-01and 02). 

 

Complies – No Change 
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4. Compliance with the Coombs and Wright Concept Plan 
 
 

The Coombs and Wright Concept Plan became effective on January, 2010 and have been amended several times with 
the latest amendment dated 29 October 2010.  
 
The following section demonstrates compliance with the provisions of Parts A and B of the Plan including with the 
purpose of the Plan and with the “desired planning outcomes” contained in the Plan.  
 
Part C has been excluded as it relates to development undertaken following EDP approval.   
 
Only Rules/Criteria relevant to Coombs have been assessed in this report. Compliance with the provisions as they relate 
to Wright were covered in the Wright EDP report.  
 
 

Part A – Land use 

Notes: 

1. Precincts referred to in this part are shown on figure 2, subject to element 2. 

2. Roads referred to in this part are shown on figure 3, subject to element 3. 

3. Signalised intersections on the north-south arterial road (referred to in this EDP report as  John 

Gorton Drive) are shown on figure 3, subject to element 3. 

4. Sections referred to in this part are shown on figure 4, and they are located by cross sections lines. 
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Land use plan 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

Note:  Desired planning outcomes relevant to this element are: (a), (b), (c), (e), (f), (g), (h), (j), (k), (o), (p) and 

(q). 

C1 

Precinct A 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct A, 

a) RZ1, consistent with desired planning outcome 

(a) 

b) PRZ1, consistent with desired planning 

outcome (h). 

 

Desired planning outcomes: 

(a) Provide diverse housing types, block 

sizes, densities and affordability to meet 

the changing needs of households and to 

encourage the formation of a diverse 

community; 

 

 

 

Complies as follows: 

a) The location of precinct A in the 

EDP is consistent with figure 2 in 

the concept plan and all 

residential development in the 

precinct is permitted by the 

Territory Plan RZ1 Land Use 

policies.   

In accordance with planning 

outcome (a), R37 & R51 of the 

concept plan (density controls), a 

variety of low density (less 20 

dwellings / ha) block sizes have 

been provided. Overall the 

desired planning outcome (a) is 

achieved by providing a range of 

housing products and block sizes 

across the estate in a number of 

different precincts of which 

precinct A contribute the low 

density suburban product. 

 

Complies – No Change 

(h)  retain the landscape setting and significant 

natural elements of the site as part of an urban open 

space network that responds to the topography of 

the area, contributes to ‘place-making’ character, 

and where possible connects to adjacent suburbs 

with high levels of public access, amenity and safety. 

The public open space (PRZ1) 

and enlarged road reserves 

provided in Precinct A retain the 

significant features of the site 

including, views to the Molonglo 

River, surrounding hills, Black 

Mountain and the existing 

Eucalyptus trees on the ridge. 

These trees, together with the 

proposed plantings will be the 

highest element in Precinct A and 

will provided a landscape back 

drop so the housing does not 

break the skyline.   

 

Complies – No Change 
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 The location of the open space in 

the Concept Plan (northwest of 

the ridge) was originally proposed 

to retain moderate quality Pink-

tailed Worm Lizard (PTWL) 

potential habitat.  

This potential habitat has since 

been reassessed by a PTWL 

expert for ACTPLA and the 

Commonwealth has downgraded 

it to low quality (EPBC 

determination 16 April 2010). As 

the site does not contain 

significant site features and R26 

(concept plan) and the EPBC 

determination do not require the 

area to be retained and the area 

has been proposed for 

development.  

The EDP has provided an 

alternative open space centrally 

located (adjacent to section BR) 

on the eastern side of the ridge in 

accordance with Table 7 

(Description and prime 

management purpose of urban 

parks and sportsgrounds) of the 

Residential Subdivision 

Development Code. Together with 

the Holdens Creek Pond open 

space the provision of this park 

will guarantee residents of both 

the east and west sides of the 

ridge will have centrally located 

open space for recreational 

purposes. 

 At this time the Strategic EPBC 

Assessment for the Molonglo 

Valley (including the River 

Corridor) has not been completed, 

and there is no guarantee that the 

Commonwealth will permit 

recreational facilities 

(playgrounds, etc) within the River 

Corridor EDP. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C2 

Precinct B 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct B, 

a) RZ5, not less than 6.5ha, consistent with 

desired planning outcome (b) 

b) RZ4, not less than 2ha, consistent with 

desired planning outcome (b) 

c) PRZ1, following the watercourse, 

consistent with desired planning outcome 

(h) 

d) RZ1, consistent with desired planning 

outcome (a) over the balance 

 

Desired planning outcomes: 

(a) Provide diverse housing types, block 

sizes, densities and affordability to meet 

the changing needs of households and to 

encourage the formation of a diverse 

community; 

(b) Allow for zoning to accommodate higher 

residential densities and building heights, 

community facilities and mixed use 

retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes a 

major public transport route; 

(h)    retain the landscape setting and 

significant natural elements of the site as 

part of an urban open space network that 

responds to the topography of the area, 

contributes to ‘place-making’ character, 

and where possible connects to adjacent 

suburbs with high levels of public access, 

amenity and safety. 

 

Complies as follows: 

 

a) A total of 17.5ha of RZ5 is 

provided, thus exceeding the 

minimum 6.5ha required in the 

Concept Plan; 

The EDP complies with Desire 

planning outcome (b) for the 

following reasons: 

- RZ5 is a high density area 

with the minimum density for 

each block in accordance 

with R49 of the Concept 

Plan (1 dwelling for each 

200m2); 

- the height of buildings will be 

controlled by the Territory 

Plan provisions (minimum 2 

storeys, maximum 6 

storeys); and  

- The location of RZ5 in the 

EDP is consistent with figure 

2 in the Concept Plan, which 

places high density housing 

along the arterial road and 

around the mixed use area 

of Coombs. 

b)  A total of 3.2ha of RZ4 is 

provided thus exceeding the 

minimum 2ha required in the 

EDP;  

The EDP complies with Desire 

planning outcome (b) for the 

following reasons: 

- RZ4 is a high density area 

with the minimum density for 

each block in accordance 

with R49 of the Concept 

Plan (1 dwelling for each 
200m2); 

- the height of buildings will be 

controlled by the Territory 

Plan provisions (maximum 3 

storeys); and  

- The location of RZ4 in the 

EDP is consistent with figure 

2 in the concept plan, which 

places it adjacent to the high 

amenity area of Holdens 

Creek Pond.  

 

Complies – No Change 
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c) The PRZ1 area provided is 

consistent figure 2 of the Concept 

Plan with desired planning 

outcome (h) in that it:  

• is part of an open space 

network which is proposed 

to continue south of John 

Gorton Drive into the 

adjoining suburb of Wright 

• will retain the existing 

watercourse and natural 

elements of the site where 

possible, in a landscaped 

parkland setting, noting 

however, that the water 

course alignment, 

topography and 

configuration will be 

impacted on by the 

construction and proximity of 

John Gorton Drive – 

however, landscape 

elements can be utilised to 

reinstate and enhance the 

original landscape 

(particularly water) features 

• will directly adjoin John 

Gorton Drive allowing 

opportunities for a highly 

visible and accessible public 

space which, through 

landscaping and urban 

design elements (such as 

public art), can contribute to 

‘place making’ by helping to 

establish the desired 

character for Coombs  

• will directly adjoin a multi 

unit site which can be 

developed to effectively 

extend the public realm 

features of the park into the 

site and which will provide 

passive surveillance to 

assist with public safety for 

park users. Furthermore, the 

park will provide a high level 

of amenity for residents of 

the surrounding higher 

density developments which 

adjoin on 1 side ensuring 

that the park is likely to be 

well utilised. It is also likely 
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the adjacent developments 

will be themed and 

marketed to capitalise on 

the amenity and attributes 

offered by the park; and 

d) The balance of the precinct 

comprises RZ1 housing products 

permitted by the Territory Plan 

RZ1 Land Use policies and 

provides a variety of block sizes 

and housing, while complying with 

the RZ1 density rules (R37 & 

R51) of the Concept Plan. Overall 

the desired planning outcome (a) 

is achieved by providing a range 

of housing products and block 

sizes across the estate in a 

number of different precincts of 

which precinct A contribute the 

low density suburban product. 

C3 

Precinct C 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct C, CZ5, not less than 0.4ha, consistent with 

desired planning outcome (b). 

 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

 

 

Complies: Precinct C comprises a total 

of 0.67ha of CZ5 adjacent to the edge 

road and Holden’s Creek, thus 

exceeding the minimum 0.4ha required 

area of CZ5. The CZ5 zoning has been 

located in accordance with bushfire 

requirements for edge streets and C27 

of the Concept Plan. The sight is 

consistent with Figure 2 in the Concept 

Plan and locates the mixed used area 

adjacent to the high amenity open 

space of Holdens Creek Pond. 

 

 

Complies – No Change 

C4 

Precinct D 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct D, consistent with desired planning outcome 

(b), 

a) CZ4 on the south eastern side of road 3, 

not less than 1.4ha 

b) CZ5, not less than 0.9ha. 

 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate higher 

 

Complies as follows: 

a) A total of 1.4ha of CZ4 is provided 

on the south eastern side of road 

3 thus meeting the minimum 

1.4ha required to be provided in 

the Concept Plan;  

The EDP complies with Desire 

planning outcome (b) for the 

following reasons: 

- CZ4 is a high density area 

with the minimum density for 

each block in accordance 

with R50 of the Concept 

Plan (1 dwelling for each 

 

Complies – No Change 
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residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

 

150m2); 

- the height of buildings will be 

controlled by R56 of the 

Concept Plan (minimum 3 

storeys, no maximum 

restriction); and  

- The location of CZ4 in the 

EDP is consistent with figure 

2 in the concept plan, which 

places the local centre at the 

main entrance to Coombs 

adjoining the arterial road 

(south east of road 3); and 

b) A total of 1.64ha of CZ5 is 

provided, thus exceeding the 

minimum 0,9ha required to be 

provided in the Concept Plan. 

The EDP complies with Desire 

planning outcome (b) for the 

following reasons: 

- CZ5 is a high density area 

with the minimum density for 

each block in accordance 

with R50 of the Concept 

Plan (1 dwelling for each 

150m2); 

- the height of buildings will be 

controlled by R53 in the 

Concept Plan (minimum 3 

storeys, no maximum 

restriction); and  

- The location of CZ5 in the 

EDP is consistent with figure 

2 in the concept plan, which 

places the mixed use along 

the arterial road and 

adjoining the local centre. 

C5 

Precinct E 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct E, RZ5, not less than 1ha, consistent with 

desired planning outcome (b). 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

 

 

Complies: Precinct E comprises a total 

of 2.43ha of RZ5, thus exceeding the 

minimum 1ha of RZ5 required. The 

dwelling yield is consistent with R49 

and it provides higher density housing 

close to the arterial road and the local 

centre / mixed use precinct, consistent 

with planning outcome b and figure 2 of 

the Concept Plan. 

 

 

 

Complies – No Change 
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route; 

C6 

Precinct F 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct F a minimum overall area of 17ha, 

comprising, 

a) CFZ, not less than 6ha, to accommodate 

at a minimum, an educational 

establishment (primary school), 

community activity centre and child care 

centre, consistent with desired planning 

outcome (b) 

b) PRZ1, not less than 0.3ha at the junction 

of roads 3, 7 and 8 consistent with 

desired planning outcome (h) 

c) PRZ1 and NUZ4, in the balance to 

accommodate Coombs urban open space 

corridor specified in R23) and C23). 

Desired planning outcomes: 

(b) Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

(h)  retain the landscape setting and significant 

natural elements of the site as part of an urban open 

space network that responds to the topography of 

the area, contributes to ‘place-making’ character, 

and where possible connects to adjacent suburbs 

with high levels of public access, amenity and safety. 

 

Complies: Precinct F is 17ha inclusive 

of roads (in accordance with ACTPLA 

pre-application meeting advice 

6/12/2010);  

a) The area of CFZ is 6ha which 

meets the minimum area required 

for the various community 

facilities – ie primary school, 

community activity centre, and 

child care centre; The location of 

the CFZ land use is consistent 

with Figure 2 of the Concept Plan 

which locates community facilities 

adjacent to high amenity areas 

and close to the arterial road and 

mixed use areas in accordance 

with planning outcome b; 

 

b) The area of PRZ1 provided at the 

junction of roads 3, 7 and 8 is 

0.5ha which exceeds the 

minimum 0.3ha required. The 

location of the park is consistent 

with Figure 2 of the Concept Plan.  

This park will form an external 

plaza abutting the local centre 

and is part of the open space 

system that connects east and 

west Coombs. The park will also 

retain a number of existing pine 

trees, to reflection of the former 

use of the site. Pine trees are a 

significant natural element that 

currently dominates the site, but 

will only be retained in 2 parks 

within Coombs. The retention of 

the pine trees is consistent with 

the desired planning outcome (h). 

 

c)  The balance of the precinct 

comprises PRZ1 and NUZ4 and 

accommodates the Coombs 

urban space corridor – refer C23. 

 

 

Complies – No Change 

C7 

Precinct G 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

 

Complies as follows: 

a) The area of RZ5 provided in 

precinct G is 3.9ha which exceeds 

the minimum 2.7ha required.  

The dwelling yield is consistent 

 

Complies – No Change 
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precinct G, 

a) RZ5, not less than 2.7ha, consistent with 

desired planning outcome (b) 

b) PRZ1, following the watercourse, 

consistent with desired planning outcome 

(h). 

 

Desired planning outcomes: 

(b) Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

(h)  retain the landscape setting and significant 

natural elements of the site as part of an urban open 

space network that responds to the topography of 

the area, contributes to ‘place-making’ character, 

and where possible connects to adjacent suburbs 

with high levels of public access, amenity and safety. 

with R49 and it provides higher 

density housing close to the 

arterial road and the local centre / 

mixed use precinct, consistent 

with planning outcome b and 

figure 2 of the Concept Plan; and 

b) The PRZ1 area provided is 

consistent figure 2 of the Concept 

Plan and with desired planning 

outcome (h) in that it:  

• is part of an open space 

network which is proposed 

to continue south of John 

Gorton Drive into the 

adjoining suburb of Wright 

• will retain the existing 

watercourse and natural 

elements of the site where 

possible, in a landscaped 

parkland setting, noting 

however, that the water 

course alignment, 

topography and 

configuration will be 

impacted on by the 

construction and proximity of 

John Gorton Drive – 

however, landscape 

elements can be utilised to 

reinstate and enhance the 

original landscape 

(particularly water) features 

• will directly adjoin John 

Gorton Drive allowing 

opportunities for a highly 

visible and accessible public 

space which, through 

landscaping and urban 

design elements (such as 

public art), can contribute to 

‘place making’ by helping to 

establish the desired 

character for Coombs  

• will directly adjoin a multi 

unit site which can be 

developed to effectively 

extend the public realm 

features of the park into the 

site and which will provide 

passive surveillance to 

assist with public safety for 

park users. Furthermore, the 

park will provide a high level 

of amenity for residents of 
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the surrounding higher 

density developments which 

adjoin on 1 side ensuring 

that the park is likely to be 

well utilised. It is also likely 

the adjacent developments 

will be themed and 

marketed to capitalise on 

the amenity and attributes 

offered by the park. 

C8 

Precinct H 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct H, RZ1, consistent with desired planning 

outcome (a). 

 

Desired planning outcomes: 

(a) Provide diverse housing types, block sizes, 

densities and affordability to meet the changing 

needs of households and to encourage the formation 

of a diverse community; 

 

 

Complies: Precinct H comprises RZ1. 

The location of precinct H in the EDP is 

consistent with figure 2 in the concept 

plan and all residential development in 

the precinct is permitted by the Territory 

Plan RZ1 Land Use policies (including 

the park).   

In accordance with planning outcome 

(a), R37 & R51 of the concept plan 

(density controls), a variety of low 

density (less 20 dwellings / ha) block 

sizes have been provided. Overall the 

desired planning outcome (a) is 

achieved by providing a range of 

housing products and block sizes 

across the estate in a number of 

different precincts of which precinct A 

contribute the low density suburban 

product. 

 

Complies – No Change 

C9 

Precinct I 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

precinct E, RZ5, not less than 5.9ha, consistent with 

desired planning outcome (b). 

Desired planning outcomes: 

(b) Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

 

 

 

Complies: Precinct I comprises a total 

of 6.65ha of RZ5, thus exceeding the 

minimum area of RZ5 required to be 

provided in the EDP. 

The dwelling yield is consistent with 

R49 and it provides higher density 

housing close to areas of higher 

amenity, consistent with planning 

outcome b and figure 2 of the Concept 

Plan. 

 

 

 

 

Complies – No Change 

C10 

Precinct J 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows in 

 

 

Complies: Precinct J contains 3ha of 

CZ5, thus exceeding the minimum 2ha 

area of CZ5 required to be provided in 

the precinct. 

 

 

Complies – No Change 
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precinct J, CZ5, not less than 2ha, consistent with 

desired planning outcome (b). 

 

Desired planning outcomes: 

(b) Allow for zoning to accommodate higher 

residential densities and building heights, community 

facilities and mixed use retail/commercial activity 

centres supported by residential development close 

to areas of higher amenity and the north-south 

arterial road which includes a major public transport 

route; 

 

The EDP complies with Desire planning 

outcome (b) for the following reasons: 

- CZ5 is a high density area 

with the minimum density for 

each block in accordance 

with R50 of the Concept 

Plan (1 dwelling for each 

150m2); 

- the height of buildings will be 

controlled by R53 in the 

Concept Plan (minimum 3 

storeys, no maximum 

restriction); and  

The location of CZ5 in the EDP is 

consistent with figure 2 in the concept 

plan, which places the mixed use at the 

entrance to the estate on the southeast 

side of road 4 at the intersection with 

the arterial road and consistent with 

R27 of the concept plan. 

C11 to C22 Not relevant to Coombs EDP  

C23 

Coombs urban open space corridor 

Subject to the identification of precincts and key 

roads in accordance with elements 2 and 3, and to 

the zoning of land that is not in a future urban area, 

the land use plan submitted with an EDP shows 

Coombs urban open space corridor, PRZ1 and 

NUZ4, consistent with desired planning outcome (h) 

that,  

a) follows the unnamed water course from Wright 

to its confluence with Molonglo River 

b) includes a neighbourhood park, oval, cycleway 

and stormwater measures. 

 

 

Complies: The EDP accommodates the 

Coombs urban open space corridor 

(PRZ1 and NUZ4 zones), consistent 

with desired planning outcome (h) in 

that,  

a) it follows the unnamed water 

course from Wright to its 

confluence with Molonglo River;  

b) the corridor will include a 

neighbourhood park, oval, 

cycleway and stormwater 

measures. 

In addition the location of the PRZ1 and 

NUZ4 are consistent with figures 2 & 4 

in the concept plan and the EDP has 

been coordinated with the ACTPLA 

Capital Works Project that is 

constructing these facilities. 

 

 

Complies – No Change 

C24  

Weston Creek urban open space corridor 
 
Subject to the identification of precincts and key 
roads in accordance with elements 2 and 3, 
and to the zoning of land that is not in a future 
urban area, the land use plan submitted with an 
EDP shows Weston Creek urban open space 
corridor, PRZ1, consistent with desired planning 
outcome (h). 

Desired planning outcomes: 

(h)  retain the landscape setting and significant 

 

Complies: This park is principally a 

Capital Works Project separate to the 

Coombs EDP, however LDA will 

provide a local play ground within the 

park to comply with desired planning 

outcome (h).  

The Weston Creek urban open space 

will provide a high level of public 

access, amenity and safety and 

 

Complies – No Change 
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natural elements of the site as part of an urban open 
space network that responds to the topography of 
the area, contributes to ‘place-making’ character, 
and where possible connects to adjacent suburbs 
with high levels of public access, amenity and safety. 

responds to the natural topography of 

the area. 

 

C25 
 
Holdens Creek urban open space corridor 
 
Subject to the identification of precincts and key 
roads in accordance with elements 2 and 3, 
and to the zoning of land that is not in a future 
urban area, the land use plan submitted with an 
EDP shows Holdens Creek urban open space 
corridor, PRZ1 and NUZ4, consistent with 
desired planning outcome (h). 
 

Desired planning outcomes: 

(h)  retain the landscape setting and significant 

natural elements of the site as part of an urban open 

space network that responds to the topography of 

the area, contributes to ‘place-making’ character, 

and where possible connects to adjacent suburbs 

with high levels of public access, amenity and safety. 

 

Complies: This park is principally a 

Capital Works Project separate to the 

Coombs EDP, however LDA will 

provide a local playground within the 

park to comply with desired planning 

outcome (h).  

The Holdens Creek urban open space 

will provide a high level of public 

access, amenity and safety and 

responds to the natural topography of 

the area. 

 

 

Complies – No Change 

R26 

The land use plan submitted with an EDP includes 

PRZ1 to incorporate a buffer not less than 20 metres 

wide (where measure wholly outside the habitat 

areas) around areas of moderate and high quality 

Pink-tailed worm lizard (Aprasia parapulchella) 

habitat, as shown on Figure 5 and section viii. 

Complies: The EDP does not propose 

any development within 20 metres of 

any area of moderate or high quality 

Pink-tailed worm lizard (Aprasia 

parapulchella) habitat as shown in 

Figure 5 and more recent PTWL habitat 

surveys.  

The river corridor (including PTWL 

potential habitats) will be separated 

from the construction site by stock proof 

fencing, (see landscape master plan) 

This fencing will be handed over to 

TaMS at the end of the project and is 

likely to be retained until the River Park 

Concept Plan develops an alternative. 

The EDP complies with Section viii for 

the following reasons: 

- The Capital Works Trunk Sewer is 

in accordance with the typical 

section minimum 20m distance to 

PTWL habitats; and 

House blocks in the EDP are located 

almost twice the distance from PTWL 

habitats compared to that shown in 

section viii (50m instead of 30m). This 

is due to the detailed bushfire mitigation 

plan, inner asset protection zones 

recommendations and compliance with 

the Coombs EPBC management 

requirements for PTWL. 

 

Complies – No Change 
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C27 

Subject to the zoning of land that is not in a future 

urban area, the land use plan submitted with an EDP 

identifies precincts with the following characteristics: 

a) precinct A is bounded by Holdens Creek urban 

open space corridor, Molonglo River corridor, 

road 8 and precinct B 

b) precinct B is bounded by precinct C, Holdens 

Creek urban open space corridor, precinct A, 

road 3 and precinct D and the north-south 

arterial road (John Gorton Drive) 

c) precinct C is bounded by Holdens Creek urban 

open space corridor and precinct B, and may 

adjoin precinct A 

d) precinct D is part of the Coombs/Wright local 

centre. It is bounded by precinct B, road 7, 

precinct E and the north-south arterial road 

(John Gorton Drive). It is transacted by road 3 

e) precinct E is bounded by precinct D, road 7, the 

urban open space corridor draining to Coombs 

pond and the north-south arterial road (John 

Gorton Drive) 

f) precinct F is the Coombs community facilities 

precinct. It is bounded by road 3, road 8, 

Molonglo River corridor, Coombs urban open 

space corridor and road 7 

g) precinct G is bounded by the urban open space 

corridor draining to Coombs pond, road 7, road 

4, and the north-south arterial road (John 

Gorton Drive) 

h) precinct H is bounded by Coombs urban open 

space corridor, Molonglo River corridor, the 

urban open space surrounding the proposed 

Weston Creek pond, precinct I and road 7 

i) precinct I is bounded by precinct H, Weston 

Creek urban open space corridor road and road 

7 

j) precinct J is bounded road 4, road 7, Weston 

Creek urban open space corridor road and the 

north-south arterial road (John Gorton Drive).  

k) precinct K is the site of the ACT Forestry Depot. 
It is bounded by Weston Creek urban open 
space corridor and the northsouth arterial road 

 

l) precinct L is bounded by Molonglo River 

corridor, Holdens Creek urban open space 

corridor, precinct M and the existing water 

supply easement 

m) precinct M is bounded by the north western 

boundary of Coombs, precinct L, Holdens Creek 

 

Complies: All precincts generally 

comply with the following characteristics 

listed below. 

 A copy of the EDP precinct boundaries 

is contained in Appendix B. 

a) Complies: Precinct A is bounded 

by Holdens Creek urban open 

space corridor, Molonglo River 

corridor, road 8 (C08E) and 

precinct B 

b) Complies: precinct B is bounded 

by precinct C, Holdens Creek 

urban open space corridor, 

precinct A, road 3 (Road C03A and 

C03B) and precinct D and the 

north-south arterial road (John 

Gorton Drive) 

c) Complies: precinct C is bounded 

by Holdens Creek urban open 

space corridor and precinct B. 

d) Complies: precinct D is part of the 

Coombs/Wright local centre. It is 

bounded by precinct B, road 7 

(C07), precinct E and the north-

south arterial road (John Gorton 

Drive). It is transacted by road 3 

(Road C03/C0D) 

e) Complies: precinct E is bounded 

by precinct D, road 7 (C07), the 

urban open space corridor draining 

to Coombs pond and the north-

south arterial road (John Gorton 

Drive) 

f) Complies: precinct F is the 

Coombs community facilities 

precinct. It is bounded by road 3 

(C03), road 8 (C08E), Molonglo 

River corridor, Coombs urban 

open space corridor and road 7 

(C07) 

g) Complies: precinct G is bounded 

by the urban open space corridor 

draining to Coombs pond, road 7 

(C07), road 4, and the north-south 

arterial road (John Gorton Drive) 

h) Complies: precinct H is bounded 

by Coombs urban open space 

corridor, Molonglo River corridor, 

the urban open space surrounding 

 

Complies – No Change 
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urban open space corridor and the north-south 

arterial road. It is transected the existing water 

supply easement 

n) precinct N is bounded by Holdens Creek urban 

open space corridor, the north-south arterial 

road, precinct O, precinct R and Road 

o) precinct O is part of the Coombs/Wright local 

centre. It is bounded by precinct N, north-south 

arterial road, precinct P and 6. It is transected 

by road 5 

p) precinct P is bounded by precinct O, the north-

south arterial road, Coombs urban open space 

overland flow corridor and road 6 

q) precinct Q is bounded by Coombs urban open 

space overland flow corridor, the north-south 

arterial road, Cotter Road and road 6 

r) precinct R is the balance of Wright south of 

Holdens Creek. It is bounded by precinct N, 

road 6, the north-south arterial road, Cotter 

Road and Uriarra Road 

s) precinct S is bounded by the northern boundary 

of Wright, the north-south arterial road, precinct 

T, the existing water supply easement, precinct 

V and Uriarra Road  

t) precinct T is bounded by the north-south arterial 

road, the existing water supply easement and 

precinct S 

u) precinct U is bounded by the existing water 

supply easement, the north-south arterial road, 

Holdens Creek urban open space corridor and 

Uriarra Road. It is transected by road 1 

v) precinct V is bounded by Uriarra Road, precinct 

S and precinct U 

w) Coombs urban open space corridor, i. follows 

the unnamed water course from Wright to its 

confluence with Molonglo River; and ii. includes 

a neighbourhood park, oval, shared paths and 

stormwater measures  

x) Weston Creek urban open space corridor 

contains the proposed Weston Creek pond and 

surrounding urban open space and stormwater 

measures 

y) Holdens Creek urban open space corridor 

follows Holdens Creek from Uriarra Road to its 

confluence with Molonglo River and includes a 

pond, shared path and a section of the 

Bicentennial National Trail 

 

 

 

the proposed Weston Creek pond, 

precinct I and road 7 (C07) 

i) precinct I is bounded by precinct 

H, Weston Creek urban open 

space corridor road and road 7 

(C07) 

j) precinct J is bounded road 4 

(C04), road 7 (C07), Weston Creek 

urban open space corridor road 

and the north-south arterial road 

(John Gorton Drive).  

k) precinct K is to be developed on 
the site of the ACT Forestry Depot. 
It is bounded by Weston Creek 
urban open space corridor and the 
north-south arterial road 

l) N/A Not part of this EDP 

m) N/A Not part of this EDP 

n)  N/A Not part of this EDP 

o) /A Not part of this EDP 

p) N/A Not part of this EDP 

q) N/A Not part of this EDP 

r) N/A Not part of this EDP 

s) N/A Not part of this EDP 

t) N/A Not part of this EDP 

u) N/A Not part of this EDP 

v) N/A Not part of this EDP 

w) Complies: Coombs urban open 

space corridor, 

x) i.  follows the unnamed water 

course from Wright to its 

confluence with Molonglo River 

ii. includes a neighbourhood park, 

oval,shared paths and stormwater 

measures  

y) Complies: Weston Creek urban 

open space corridor contains the 

proposed Weston Creek pond and 

surrounding urban open space and 

stormwater measures 

z) Complies: Holdens Creek urban 

open space corridor follows 

Holdens Creek from Uriarra Road 

to its confluence with Molonglo 

River and includes a pond, shared 

path and a section of the 

Bicentennial National Trail 

 

 

.  
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Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

Desired planning outcomes:  

(a) Allow for zoning to accommodate higher 

residential densities and building heights, 

community facilities and mixed use 

retail/commercial activity centres supported by 

residential development close to areas of higher 

amenity and the north-south arterial road which 

includes a major public transport route; 

(b) provide safe, compact, walkable residential 

precincts with convenient vehicular, pedestrian, 

cycle and public transport access to recreational, 

retail/commercial and community facilities 

 

DPO (b)  The provision of the different 

precincts which will deliver a range of 

dwelling densities and building heights 

complies with desired planning outcome 

(h) 

DPO (c)  The school, community 

facilities sites and the local centre are 

located in the heart of the estate.  

Together with the street grid network, 

the estate provides extensive 

permeability for vehicles and 

pedestrians 
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Identification of key roads 

Note:  Desired planning outcomes relevant to this element are: (d), (f) and (n). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R28 

The land use plan submitted with an EDP complies 

with the location and configuration of the north-south 

arterial road (John Gorton Drive), including lanes, 

underpasses, entry points, junctions and signals as 

shown on figure 3. 

  

Complies – No Change 

C29 and C30   

C31 

Road 3 

Subject to the zoning of land that is not in a future 

urban area, and to previously approved EDPs, the 

land use plan submitted with an EDP shows and 

identifies road 3, the principal collector road to the 

Coombs low density residential area (precinct A) 

from signalised intersection 2. 

  

Complies – No Change 

C32 

Road 4 

Subject to the zoning of land that is not in a future 

urban area, and to previously approved EDPs, the 

land use plan submitted with an EDP shows and 

identifies road 4, which links signalised intersection 1 

with north Weston via a proposed road bridge and 

embankment at the northern extremity of the 

proposed Weston Creek pond. 

  

Complies – No Change 

C33 and C34   

C35 

C1Road 7 

C2Subject to the zoning of land that is not in a future 

urban area, and to previously approved EDPs, the 

land use plan submitted with an EDP shows and 

identifies road 7, which links roads 3 and 4, and 

forms the boundary between the medium and high 

density residential and mixed use zones abutting the 

north south arterial (John Gorton Drive) and the 

balance of Coombs. Its key function is to provide a 

convenient link between abutting land uses and the 

signalised intersections on the north-south arterial 

(John Gorton Drive). 

C3Desired planning outcomes: 

C4(d) provide a legible and permeable road network 

that integrates safe and adequate pedestrian and 

cycle access to the precinct and connectivity to 

surrounding suburbs, facilities and features such as 

Stromlo Forest Park, Molonglo River corridor and 

Duffy Primary School and the urban open space 

network 

  

Complies – No Change 
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C5(f) encourage walking, cycling and the use of 

public transport 

C6(n) provide for a street and pedestrian movement 

network with a legible hierarchy and function that 

integrates safe and adequate pedestrian and cycle 

access and connectivity 

C7 

C36 

Road 8 

Subject to the zoning of land that is not in a future 

urban area, and to previously approved EDPs, the 

land use plan submitted with an EDP shows and 

identifies road 8, which links road 3 with the edge 

road to Molonglo River corridor, and forms the 

boundary between Coombs CFZ (precinct F) and 

Coombs RZ1 (precinct A). 

  

Complies – No Change 
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Part B – Subdivision 

Notes: 

1. This part is applicable to the preparation and assessment of estate development plans (EDP).  It should be read in 

conjunction with other relevant codes. 

2. Precincts referred to in this part are as defined in Part A and shown on the relevant land use plan submitted for a 

development application where an EDP is required. 

3. Sections referred to in this part are shown on figure 4, and they are located by cross sections lines. 

1.2 Block sizes 

Note:  Desired planning outcomes relevant to this element are: (a) and (b). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R37 

RZ1 in each precinct, 

a) has a maximum of 50% of blocks less than 

500m2, and 

b) a maximum of 20% of blocks are less than 

250m2. 

Note:  The 20% in b) is a subset of the 50% in a).  

This rule applies to each precinct, independently, i.e. 

without reference to proposed subdivision of RZ1 in 

other precincts. 

 

Complies: Precinct A (RZ1 zone) within 

the EDP has: 

a) maximum of 30% of blocks less 

than 500m2 and 

b) 0% of blocks less than 250m2. 

 

Complies: Precinct B (RZ1 zone) within 

the EDP has: 

a) maximum of 21% of blocks less 

than 500m2 and 

b) 0% of blocks less than 250m2. 

 

Complies: Precinct H (RZ1 zone) within 

the EDP has: 

a) Maximum of 32% of blocks less 

than 500m2, and 

b) 18.2% of blocks less than 250m2. 

 

No other precinct contains RZ1 blocks 

 

 

Complies – No Change 

1.3 Multi-unit housing 

Note:  Desired planning outcomes relevant to this element are: (a) and (b). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R38 

In addition to the maximum number of dwellings on 

multi-unit blocks, an EDP identifies the minimum 

number of dwellings on multi-unit blocks, in 

accordance with Part C. 

 

Complies: For multi unit blocks, the 

EDP identifies the minimum and 

maximum number of dwellings 

proposed by way of a range for each 

block.   Generally the maximum is 

limited to 100 dwellings/ha. and the 

minimum complies with R49 and R50 

(see block detail plans). 

 

Complies – No Change 
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1.4 Open space 

Note:  Desired planning outcomes relevant to this element are: (a), (b), (c), (d), (e), (f), (g) and (p). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C39 

Edge Streets are provided to the common boundary 

between blocks in urban zones (other than single 

residential blocks and precinct C), and PRZ1 and 

NUZ4 to achieve the following: 

a) Ease of access to urban open space corridors 

b) Surveillance of urban open space corridors 

c) Avoidance of rear boundary fencing at the 

common boundary to PRZ1 and NUZ4 

d) Ground floor dwelling address to urban open 

space where there is no edge street. 

 

 

Complies. 

a. Parks generally have a minimum 

75% edge streets including 100% 

edge street to the Molonglo River 

Corridor (NUZ4). The exception to 

this is Section CA. The adjoining 

open space provides the oval for 

the school. It is undesirable, for 

reasons of amenity and public 

safety, to divide the school and 

the oval with a public road. 

However the urban open space 

corridor is easily accessible; 

b. The master plan has been 

developed considerate to 

surveillance of the urban open 

space corridors. North Weston 

Pond, Coombs Pond and the 

Molonglo River Corridor benefit 

from view corridors largely 

unrestricted from adjacent street 

and urban development; 

c. No rear boundary fencing at the 

common boundary to PRZ1 and 

NUZ4 is proposed under this 

EDP; 

d. Single unit residences have street 

frontage as required by the 

Territory Plan. Where MU sites 

abut open space, future 

development will be subject to 

compliance with the relevant 

sections of the Territory Plan and 

including aspects relating to the 

built form.  

 

Complies – No Change 

R40 

There is no common boundary between a single 
residential block and PRZ1 or NUZ4.  Edge streets 
are provided to the common boundary between 
single residential blocks and PRZ1 or NUZ4. 

Complies: there are no common 

boundaries proposed between 

PRZ1/NUZ4 zones and single 

residential blocks. They are all 

separated by road reservations 

(streets). 

 

Complies – No Change 

R41 and R42 Not relevant to Coombs EDP  

R43 

Continuous edge roads are provided along the 

boundary between urban development and Molonglo 

River corridor and associated urban open space. 

Complies: there are edge roads 

between all urban boundaries and the 

river corridor (and its associated urban 

spaces) in Coombs in accordance with 

figure 4 of the Concept Plan. 

 

Complies – No Change 



Coombs Residential Estate  
Development Amendment Report 

 
 

LDA – Coombs Residential Estate  Rev. 2  16/04/13 
    

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C44 

Coombs urban open space overland flow corridor: 

a) follows the unnamed water course from 

Wright to its confluence with Molonglo 

River 

b) includes a neighbourhood park, oval, 

cycleway and stormwater measures.  

 

Complies: the open space corridor 

follows the unnamed water course from 

Wright to the river and will include a 

variety of community facilities including 

parks, the oval, cycleways and 

appropriate stormwater measures.  

 

Complies – No Change 
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1.5 Shared paths 

Note:  Desired planning outcomes relevant to this element are: (c), (d), (e), (f), (h), (l), (n), (o) and (q). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C45 

An off-road network of cycleways and pedestrian 

paths to link key community and urban open space 

destinations in the neighbourhood subject to element 

1 is provided including: 

a) a trunk cycleway following Molonglo River 

corridor 

b) a trunk cycleway following road 8 from 

Molonglo River corridor trunk cycleway to the 

local centre adjoining precinct F 

c) links to parks and neighbourhood facilities 

including shops and schools 

d) an underpass under the John Gorton Drive to 

provide access to Molonglo River corridor 

from: 

i. (relates to North Wright) 

ii. (relates to Wright) 

iii. Coombs urban open space corridor, to 

road 6 cycle path system network 

iv. (relates to Weston Creek) 

e) a continuous primary pedestrian path along 

both sides of the length of the north-south 

arterial road (John Gorton Drive) of: 

i. a minimum 2 metres wide on the Coombs 

side of the road 

ii. (Wright). 

Complies: The EDP complies with the 

major pedestrian path and cycleway 

network shown in figure 4 of the 

concept plan.   

However the design and construction of 

the majority of these paths are not part 

of the EDP but included in various 

capital works projects. The following is 

a list of paths being provided by the 

EDP and Capital works projects: 

- Coombs EDP will construct the 

main 1.5m wide pedestrian paths 

along the arterial road and the link 

between the arterial road and the 

community facility land.  Otherwise 

the rest of the paths will be 

designed and constructed as part 

of the following are Capital Works 

Projects:: 

- The river park concept plan will 

provided the cycleways within the 

river corridor,  

- the North Western Creek Pond will 

provide the cycleways that link the 

arterial road with the river corridor 

to the east of Coombs 

- The Holdens Creek Pond open 

space will provided the cycleway 

within Holdens Creek; 

Coombs pond will provided the design 

for the link between the river corridor 

and the community facility site. 

Complies: An off-road network of 

cycleways and pedestrian paths has 

been provided as shown in Drawings 

PTP 01 to 04 to link key community and 

urban open space destinations in 

Wright and Coombs (ie parks, 

neighbourhood facilities and shops) 

noting however, that Capital Works will 

provide:   

�  the John Gorton Drive 

underpasses and associated 

linkages; 

�  the Coombs urban open space 

underpass under John Gorton 

Drive; and 

� a continuous primary pedestrian 

path of a minimum 1.5 metres 

 

Complies – No Change 



Coombs Residential Estate  
Development Amendment Report 

 
 

LDA – Coombs Residential Estate  Rev. 2  16/04/13 
    

wide along the Coombs side of 

John Gorton Drive. 
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1.6 Road Network 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

C46 

The road network provides: 

a) access to development adjoining the north 

south arterial road (John Gorton Drive) limited 

to the locations indicated with, 

i. additional access permitted from the service 

streets 

ii. signalised intersections 1-3 on figure 3 

iii. uncontrolled right turns between signalised 

intersections 1-3 

iv. uncontrolled right turn south of signalised 

intersection 1 to the site for the ACT Forestry 

Depot 

b) a minimum of one access point to Wright from 

Uriarra Road  

c) a minimum of one access point to Wright from 

Cotter Road. 

 

 

Does not comply  

LDA request ACTPLA vary the 

Concept Plan via a technical 

amendment. 

The Coombs EDP connections to 

John Gorton Drive have been 

designed to comply with ACTPLA’s 

detailed design for the John Gorton 

Drive which supersede the indicative 

design that was included in figures 3 

& 4 of the Concept Plan and are 

subject to a separate DA approval. 

The intersections of JGD are subject 

to separate DA approval sought by 

other parties. 

Stage 1A of John Gorton Drive has 

been approved and is currently under 

construction. A left in / left out 

intersection south of intersection 1 is 

part of the works under construction. 

This intersection does not comply 

with C46. The detail design for the 

arterial road locates the uncontrolled 

right turn into the ACT forestry depot 

south of the indicative location shown 

in Figure 4. The constructed location 

will be on the other side of the creek 

to the Coombs EDP and outside of 

the EDP works. 

Stage 1D of John Gorton Drive is 

currently being designed and 

includes a left in / left out intersection 

adjacent to Holdens Creek. This 

proposed intersection does not 

comply with C46. 

In both cases Coombs edge street 

have been designed to connect into 

these intersection.  

 

 

 

No Change 



Coombs Residential Estate  
Development Amendment Report 

 
 

LDA – Coombs Residential Estate  Rev. 2  16/04/13 
    

 

Stormwater 

Note:  Desired planning outcomes relevant to this element are: (g), (h), (k), (l), (m) and (p). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement against Criteria 

R47 

Stormwater treatment ponds and overland flow paths 

are provided as indicated on figure 4 and sections i, 

ii, iii, iv, v, vii, ix, x, xi and xii for the purpose of 

stormwater management. 

 

 

Complies – The stormwater treatment 

ponds and over land flow paths have 

been provided consistent with figure 

4.   

As stated in the rule the stormwater 

treatment and flow paths (minimum 

open space widths) have been 

provided in accordance with the 

sections x and xi.  The locations of 

the rest of the sections in figure 4 are 

not applicable to the Coombs EDP. 

 

Complies – No Change 

R48 

Molonglo surge protection line is provided in 

Coombs as indicated on figure 4. No leases (other 

than holding leases) are to be issued down-slope of 

this line until it is demonstrated that Scrivener Dam 

meets flood safety and operational requirements, 

based on the applicable Australian National 

Committee on Large Dams (ANCOLD) guidelines. 

 

Complies: 

Bulk filling of the edge road and 

adjacent blocks is proposed as an 

appropriate mitigation measure 

against the Molonglo surge protection 

line. The “Molonglo Catchment and 

Scrivener Dam Flood Hydrology” 

commissioned by ACTPLA 

demonstrates this to be the case. 

Refer also Section 1.4 of this report. 

All blocks proposed under this EDP 

are above the impact of the Molonglo 

surge protection line.  

 

Complies – No Change 
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Coombs Bridge Underpass Initial 
Option Review Report & Detail 
Design Plans 

 



 

LDA – Coombs Stage 1 Rev. 3 16/04/13 
  B14  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

    

Appendix D 
 
Vehicle Access:  Typical Turning 
Movements 
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Retaining Wall Detail Design Plans 
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1 Introduction 
Cardno and SPACELAB (formerly JEA) has been engaged by the Land Development Agency (LDA) to 
design and document the Coombs Residential Estate Stages 1-3 (Project No. 292347).  Our scope has been 
to detail design and document all civil engineering aspects of the project (i.e. roads, stormwater, sewer, 
water etc.) and to coordinate them with the Gas Reticulation (ZNX, formerly known as Jemena), Electrical 
Reticulation (ActewAGL), Street Lighting (ActewAGL) and Communications Reticulation (TR – TransACT).  

The project as a whole is generally consistent with the approved Notice of Decision ref 201120676, under 
Part 7 of the Planning and Development Act 2007. 

Through the recent consultation of the Land Development Agency (LDA) with the Community Services 
Directorate (CSD), it has been identified that Section 2, Section 3, Section 12, Section 37, Section 39 and 
Section 41 are to be subdivided to allow for more manageable sized blocks. 

General context of the proposed changes to the Coombs Concept Plan – Effective 20 June 2014 includes 
the following: 

1. In Section 2, the existing block boundary between Blocks 1 and 2 is proposed to be moved to the east 
by 42.1m creating Block “a’ and Block “b”. The Community Services Directorate has expressed 
interest to develop Block “a” and zoned as RZ5. Block “b” is to be zoned CZ5 to satisfy Criteria 10 of 
the Coombs and Wright Concept Plan. The easement currently running through Block 1 will no longer 
be required, and shall be replaced with the new 3.5m wide easement running along the northern 
boundary of Block 3. This proposed change has also resulted in the redistribution of dwelling yields 
affecting Block 3. 

2. Block 1, Section 3 currently zoned as RZ5 will be subdivided evenly into two individual blocks. This 
proposed change has also resulted in the redistribution of dwelling yields affecting Block 3 and Block 
4. Both blocks “a” and “b” are intended to be used as Multi-Unit Developments by CSD. 

3. Block 1, Section 12 currently zoned as RZ5 will be subdivided at a distance of 54 metres (approx.) 
from Woodberry Avenue creating Block “a” and “b”. Both blocks are intended to be used as Mulit-Unit 
Developments by CSD. 

4. Block 1, Section 37, currently zoned as RZ5 will be subdivided into two separate leases at a distance 
of 44.0 metres from the northern boundary at Fairhall Street and 67.07m south along the Blackmore 
street boundary. Block “a” is intended use as Multi-Unit Developments by CSD.  

5. Block 1, Section 39 currently zoned as RZ5 will be subdivided at a distance of 60.90 metres north 
from Colbung Street creating blocks “a” and “b”. Block “b” is intended for Multi-Unit Developments by 
CSD. 

6. For Section 41, it is intended to relocate the block boundary further east to reduce the RZ5 area of the 
section to CSD’s preferred 0.42Ha for its intended use. This in turn increases the area of Block “b” 
(CZ5) in Precinct C. 

The above exceptions to the approved EPD Plans are detailed in this report as follows.  

Parties to the Contract 
Client:  Land Development Agency (LDA) 
Developer:  Land Development Agency (LDA) 
Project Manager:  Gerard Zafico 
Project Director:  Mark Perry 
Chartered Engineer:  John Samoty 
 
Engineering:  Cardno Young Pty Ltd 
Landscape Architect:   SPACELAB 
Surveyor:  Mail McDonald Barnsley 
Geotechnical Engineers:  Douglas Partners 
Principal contractor:  GroupOne (Stage 1 and 2)/BMD (Stage 3) 
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2  Detail Design & Construction Status 
It should be noted that the detail design of Coombs Residential Estate, Stages 1-3 generally complies with 
the TAMS design guidelines, ACTPLA Estate Development Guidelines, and other relevant Australian 
Standards where required.  The Estate Development Plan was approved in February 2012.   

Current approvals granted by Territory and Municipal Services (TAMS) include; 

 Stage 1 Earthworks 
 Stage 2 Earthworks 
 Stage 2 Civil Works 
 Stage 3 Earthworks 
 Stage 3 Civil Works 
 Stage 1 Civil Works 
 
No outstanding civil detail design approvals are with TAMS Asset Acceptance. 

Validation and verification of the approved detail designs have been undertaken in house using Cardno’s 
Quality System design verification and review procedures including design and drafting checklists. 

Detailed consultation has been undertaken with key stakeholders during the design and documentation 
process including TAMS, and all service authorities. 

The following civil construction stages of the Coombs Estate have been completed in field and currently 
under the nominated 12 months defects period by TAMS Asset Acceptance, and include; 

 
 Stage 1A-1, 1A-2, 1A-3, 1A-4, 1B, 1C 
 Stage 2 
 Stage 3A, 3B, 3C 
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3 Section Subdivision and Rezoning 
Consultation between the Land Development Agency (LDA - Greg Burghardt) and Chief Minister, Treasury 
and Economic Development Directorate’s (CMTEDD) Public Housing Renewal Taskforce – Spencer Wright, 
has been carried out to establish the requirements to enable the rezoning and subdivision to facilitate and 
address the need for Multi-Unit Developments in the newly constructed suburb of Coombs. 

It is understood from the consultation between LDA and CMTEDD that any proposed Development 
Amendment, should include all relevant plans that require changes including where required the; 
 
 Estate Development Plan – showing the revised land uses dwelling yields and access arrangements 
 Block Details Plan – showing the additional and revised block area calculations 
 Land Use Plan – showing the revised land uses in accordance with the technical amendment 
 Planning Control Plan – nominating any revisions to ongoing provisions on the affected blocks 
 Development Intentions Plan – to indicatively demonstrate how the proposed new blocks will be 

developed 
 Landscape Master Plan – (if required) reflecting changes to tree locations and access arrangements 
 Waste Collection Plan – (if required) nominating waste collection methods for the new/revised blocks 
 On-street Parking Plan – (if required) for any changes to on street parking locations; and 
 Sewer, Water and utility services plans if any changes to the services for the sites are proposed. 
 Any other drawing that displays block boundary locations.  

 

3.1 Section 2, Blocks “a” and “b” and Block 3 

3.1.1 Current Zoning 

The area of Block “a” will be reduced as it is subdivided, however the block will remain zoned as RZ5. The 
remaining section of Block “a” (currently zoned as RZ5) will be rezoned to CZ5, as it consolidates into a 
single block with Block “b”, which is currently zoned as CZ5. 

3.1.2 Location 

Section 2 is located in south Coombs bounded by John Gorton Drive to the south, Pearlman Street to the 
east, Cornelius Street to the west and Woodberry Avenue to the north. The section forms part of Precinct J 
as indicatively shown on Figure 2 of the Coombs and Wright Concept Plan. 

3.1.3 Function 

Block “a” has been earmarked for high density residential dwellings to be utilised by CSD for Multi-unit 
Developments and in keeping with RZ5 zoning. The proposed dwelling density for Block “a” will be changed 
from 38-75 to 24-26. Block “b” is intended to be utilised for mixed used development in accordance with the 
CZ5 zoning. The proposed dwelling density for Block “b” will be changed from 40-59 to 66-100. 

Due to the proposed dwelling densities for blocks “a” and “b”, it is also proposed to change the dwelling 
yields for Block 3 from 42-83 to 55-88 as high density residential dwellings (RZ5) and Block 4 from 44-65 to 
44-69 mixed use (CZ5). 
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3.2 Section 3, Blocks “a” and “b” and Blocks 2, 3 and 4 

3.2.1 Current Zoning 

All the blocks on Section 3 are currently zoned 
RZ5 (High Density Residential – Multi Unit 
development). 

3.2.2 Location 

The section is located in south Coombs and is 
bounded by Woodberry Avenue to the south, 
Pearlman Street to the east, Cornelius Street to 
the west and Taggart Terrace to the north. The 
section forms part of Precinct I as shown 
indicatively on Figure 2 of the Coombs and 
Wright Concept Plan. 

3.2.3 Function 

All the blocks within the section are all intended 
for high density residential developments with 
blocks “a” and “b” intended for Multi-unit 
Developments. The proposed dwelling density 
for Blocks “a’ and “b” will be 16-20. 

Due to the proposed development intentions for 
blocks “a” and “b”, it is also proposed to 
redistribute the dwelling yields on blocks 2, 3 
and 4 from 31-61 to 31-69. 

3.3 Section 12, Blocks “a” and “b” 

3.3.1 Zoning 

All the blocks on Section 12 are currently zoned RZ5 (High Density Residential – Multi Unit development). 

3.3.2 Location 

The block is located in south Coombs and is bounded by John Gorton Drive to the south, Terry Connolly 
Street to the west, Woodberry Avenue to the north and Harold White Avenue to the east. The section forms 
part of Precinct G of the Coombs and Wright Concept Plan. 

3.3.3 Function 

All the blocks within the section are intended for high density residential developments with block “a” 
intended for Multi-unit Developments. Block “a” will have a dwelling density of 16-18, and block “b” will have 
a dwelling density of 21-44. Due to the proposed development intentions for blocks “a” and “b”, it is also 
proposed to redistribute the dwelling yields on block 2 will change from 49-98 to 49-105. 

 

3.4  Section 37, Block 1 

3.4.1 Current Zoning 

All the blocks on Section 37 are currently zoned RZ5 (High Density Residential – Multi Unit development). 

3.4.2 Location 

The block is located in west Coombs and is bounded by John Gorton Drive to the south, Blackmore Street to 
the east, Fairhall Street to the north and Block 2 Section 37 (Open Space) to the west. The section forms 
part of Precinct B of the Coombs and Wright Concept Plan. 
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3.4.3 Function 

All the blocks within the section are intended for high density residential developments with block “a” 
earmarked for Multi-unit Developments by CSD. Block “b” shall also be developed as high density multi-unit 
residential dwellings with a dwelling density of 45-109, and Block “a” having a dwelling development of 24-
26. 

3.5 Section 39, Blocks “a” and “b” 

3.5.1 Current Zoning 

All the blocks on Section 39 are currently zoned RZ5 (High Density Residential – Multi Unit development). 

3.5.2 Location 

The section is located in west Coombs and is bounded by the Colbung Street to the south and west, Arthur 
Blakely Way to the north and Fairhall Street to the east. The section forms part of Precinct B of the Coombs 
and Wright Concept Plan. 

3.5.3 Function 

All the blocks within the section are all intended for high density residential developments with blocks “a” and 
“b” earmarked for multi-unit developments by CSD. Block 2 shall also be developed as high density multi-
unit residential dwellings with dwelling yields changing from 42-84 to 42-95. Block “a” will have a dwelling 
density of 17-40, and block “b” will have a dwelling density of 24-26. 

 

3.6 Section 41, Blocks “a” and “b” 

3.6.1 Current Zoning 

Block “a” Section 41 is currently zoned as RZ5 (High Density Residential – Multi Unit development) while 
Block “b” Section 41 is zoned partly as CZ5 (Mixed Use) and partly RZ5. 

3.6.2 Location 

The section is bounded by Edgeworth Parade to the northwest, Colbung Street to the west, Arthur Blakeley 
Way to the south, and Fairhall Street to the east. It is intended that the boundary between blocks “a” and “b” 
become the new precinct boundary for Precinct B and Precinct C. 

3.6.3 Function 

It is intended to develop Block “a” as high density residential dwellings by CSD in keeping with the RZ5 
zoning while Block “b” is to be developed as CZ5. The proposed shift in the precinct boundary will still satisfy 
the criteria set out in the Coombs and Wright Concept Plan as demonstrated in Appendix B. Block “a” will 
have a dwelling density of 20-26, and block “b” will have a dwelling density of 45-103. 
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4 Summary 
 

The proposed changes to the Concept Plan are as follows: 
 
 

Section Proposed Changes 

2 

 Relocation of existing boundary between Blocks 1 and 2 further east to create 
Blocks “a” and “b” Section 2. 

 In keeping with the Coombs and Wright Concept Plan, Block “b” is proposed to be 
zoned as CZ5 (Mixed Use) with a dwelling yield of 66-100 units. 

 Block “a” is proposed to be zoned as RZ5 (High Density Residential) with a 
dwelling yield of 24-26 residential units. 

 Due to the redistribution of dwelling yields for Precinct J, It is also proposed to 
change the dwelling yield for Block 3 from 42-83 units to 55-88 units. Block 4 will 
change its dwelling yield from 44-65 to 44-69. 

 Removal of existing services easement between Blocks 1 and 2. 

 Creation of an easement on the northern boundary of block 3 section 2. 

3 

 Subdivision of Block 1, Section 3 to two independent leases, Blocks “a” and “b”. 

 Both Blocks “a” and “b” are to be maintained as RZ5 in accordance with the 
Coombs and Wright Concept Plan. 

 The proposed dwelling yield for both Blocks “a” and “b” is 16-20 units. 

 Due to the proposed development intentions for blocks “a” and “b”, it is also 
proposed to redistribute the dwelling yields on Blocks 2, 3 and 4 from 31-61 to 31-
69. 

12 

 Subdivision of Block 1, Section 12 to two independent leases, Blocks “a” and “b”. 

 Both Blocks “a” and “b” are to be maintained as RZ5 in accordance with the 
Coombs and Wright Concept Plan. 

 The proposed dwelling yields for Blocks “a” and “b” are 16-18 units and 21-44 units 
respectively. Block 3 will have a dwelling yield of 49-105 changing from the original 
49-98. 

37 

 Subdivision of Block 1, Section 37 to two independent leases, Blocks “a” and “b”. 

 Both Blocks “a” and “b” are to be maintained as RZ5 in accordance with the 
Coombs and Wright Concept Plan. 

 The proposed dwelling yields for Blocks “a” and “b” are 24-26 units and 45-109 
units respectively. 
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39 

 Subdivision of Block 1, Section 39 to two independent leases, Blocks “a” and “b”. 

 Both Blocks “a” and “b” are to be maintained as RZ5 in accordance with the 
Coombs and Wright Concept Plan. 

 The proposed dwelling yields for Blocks “a” and “b” are 17-40 units and 24-26 units 
respectively. 

41 

 Relocation of the existing block boundary between Blocks 1 and 2 further east and 
the creation of Blocks “a” and “b” Section 41. 

 Relocation of the precinct boundary between Precincts B and C, increasing the 
size of Precinct C to 1.4Ha. 

 Block “a” is proposed to be zoned as RZ5 (High Density Residential) with a 
dwelling yield of 20-26 residential units as part of Precinct B. 

 In keeping with the Coombs and Wright Concept Plan, Block “b” is proposed to be 
zoned as CZ5 (Mixed Use) with a dwelling yield of 45-103 units. 
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It is our conclusion that though numerous elements have changed the key success criteria and intent of the 
original project scope has been upheld. Therefore the development is considered substantially the same as 
the development originally applied, although now have sufficient provisions for public housing making it 
suitable for Amended DA application. 
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Statement Against Criteria 
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Coombs Residential Estate – Statement against Criteria 
Development Amendment Report 
 
 
Assessment of EDP against Residential Subdivision Code 
 

Element 1: Neighbourhood Design 

 

Intent: 

To provide safe, convenient, accessible and attractive neighbourhoods that meet the diverse and changing needs of the 
community.  This encompasses offering a wide choice in good quality housing and associated community and 
commercial facilities, providing for local employment opportunities, encouraging walking cycling and use of public 
transport, minimising energy and water consumption, and promoting a sense of place through neighbourhood focal 
points and the creation of a distinctive identity which recognises and, where relevant, preserves the natural environment.  
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Element 2: Street Works 

 
Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

C1 

The street network has a clear 

structure and component 

streets conform to their 

function within the network. 

 

Complies: 

 The street network has a clear structure with roads conforming 

to their function in the network. 

Major and Minor Collectors Roads, Roads C03 and C04, form 

the main north south spines between the signalised 

intersections on John Gorton Drive and with East and West 

Coombs.  

Strong links between Roads C03 and C04 are provided within 

the road hierarchy by Roads C07 and C08, together with Road 

C20 on the eastern side of the main ridge in east Coombs 

(which also links east and west Coombs). These roads are 

higher order within the hierarchy, generally Local Access C or 

higher) and represent the main links carrying the majority of 

localised traffic. In addition these roads form the basis of the 

Public Transport Network through the estate. 

The higher order roads and main spine links throughout the 

estate are further supplemented by lower order roads (Local 

Access B) carrying a reduced number of vehicles typically 

derived from the lower density, RZ1 areas though in some 

isolated cases from higher density development. The lower 

order roads are part of a clear structure that link with the Major, 

Minor Collectors and Local Access C spine network and 

therefore provide efficient transport links to John Gorton Drive 

in the south. 

There are some Local Access A roads though consistent with 

the requirements of Table 4 from the Residential Subdivision 

Code these have only been nominated on roads where no 

through traffic can be reasonably expected.  

It is also noted that all streets link with other roads that are no 

more than two levels higher or lower in the hierarchy as 

defined by this Code with the exception of Road C28.  

Road C28 is a short (approximately 100m) street connecting 

Road C3 (major collector) at its western extent to Road C7 

(minor collector) at its eastern extent. This access street has 

been geared as a local access B and is anticipated to facilitate 

approximately 400 vpd, of which the majority of trips are 

generated by MU site Section AT Block ‘b’ and further 

supplemented by traffic accessing the Local Centre. In order to 

deter through movements from utilising this connection, this 

street will be appropriately calmed through the incorporation of 

LATM measures such as road cushions and road narrowing’s, 

with details to be provided at the detailed design stage.  

 

Complies – No Change is proposed to the 

street network. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

 The lower order category for Road C28, with traffic control 

measures, will be further developed at detailed design to 

provide synergy between the local centre and the open space 

area directly to the north. 

 

R2 

The street network reflects the 

characteristics specified in 

Table 2. 

 

Complies: The street network consists of Access Streets and 

Collector Streets which are based on the indicative traffic 

volumes and road characteristics notes in Table 2. 

There are a number of cases where the road characteristic 

notes determine the classification of the road instead of the 

indicative traffic volumes. e.g. Local Access A does not convey 

traffic from other areas, and the Coombs and Wright Concept 

Plan requires Road 3 to be a Collector Road. 

 

Complies – No Change 

2.2 Corridors and Precincts  

R3 

Streets within any 

neighbourhood do not operate 

as through traffic routes for 

externally generated traffic 

(other than for pedestrians, 

cyclists and public transport). 

 

Complies: Externally generated traffic will be served by the 

John Gorton Drive, rather than through traffic movements in 

Coombs. The main external traffic destinations from the John 

Gorton Drive will generally be to the primary school precinct 

(including the adjoining community facilities), the Local Centre 

and the Molonglo River Corridor. These are not considered as 

through traffic routes. 

The exception to that noted above is the future link to North 

Weston as required by the Coombs and Wright Concept Plan. 

The proposed road network is consistent with the Coombs and 

Wright Concept Plan including the identification of key roads 

and their relationship to Precincts.  

 

Complies – No Change 

R4 

Connections between 

residential streets and arterial 

roads are in accordance with 

the requirements of Table 3.   

 

N/A: The connections with John Gorton Drive are mandated in 

the Concept Plan and are to be constructed as part of the 

Capital Works Project 

 

N/A – No Change 

C5 

Safe and convenient links are 

provided for pedestrians and 

cyclists across transport 

corridors. 

 

Complies: Signalised intersections and pedestrian underpasses 

are part of the John Gorton Drive Capital Works project.  These 

crossings will provide a safe and convenient link for pedestrians 

and cyclists at approximately every 400m. In addition 

pedestrian refuges will be provided at convenient locations for 

the crossing of major collector roads within the Coombs Estate.   

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

R6 

Junctions between the 

external roads and the internal 

street network are located so 

as to minimise restriction of 

movement on the roads, and 

to avoid traffic volumes in 

excess of 6000 vehicles per 

day (vpd) on major collector 

streets and 3000 vpd on minor 

collector streets. 

 

Complies: The spacing of junctions between external roads 

and the internal street network restricts traffic volumes to less 

than 6,000 vpd on Roads C03A, C03B and C04 and to less 

than 3,000 vpd on all other minor collector streets. 

All roads have been designed to comply with Ausroads and 

TaMS Standards. 

See Road Hierarchy Plan (Drawing RHP 01 to 04) 

 

Complies – No Change 

2.3 Safety, Access and Convenience  

R7 

Junctions are spaced as set 

out in Table 3. 

 

Complies  

 

Complies – No Change 

C8 

The street network creates 

convenient movement for 

residents between their homes 

and higher order roads 

 

 

Complies: The block layout complies with this criterion and the 

requirements of the Concept and Structure Plans. The only 

element of R8 the EDP does not comply with is the maximum 

1200m distance between any dwelling and the arterial road 

and this is because the Territory Plan locates dwellings over 

1300m (in a straight line) from the Arterial Road.  Otherwise 

the driving distance from any dwelling to the nearest collector 

road complies with Rule 8 and the road network provides 

convenient movement for residents to all other higher order 

roads. 

 

Complies – No Change 

R9 

No more than three turning 

movements at intersections or 

junctions are required in order 

to travel from any home to the 

most convenient collector 

street or higher-order road. 

 

Complies: Coomb’s street design is a connective grid.  This 

generally reduces the length of vehicle trips and requires 3 or 

less turning movements between all dwellings and the most 

convenient collector road.  

 

Complies – No Change 

R10 

Proposed housing 

development along a 

movement corridor does not 

have direct vehicle access to 

an arterial road, unless there 

are no suitable access 

alternatives, in which case 

vehicle access on to the 

corridor must be able to be 

made in a forward direction. 

 

Complies: There is no direct access to the arterial road from 

dwellings.  Access to dwellings is only permitted via the internal 

road network (individual dwellings) and service roads (limited 

to high density sites). 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

2.4 Traffic Impacts and Residential Amenity  

R11 

No more than 5% of dwellings 

have direct access to streets 

with the long-term maximum 

desirable traffic volume in 

excess of 3000 vpd. 

 

Complies: No dwellings have direct driveway access to streets 

with traffic volumes greater than 3,000 vpd. 

 

Complies – No Change 

R12 

An acoustic analysis identifies 

internal and external noise 

impacts. 

 
Complies: GHD has undertaken a desktop assessment of the 
potential traffic noise impacts of the proposed John Gorton 
Drive on proposed adjacent residential areas.  

 

As stated it the EDP report the LDA is requesting a technical 

amendment to the concept plan to require the high density 

developments along John Gorton Drive to mitigate the 

predicted future traffic noise levels. A planning control plan that 

clearly identifies blocks requiring acoustic noise mitigation has 

been prepared and submitted as part of the EDP submission. 

 
Complies – No Change 

2.5 Functions and Width  

R13 

The road cross-sections and 

location of utilities and 

driveways within verges 

maintain an alignment for the 

planting of street trees as 

required by Table 4. 

 

Complies: Road reserves and driveway locations have been 

designed throughout the estate to accommodate all services 

and proposed large street tree planting in accordance with 

Table 4. 

 

Complies – No Change 

R14 

The road network caters for 

the efficient provision of public 

utility networks including 

water, sewerage, stormwater, 

electricity, telecommunications 

and gas, as demonstrated by 

certification by relevant 

authorities. 

 

Complies: all services can be fully accommodated within the 

road verge to meet authority requirements. See typical cross 

sections (Drawings TYP 01 – 06). 

 

 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

2.4 Traffic Impacts and Residential Amenity  

C15 

Street reserve width is 

sufficient to cater for all street 

functions, including: 

a) Safe and efficient 

movement of all users 

b) Provision for parked 

vehicles 

c) Location, construction 

and maintenance of 

network utilities; 

d) Overland flow paths 

within depth and velocity 

safety criteria for 

pedestrian and vehicles 

e) Provision for water 

sensitive urban design 

f) Carriageway and 

pedestrian lighting are 

integrated with a tree 

management plan that 

maintains designed 

lighting levels over time 

g) Street tree planting 

h) Retaining walls 

i) Public lighting 

j) Pedestrian and cycle 

paths. 

 

 

 

Complies: The proposed widths for all streets are sufficient to cater for 

all street functions noting: 

a. A minimum 1.5m wide footpath is proposed on both sides of 

streets generally to maximise pedestrian connectivity and 

efficiency of movements.  

 On road cycle lanes have been provided along main desire 

lines such as Road C03 A&B and C04.  

 In addition a 2.5m shared pathway is proposed on Roads C03 

C&D, C07, C08  to efficiently convey cyclists and pedestrians 

to and from strong desire lines such as the school, local centre, 

River Corridor and open space areas such as North Weston 

Pond. 2.5m shared pathways are also nominated around the 

Mixed-Use Zones. 

 The street network establishes a road hierarchy and traffic 

management that restrains vehicle speeds, deters through 

traffic and is appropriate for other road uses. Trafficable lanes 

have been designed in accordance with the Territory Plan and 

intersections have been designed in accordance with the 

relevant standards. In addition intersections along the bus 

routes have been designed to accommodate the requirements 

of ACTION buses. 

b. Indented parking has been provided in front of dwellings, along 

main traffic routes and adjacent to amenity. Lower order roads 

within the road hierarchy will accommodate informal parking 

within the road reserve in accordance with R32 and table 4. 

Parking has been provided at a rate of 1 space per 2 blocks 

<12.5m wide. Larger blocks with frontages greater than 12.5m 

accommodate visitor parking on block; 

c. Utility services, (shared trench, potable water, sewer and 

stormwater)  have been designed with clearances nominated in 

keeping with the relevant standards; 

 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

2.4 Traffic Impacts and Residential Amenity  

   

d. Road reserves have been designed to convey minor storm events 

via stormwater pit and pipe infrastructure. Major storm events up to 

and including the Q100 will be conveyed via. a combination of pit and 

pipe and overland flow within the road reserve in keeping with the 

relevant standards regarding velocity depth and hazard; 

e. The majority of the street verges are 7.5m wide, which allow for 

WSUD elements to be included in the streets. The design has included 

kerb watering of street trees, however the majority of WSUD 

measures, gross pollutant traps and bio retention areas are generally 

proposed at downstream discharge points and not within the road 

reserve; 

f. Street trees and street lighting are proposed on a common alignment 

to provide an efficient verge configuration and consider clearances to 

services and other infrastructure. Street trees will be adequately 

spaced to maintain desired lighting levels and on consideration mature 

tree canopy; Street tree planting has been nominated in keeping with 

the relevant standards and consistent with the Territory Plan;  

g. Retaining walls are proposed within the central median of Road C03 

and Road C46. The road reserves are of sufficient width to 

accommodate retaining walls while still maintaining adherence to the 

relevant standards and Territory Plan. Other retaining walls along 

roads 9 and 20 are not located within the road reserve, but sited either 

in the public open space or on blocks; 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

 h. All road reserves have been designed in keeping with the relevant 

standards in relation to public lighting and are of sufficient width in 

order to accommodate street lights and associated electrical 

infrastructure;  

i. Street trees and street lighting are proposed on a common alignment 

to provide an efficient verge configuration and consider clearances to 

services and other infrastructure. Street trees will be adequately 

spaced to maintain desired lighting levels and on consideration mature 

tree canopy;  

 In addition a 2.5m shared pathway is proposed on Roads C03 

C&D, C07, C08  to efficiently convey cyclists and pedestrians to 

and from strong desire lines such as the school, local centre, 

River Corridor and open space areas such as North Weston 

Pond. 2.5m shared pathways are also nominated around the 

Mixed-Use Zones. 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

R16 

Speed reduction devices are 

part of the design for the total 

street environment which 

demonstrates that: 

a) Slow points, including 

either horizontal or 

vertical deflection, are 

designed to slow traffic 

to design speeds. 

b) Slow points and 

carriageway narrowing’s 

are designed to take 

into account the needs 

of cyclists, by ensuring 

speed compatibility, 

adequate space for 

concurrent passage or 

off-street diversions. 

c) Landscape design, on-

street parking and 

streetscape design are 

used to complement 

speed restriction 

measures. 

d) Speed restriction 

techniques and devices 

are not used in isolation 

and only exist as part of 

an integrated traffic 

management solution. 

e) The verge, when 

considered in 

conjunction with the 

horizontal alignment 

and permitted fence, 

wall and other property 

frontage treatments, 

provides safe sight 

distances, taking into 

account expected 

vehicle speeds and 

pedestrian and cyclist 

movements. 

f) Traffic control devices 

are designed in 

accordance with 

national standards that 

take into account the 

access requirements for 

emergency vehicles. 

 

Complies: The street network incorporates numerous traffic 

calming measures including roundabouts, four way 

intersections and associated priority controls coupled with 

speed attenuation measures. 

Complies: The proposed street network accommodates 1.5m 

wide on street cycle paths on major and collector roads.   

 

Complies: On street parking is proposed (in areas) on collector 

streets to assist in maintaining a low speed environment. 

Complies: As stated above a suite of speed reduction devices 

are proposed to provide an integrated traffic management 

solution that clearly conveys vehicle speeds.   

Complies: Verge widths are generally greater than those 

nominated in Table 4 and provide safe sight distances for 

vehicle, pedestrian and cycle movements. The exception being 

adjacent to open space areas where a reduced verge is 

appropriate due to limited infrastructure allocation and 

considering increased view corridors.  

Also Road C46 proposes a 6.15m verge though Table 4 

nominated 6.25m minimum. Again this is appropriate given the 

allocation within the verge and the desired urban outcome – a 

one-way large lot dress circle. An in principal agreement has 

been received from TaMS and all infrastructure clearances are 

in line with in principal agreements from Jemena and 

ActewAGL. 

Complies: The detail design will ensure all traffic control 

devices will be in accordance with access requirements for 

emergency vehicles. 

 

Complies – No Change 
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Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

R17 

The impact of measures 

intended to restrain traffic 

speeds and traffic volumes 

take account of the needs of 

other road users and adjoining 

dwellings, by avoiding: 

a) unacceptable traffic 

noise to adjoining 

dwellings 

b) devices that reduce 

convenience or safety 

levels for cyclists and 

public transport. 

 

Complies: No traffic control devices are proposed that are 

considered to have an unacceptable impact on adjoining 

dwellings through traffic noise or the convenience and safety of 

cyclists and public transport. 

 

 

Complies – No Change 

 

R18 

Shared Use Zones comply with 

AUSTROADS requirements. 

 

Complies: There are no Shared Use Zones Roads proposed in 

Coombs. 

 

 

Complies – No Change 

 

R19 

Sight distances at pedestrian 

and cyclist crossings and at 

junctions and intersections are 

in accordance with Part 5 

Guide to Traffic Engineering 

Practice or its successor. 

 

Complies: Sight distance for all intersections have been tested 

and comply. 

 

Complies – No Change 

2.6 Site Access and Width  

R20 

Motorists are able to enter or 

reverse from a block or site in 

a single movement. 

 

Complies: Blocks are generally perpendicular to streets and 

allow sufficient manoeuvring space to enter or reverse from a 

block in a single movement. 

 

Complies – No Change 

R21 

Driveways and direct vehicle 

access to major collector 

streets and other streets that 

carry more than 3000 vpd are 

designed to require forward 

entry and exit of vehicles from 

properties. 

 

Complies: No direct access is provided to lower density blocks 

from roads which exceed 3,000 vpd. Access from higher 

density developments are required by the Territory Plan to 

provide forward entry and exits (Multi-unit housing code Rule 

76 (d)) 

 

 

 

 

 

 

 

Complies – No Change 

2.7 Geometric Design  
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R22 

Longitudinal gradient does not 

exceed the gradients specified 

in Table 4, and street 

pavement cross-fall is between 

2.5% and 5%. 

 

Complies: Road gradients and pavement crossfalls are in 

accordance with Table 4. Where a priority road has a gradient 

greater than 5% the intersection grading as part of detailed 

design will ensure that the crossfall does not exceed 5% 

 

Complies – No Change 

R23 

Geometric design for 

intersections, roundabouts and 

slow points are consistent with 

the vehicle speed and 

maximum design vehicle 

envelop intended for each 

street and is consistent with 

AUSTROADS Guidelines and 

in accordance with the 

Australian Road Rules. 

 

Complies: The design of all intersections, roundabouts and 

slow points are in accordance with AUSTROADS guidelines 

and the Australian Road Rules.  

 

Complies – No Change 

R24 

At intersections, turning 

vehicles are accommodated 

using AUSTROADS Design 

Vehicles and Turning 

Templates to enable turns to 

be made in a single forward 

movement as follows: 

a) For turns between a 

major collector and a 

minor collector or 

access street, the 

‘design articulated 

vehicle’ provides a 

turning path radius of at 

least 15 m in 

accordance with the 

Australian Road Rules. 

b) For turns between a 

minor collector street 

and access streets, the 

‘design heavy rigid 

vehicle’ provides a 

turning path radius of at 

least 15 m, using any 

part of the pavement, in 

accordance with the 

Australian Road Rules. 

c) For turns between 

access streets, the B99 

‘design car’ provides a 

turning path radius of at 

least 7.5 m using the 

correct side of the 

pavement only. 

 

Complies: All turning paths and vehicles comply with Australian 

road rules. Refer to vehicle turning path drawings submitted as 

part of the EDP. 

 

Complies – No Change 
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R25 

Kerb radii do not exceed 

desirable kerb returns in Table 

4, except when required to 

accommodate larger vehicle 

turning movements in 

accordance with the Australian 

Road Rules.  

 

Complies: Kerb radii do not exceed desirable kerb returns in 

Table 4 except where required to allow safe design vehicle 

movements in accordance with the Australian Road Rules. 

 

 

 

 

 

 

 

 

 

 

 

Complies – No Change 

2.8 Laneways  

R26 

Laneways must serve one of 

the following purposes: 

a) Run east–west and 

provide small-lot rear-

parking access to 

maximise solar access 

to habitable areas; 

b) Access multi-unit 

housing; 

c) Rear access to lots 

fronting busy streets; or 

d) Service retail and 

commercial areas. 

 

No laneways are proposed under the EDP however community 

title shared driveways in Sections AO, AN, BA and BB provide 

rear access to terrace blocks and perform a similar function. 

With regards R26 we confirm the following: 

a. The community title shared driveways generally run 

East/West and provide rear access to small lots and 

maximise solar access to habitable areas. 

 

No Change 
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C27 

a) Good passive 

surveillance into, along 

and through lanes is 

provided; 

b) Continuous lines of 

garage doors and 

fences are avoided; 

c) Opportunities for 

privately maintained 

landscape areas are 

provided; 

d) Modifications to all code 

items to the 

satisfactions of Asset 

Acceptance at TAMS 

are addressed; 

e) Emergency Services 

Bureau supports the 

use of the rear lane as 

its primary access. 

 

No laneways are proposed under the EDP however community 

title shared driveways in Sections AO, AN, BA and BB provide 

rear access to terrace blocks and perform a similar function. 

With regards C27 we confirm the following: 

a. Surveillance rooms have been nominated on the northern 

side of all community titles shared driveways to provide 

good passive surveillance along and through the shared 

driveway as well as the community titled open space 

areas. In addition the lanes are straight and offer 

unrestricted sight lines; 

b. Community titled shared driveways proposed under this 

EDP are all lineal elements provided rear access to 

terrace dwellings. The terraces are proposed in rows of no 

more than 6 dwellings with community titled open space 

areas to ensure the rear facades of dwellings are not 

continuous elements; 

c. Community titled open space areas have been provided to 

all terrace sections within community titled shared 

driveways (total width of 2m landscaped verges); 

d. The terrace configuration has been reviewed to the 

satisfaction of TAMS; 

e. ESA has given its in principal support for the community 

titled shared driveways configuration with formal 

endorsement expected as part of this EDP submission. 

 

No Change 

2.9 Cul de-sac  

R28 

No more than 15% of lots 

across the entire sub division 

are served by cul-de-sac. 

 

N/A: There are no cul-de-sac roads proposed within Coombs. 

 

Complies – No Change 

R29 

Cul-de-sacs are no longer than 

100 m. 

 

N/A: There are no cul-de-sac roads proposed within Coombs 

 

Complies – No Change 

R30 

Linking paths to adjoining 

areas for use by pedestrians 

and cyclists include lighting 

and allow for surveillance from 

the surrounding roads and 

private properties. 

 

Complies: Paths through sections AK, BS, BR, AI and BM will 

be adequately lit and allow for surveillance from the 

surrounding roads and properties. 

 

 

Complies – No Change 

R31 

For turning movements at the 

head of a cul-de-sac, sufficient 

area is provided for the ‘design 

refuse vehicle’ (as advised by 

the relevant waste collection 

authority) to make a three-point 

turn.  

 

N/A: There are no cul-de-sac roads proposed within Coombs 

 

No Change 

2.10 On-street Parking  
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R32 

In streets where visitor parking 

is not provided on site, one 

car-parking space is provided 

for every two dwellings. These 

are located against the kerb if 

the carriageway width is 

sufficient, or in parking bays 

constructed within the verge 

and located within 60 m from 

the frontage of each dwelling.  

 

Complies: See parking plan (PP01 – 05) which demonstrates 

the proposed parking complies with this rule and the 

requirements of Table 4 that requires one hard standing space 

per two block frontages less than 12.5m. 

 

Complies – 

Sufficient parking provisions have been 

included in the design. To facilitate the access 

for Block “a” Section 39, 4 parking bays have 

been removed intended for visitor parking. 

Similarly, to facilitate the access for Block “a” 

Section 41, parking bays along Fairhall Street 

has been removed. Dislocated visitor parking 

for Section 42 has been relocated to Arthur 

Blakeley Way to satisfy the criteria. 

R33 

The dimensions of car spaces 

and access comply with the 

requirements of AS 2890. 

 

Complies: All car spaces have been designed to comply with 

AS2890. 

 

Complies – No Change 

2.11 Water Sensitive Urban Design  

R34 

Water Sensitive Urban Design 

treatments are provided in 

accordance with the Water 

Ways: Water Sensitive Urban 

Design General Code. 

 

Complies: The Water Sensitive Urban Design strategy proposed meets 

the requirement of Water Ways: Water Sensitive Urban Design 

General Code and the Concept Plan. 

 

Complies – No Change 
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Element 3: Pedestrians and Cyclist Facilities 

Intent: 

a) To encourage walking and cycling by providing safe, accessible, convenient and legible movement networks to destinations 

within and beyond the neighbourhood 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

3.1 Location and Design  

R35 

Footpaths and cycle paths are 

provided in accordance with 

Table 4. 

 

 

Complies: All footpath and cycle paths meet or exceed the 

requirements of Table 4.  All Streets will have 1.5m footpath on 

both sides of the road.  2 – 2.5m paths are provided where 

higher use is foreseen, with 2.5m paths provided in high 

amenity areas in accordance with R37 c). 

 

Complies – No Change 

R36 

a) Lighting is provided to 

paths in accordance 

with AS/NZ 1158; and 

b) A tree management 

plan is provided 

demonstrating how 

required lighting levels 

can be maintained as 

tree canopies develop 

over time. 

 

N/A - Lighting design will be undertaken as part of the detailed 

design and will meet these requirements. The lighting design 

will fully consider the proposed landscape treatment within the 

verge. 

 

Complies – No Change 
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R37 

a) For collector streets on 

which block access is 

provided, pedestrian or 

cycle paths are 

provided on either side 

of the street and 

separated from the 

carriageway pavement. 

b) Minor paths, where 

required, are a 

minimum width of 1.2 m 

and do not exceed 10% 

gradient, or the gradient 

is no greater than any 

adjacent street 

pavement. 

c) Minor paths are 2.5 m 

minimum width in the 

vicinity of meeting 

points, schools, shops 

and other activity 

centres. 

d) Minimum stopping sight 

distances at path 

intersections is in 

accordance with 

AUSTROADS Guide to 

Traffic and Engineering 

Practice or its 

successor.   

 

Complies: pedestrian or cycle paths are provided on either side 

of the street and are separated from the carriageway pavement. 

Complies: All minor paths exceed the 1.2m minimum width and 

with a gradient that does not exceed the adjacent street 

pavement. 

Complies: Paths of 2.5m width are to be provided adjacent to 

shops and other activity centres. 

Complies: Minimum stopping sight distances at path 

intersections are in accordance with AUSTROADS Guide to 

Traffic and Engineering Practice. 

 

Complies – No Change 

3.2 Safe Crossings  

R38 

Where traffic volumes exceed 

3000 vpd or speeds exceed 

50 km/h, safe crossings are 

created with the use of 

pedestrian refuges, slow 

points, thresholds or other 

appropriate mechanism.  

 

Complies: Pedestrian refuges are provided for all paths 

crossing streets where traffic volumes exceed 3000 vpd or 

speeds exceed 50 km/h.  

 

Complies – No Change 

R39 

At potential conflict points or 

junctions on high-use facilities, 

paths are widened to a 

minimum width of 2.5 m to 

allow for passing of 

pedestrians and cyclists in 

opposite directions. 

 

Complies: See rule 37 (c).   

 

Complies – No Change 



Coombs Residential Estate  
Development Amendment Report 

Multi-Unit Development Amendment 

LDA – Coombs Residential Estate  Rev. 3 22/06/15 
  Page 26 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

R40 

Safe street crossings are 

provided for all street users 

with sight distances, pavement 

markings, warning signs and 

safety rails (where appropriate 

for cyclists) in accordance with 

AUSTROADS requirements. 

 

Complies:  Safe street crossing locations are to be fully 

incorporated into the EDP and detailed design of the estate. 

The EDP shows the general location of each crossing.  The 

detailed design will further refine the designs to ensure the 

crossings fully comply with AUSTROADS requirements.  

 

Complies – No Change 

R41 

Compliant pram and 

wheelchair crossings are 

provided where cycle and 

pedestrian paths intersect with 

kerbs. 

 

Complies:  The EDP shows pram crossings at each street 

intersection.  Detail design process will ensure they comply with 

standards. 

 

Complies – No Change 

R42 

Markings and tactile aides are 

provided in accordance with 

the relevant Australian 

Standard to assist sight-

impaired people, the elderly 

and children. 

 

N/A - These will be incorporated into the detailed design. 

 

Complies – No Change 
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Element 4: Public Transport 

Intent: 

a) To increase opportunities for choice in mode of transport, and provide cost-effective and energy-efficient public transport 

services that is accessible and convenient to the community 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

4.1 Bus Stop Location and Design  

R43 

a) At least 90% of 

dwellings are within 

400 m safe walking 

distance from an 

existing or potential bus 

route, or 200 m safe 

walking distance from 

an existing or proposed 

demand-responsive or 

community bus service 

route. In addition, at 

least 90% of dwellings 

are within 500 m from 

the nearest existing and 

proposed bus stop. 

OR 

b) at least 90% of 

dwellings are within 

750 m of a high 

frequency trunk service 

bus stop that has, or is 

projected to provide, a 

minimum of eight 

outbound buses an 

hour during the morning 

peak. 

 

Complies: More than 90% of all dwellings are located within 

400m walking distance of a proposed bus route and within 

500m from the nearest bus stop.(refer to Public Transport 

Network & Off Road Movement Systems Plan). 

In addition more than 90% of dwellings are located within 750m 

of a high frequency trunk service bus stop on the arterial road. 

 

 

 

Complies – No Change 

R44 

The siting of bus stops is 

related to the pedestrian path 

network. 

 

Complies: The proposed bus stops fully consider the pedestrian 

path network and linkage with open space.  The street grid 

network provides great pedestrian permeability and a variety of 

routes to bus stops. 

 

Complies – No Change 

R45 

Bus stops are located within 

400 m of sporting, community, 

retail and educational facilities. 

 

Complies:  The bus stops within Coombs are located within 

400m of sporting, community, retail and educational facilities, 

and the mixed use sites along John Gorton Drive are adjacent 

to high frequency stops. 

 

Complies – No Change 

R46 

Bus stops are in accordance 

with Disability Access 

Standards for Public 

Transport. 

 

NA:  Bus stops are shown on the road hierarchy plan and the 

detailed design will ensure they comply with the design 

standards. 

 

Complies – No Change 
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R47 

Bus stops are designed in 

accordance with TaMS Design 

Guidelines. 

 

NA:  These requirements will be incorporated in the detailed 

design.  Locations are shown in the EDP. 

 

Complies – No Change 

R48 

The geometry of streets 

identified as bus routes are 

suitable for turning, stopping 

sight distance, grade and 

parking requirements of buses 

(as determined from 

appropriate design 

documents) has a carriageway 

width of 7.5m or within ranges 

specified in Tables 4 and 5. 

 

 

Complies: Bus routes meet the requirements of this rule 

including the use of Tag Steer buses as shown on the vehicle 

turning path diagrams. 

In addition, indented on street parking has been provided along 

the bus routes to ensure parking does not restrict bus 

movements.  As roundabouts have an impact on block locations 

the EDP demonstrates that the roundabouts comply with a Tag 

Steer bus.  Additional detail will be provided at detail design. 

 

Complies – No Change 

C49 

a) Convenient 

connections to 

adjoining areas and 

other public transport 

routes (including future 

routes), provide for 

ease of movement of 

buses between 

neighbourhoods, and 

link activity centres 

within and external to 

the neighbourhood. 

b) Buses are able to 

safely gain access to 

the neighbourhood and 

cross arterial roads 

without complicated 

turning manoeuvres 

when travelling 

between 

neighbourhoods. 

 

Complies: The proposed bus routes have been discussed with 

Action.  The location of the bus routes provide Action with the 

opportunity to extend the Duffy route into Wright, Coombs and 

North Weston or provides access directly off John Gorton Drive.   

NA - Two signalised intersections connect Coombs with John 

Gorton Drive. These intersection are not part of Coombs EDP 

but are included in the Capital Works Program 

 

Complies – No Change 

 



Coombs Residential Estate  
Development Amendment Report 

Multi-Unit Development Amendment 

LDA – Coombs Residential Estate  Rev. 3 22/06/15 
  Page 29 

 

Element 5: Public Open Space and Sporting Facilities 

Intent: 

a) To provide public open space and sporting facilities as formative elements in the neighbourhood layout that meet community 

requirements for safe and accessible outdoor recreational space and that contribute to the community identity through 

landscaping, heritage and biodiversity protection.  

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

5.1 Size and landform  

R50 

Local neighbourhood parks 

must have a minimum size of 

0.5 ha, unencumbered by 

utilities infrastructure, to 

provide sufficient size for 

amenity, recreation and 

environmental purposes. 

 

Complies: Local neighbourhood parks have an unencumbered 

area greater than 0.5ha. 

 

Complies – No Change 

R51 

Pedestrian parkland serving 

multiple purposes (e.g. for 

community paths, bikepaths, 

stormwater, utilities and the 

like) achieves minimum widths 

as described in Table 4 and 

TaMS Design Standards. 

 

Complies:  The parkland in and around Coombs serves a 

variety of functions, including stormwater management, 

recreational use.  The parklands also contain bikepaths and 

footpaths that link dwellings, river corridor, school, etc.  

Only minimum widths of paths are included in Table 4.  Path 

widths comply with Table 4 and the construction details will 

comply with TaMS design standards. 

 

Complies – No Change 

R52 

Open space in watercourses 

and drainage swales are 

inundated only in a storm 

event of greater than two-year 

average recurrence interval 

and do not present a safety 

hazard. 

 

Complies: WSUD principles adopted across the site allow 

swales to carry low flows. These however do not present a 

safety hazard as all recreational open space areas associated 

with water courses are above 2 year storm events.   

 

Complies – No Change 

R53 

Drainage swales are 

contoured, unfenced, grassed, 

and landscaped.  

 

Complies:  The Landscape Masterplan shows that the drainage 

swales are unfenced, grassed and landscaped. 

 

 

 

Complies – No Change 

5.2 Accessibility  
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R54 

Fully compliant pedestrian and 

cycle paths are provided to be 

contiguous with the on-road 

and off-road trunk network and 

achieve access through and to 

the open space.  Service 

vehicle access and public 

parking is provided in 

accordance with TaMS design 

standards. 

 

Compliant pedestrian and cycle paths are provided throughout 

the estate with on-road cycle paths provided on the main 

collectors. 

Service vehicle access to open spaces will be resolved as part 

of the detailed design. 

 

 

 

Complies – No Change 

R55 

Barriers and integrated 

landscape design prevent 

motor vehicle trespass onto 

open space in accordance 

with TaMS design standards 

 

NA – This is a detailed design issue as it does not relate to land 

take, however, a combination of kerb types (Barrier and 

Castellated Kerbs) and landscape treatments (including stock 

fencing along the river corridor) will be provided to prevent 

vehicular access onto open spaces. 

 

Complies – No Change 
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Element 6: Block Layout and Building Envelope Plans 

Intent: 

a) To ensure the layout and orientation of blocks achieves required energy standards and provides for attractive and safe streets 

and public open space 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

6.1 Section Size  

C56 

a) Street and block layouts 

are pedestrian-friendly 

and provide for perimeter 

buildings fronting a 

perimeter street around 

sections. 

b) Where sections depths 

are less than 50m, 

details are provided 

about housing types, 

urban design and 

affordability objectives. 

 

Complies: Street and block layouts are pedestrian friendly with 

the street layout in a preamble grid and paths on both sides of 

the road. Perimeter buildings front street around sections. 

Complies: No sections are less than 50m deep. 

 

Complies – No Change 

R57 

The estate includes a 

combination of multi-unit sites 

and single and two-storey 

attached and detached 

residential dwellings. 

 

Complies:  The dwelling types and range complies with the 

concept plan requirements and provides a variety of housing 

products. 

 

Complies – No Change 

R58 

Smaller blocks and blocks 

capable of supporting higher 

density are located in sections 

adjacent to commercial 

centres, public transport, or 

high amenity areas such as 

parks. 

 

Complies: Smaller blocks and higher density development are 

located adjacent to public transport, commercial centres and 

parks.  

 

Complies – No Change 

 

6.2 Solar Efficient Subdivisions  

R59 

An energy audit carried out in 

accordance with Energy 

Audits of Subdivisions – 

Detached Residential Blocks 

(Appendix C) achieves the 

following: 

a) a minimum of 75% of 

blocks have an energy 

rating of three stars or 

above 

b) all blocks have a minimum 

rating of one star.  

 

Complies: 75.9% of blocks are 3 stars or higher; the remaining 

24.1% have a 2 star rating.  The 2 star blocks are principally 

made up of attached terrace house, facing north/south with rear 

access.  The current rating scheme is not designed to rate 

attached house products. 

 

 

Complies – No Change 
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C60 

By applying the current 

building setbacks it is 

impossible to ensure all 

dwellings will not be 

overshadowed by their 

neighbour.  LDA request 

additional setbacks from 

ATPLA’s draft Solar Code are 

applied to protect solar 

access.    All blocks comply 

with this document however 

on block controls need to be 

applied to ensure solar 

access. 

a) Demonstrate that 

energy efficiency and 

amenity considerations 

are achieved.  

b) Demonstrate that the 

private open space 

receives sufficient 

sunshine to support its 

intended uses, 

including outdoor 

eating, clothes drying, 

and growth of plants. 

 

 

Complies: All detached blocks within the estate can achieve 

north-facing, habitable rooms with a minimum of 3 hours direct 

sunlight onto the floor or wall of the main daytime living area, 

and to 50% of the POS, between 9.00am and 3.00pm on 21 

June.   

 LDA requested additional building envelopes (R62 and R63) to 

be included in the Concept Plan to ensure neighbours do not 

overshadow their southern neighbour more than the 1.8m high 

boundary fence at 12 noon winter solstice (21 June). 

 

In addition LDA has designed all blocks to comply with the Draft 

Territory Plan Variation 306 (Single Residential Block 

Compliance Tables) which are designed to ensure all block 

achieved solar access. 

With the application of these new requirements all detached 

and attached blocks within the estate can achieve north-facing, 

habitable rooms with a minimum of 3 hours direct sunlight onto 

the floor or wall of the main daytime living area, and to 50% of 

the POS, between 9.00am and 3.00pm on 21 June.  Refer to 

Building Envelope Plans for indicative footprints and POS 

location and shadow diagrams for terrace blocks.  

 

Complies – No Change 

6.3 Multi-unit Sites  

R61 

Multi-unit sites are located 

within 200m of a commercial 

zone, public transport node, or 

public open space.  

 

Complies.   Multi units are located within 200m of commercial 

zone, public transport node or public open spaces. 

 

 

R62 

Sites for multi-unit 

development sit within a public 

road layout that provides 

similar address and frontage 

opportunities as the urban 

structure for single residential 

blocks. 

 

Complies: All multi-unit sites sit within a public road layout that 

provides similar address and frontage opportunities as single 

residential blocks. 

 

 

Complies – No Change 

R63 

When providing access to 

more than four attached 

dwellings, shared driveways 

run east-west and maximise 

solar access to dwellings. 

 

 

Complies: the attached dwellings driveways run east west and 

the dwellings north south.  On higher density sites basement 

parking will be required.  All dwellings are sited to ensure living 

areas and private open spaces achieve good solar access. 

 

Complies – No Change 

R64   
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Units address public streets or 

open space. Continuous rear 

fencing along public roads is 

avoided. 

Complies: The blocks have been designed to comply with 

current Territory Plan requirements for multi unit sites.  The 

intention plans show how units can be designed to provide an 

internal open space with units addressing the streets.  All 

fencing is to be in accordance with the Territory Plan, which 

does not permit continuous rear fencing along public roads. 

Complies – No Change 

R65 

Where internal private roads 

maintained by the body 

corporate accommodate more 

than 300 vehicle movements a 

day, the roads are developed 

with the same opportunities for 

on-street parking, pedestrian 

paths, verge landscaping and 

Water Sensitive Urban Design 

as the public roads described 

in Table 4. 

 

Complies: The provision of internal roads in multi unit sites is 

subject to the design of each site and a separate development 

application from this EDP.  The development intention plans 

show indicative layouts for multi unit sites and indicative 

driveway cross sections of internal driveways.  These internal 

roads combine opportunities for on street parking, pedestrian 

paths, verge landscaping and WSUD with the multi unit code 

driveway requirements. In addition the estate has been 

designed to provide extensive on street parking adjacent to 

multiunit sites.  

The only other private road which has over 300VPD is the lane 

at Section AN.  The amenity of the public lanes per Table 4 is 

less than the EDP’s private lane as Table 4 does not permit 

lanes to provide landscaping, street trees, on-street parking, 

footpaths,etc.  All of the private lanes have significant areas of 

landscaping (at the entrances and in the middle) to provide slow 

points and to avoid continuous lines of garage doors and 

fencing. 

 

Complies – No Change 
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6.4 Security, Surveillance, Safety, and Amenity  

R66 

Where blocks adjoin streets 

with traffic volumes in excess 

of 3000 vpd, the block layout 

achieves one or more of the 

following: 

a) Incorporates service 

roads or rear lane 

access adjacent to 

busier arterial roads; 

b) Uses battle-axe blocks 

to provide vehicle 

access from a side or 

rear street; 

c) Provides pedestrian 

access to the busy road 

where vehicle access is 

not provided; 

d) Arranges blocks to side 

onto busier streets with 

vehicle access from a 

side street; 

e) Where road safety 

standards are met, 

on-street parking is 

provided; 

f) Provides for forward 

exit from garages and 

driveways for larger 

blocks; or 

g) Incorporates shared 

driveways to garages at 

the rear of the blocks to 

facilitate exit in a 

forwards direction. 

 

Complies: Two roads (part only C03 & C04) have predicted 

daily traffic volumes in excess of 3000 vpd. All road sections 

with predicted daily traffic volumes in excess of 3000 vpd are 

fronted by multi unit / mixed use sites or open space. No direct 

vehicular access is proposed in these locations, though 

appropriate pedestrian linkages and crossing points are 

proposed. 

 

Complies – No Change 

R67 

a) Blocks front streets or 

public open space. 

b) Where blocks abut 

public open space the 

principles described in 

Figure 4 are applied. 

 

Complies: All single and multi unit blocks have their primary 

address fronting roads, however 2 multi unit blocks that also 

abut parks.   

 

While Figure 4 generally relates to single dwelling blocks the 

principles of having edge streets around the rest of the park has 

been applied.   

 

In addition the Concept Plan has detail built from requirements 

to ensure the multi unit dwellings address the parks and open 

spaces (C60).   

 

Complies – No Change 

R68 

Battle-axe blocks are used 

only where they: 

 

Complies: Battle-axe blocks are necessary to provide vehicular 

access from sloping sites and to eliminate dangerous access 

 

Complies – No Change 
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a) front parks, natural 

areas or recreation 

areas such as golf 

courses 

b) provide frontage to 

major roads.  

c) are necessary to 

provide vehicle access 

to sloping sites. 

 

points near the roundabouts on major roads.  

 

6.5 Compact blocks (defined as blocks having a site area less than 250m²)  

R69 

Compact blocks are located: 

a) Opposite parkland open 

space; or 

b) Within 100m of 

parkland open space; 

or 

c) Adjacent to a minimum 

10m wide verge.  

 

Complies: All compact blocks are within 100m of open space or 

parkland or alternatively are adjacent to verges of a minimum 

10m width. 

 

 

Complies – No Change 

R70 

a) Where vehicle access 

is provided to the front 

of the block the block 

frontage is to a local 

road, and not a major 

collector.   

b) Where a block has rear 

laneway access it may 

front a collector road. 

 

Complies.  All compact blocks are serviced by a rear lane / 

shared private driveway. 

 

 

Complies – No Change 

R71 

Compact blocks provide 

opportunities for north facing 

living areas that can be 

achieved through such 

measures as: 

a) East - west running 

ends of sections 

b) East – west running 

culs de sac or minor 

access roads.   

 

Complies: Compact blocks are located with east/west running 

sections and achieve acceptable solar orientation in 

accordance with the Territory Plan solar access requirements. 

 

Complies – No Change 

R72 

Road and services 

infrastructure achieves all 

operational requirements for 

waste collection, utilities 

service access and overland 

flow protection applicable to 

standard residential blocks.   

 

Complies.   The compact blocks have been sited close to 

parklands and on topographic that minimise grade issues that 

may impact on services, etc.  Waste collections will be via the 

street and gravity services will be provided in the private lane or 

in the street. 

 

Complies – No Change 
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Element 7: Utilities, Waste Management and Sediment and Erosion Control 

Intent: 

a) To ensure that residential areas are adequately serviced with sewerage, water, stormwater, fire-fighting, electricity, gas, street 

lighting and communication services in a timely, cost-effective, coordinated and efficient manner that supports sustainable 

development practices and asset maintenance needs and to promote the use of road verges or other public land for the 

provision of reticulated services where topography and other site constraints allow. 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria for 

Multi-Unit Sub-Divisions 

7.1 Viability of Services  

R73 

Land development occurs only 

where adequate stormwater, 

sewerage and water supplies 

for domestic and fire-fighting 

purposes can be provided and 

maintained in accordance with 

utility codes and standards 

made under or in accordance 

with ACT law. 

 

 

Complies: Service availability for the development is dependent 

on ACTPLA’s capital works projects and the Actew sewer main 

project.  The timing of these projects is currently consistent with 

the completion of the development. 

 

 

Complies – No Change 

7.2 Utility Services on Leased and Unleased Land  

R74 

a) Utility services comply 

with utility standards. 

b) Subject to agreement 

between the land 

manager and utility 

provider, water, 

electricity, gas and 

communication 

services are located 

within road reservations 

or other Territory Land 

that is, and is to remain, 

unleased. 

c) Subject to agreement 

between the proponent 

and the utility provider, 

and for the purpose of 

maximising land 

utilisation, preference is 

given to locating 

sewage and 

stormwater services 

within road 

reservations, or other 

Territory Land that is, 

and is to remain, 

unleased. 

 

Complies: Proposed utility services comply with design 

standards.  

Complies.  Water, electrical, gas and technical services are 

located in the public street verges. 

 

 

 

 

 

 

 

 

Complies: Sewer and stormwater are located within road 

reserves wherever topography allows. Where this cannot be 

achieved due to topography. The services have been located at 

the rear of a block where the setbacks allow for the required 

side access easement.  In principle support from the utility 

provider has been received. 

 

Complies – No Change 
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R75 

a) Where utility standards 

require sewerage and 

stormwater services to 

be located within 

leased blocks, those 

services:  

i) are contained 

within service 

reservations and 

accessed by 

means of utility, 

emergency or 

maintenance 

access routes 

complying with 

Figures 5 and 6 

and Table 7  

ii) are on a block of 

sufficient size to 

accommodate 

service 

reservations and 

utility access 

routes, whilst 

providing 

comparable 

building footprint 

area to similar but 

unencumbered 

blocks 

iii) where possible, are 

located in service 

reservations 

directly accessible 

from unleased 

Territory Land 

iv) where possible, are 

co-located with 

private open space 

to maximise land 

utilisation 

 

Complies: Sewer and stormwater are located within road 

reserves wherever topography allows. Where this cannot be 

achieved due to the topography the services have been located 

at the rear of a block where the setbacks allow for the required 

side access easement.  This is generally on blocks greater than 

500m2, however functional size houses can still be achieved on 

blocks approx. 450m2. 

 

 

Complies – No Change 

7.3 Shared Trenching  

R76 

Compatible minor service 

reticulation in the road verge 

may be located in shared 

trenching where permitted by 

utility standards. 

 

Complies: Shared trenching has been designed in accordance 

with agency standards. 

 

Complies – No Change 
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R77 

Written acceptance of service 

reservation alignments has 

been provided by Territory and 

Municipal Services (TaMS) 

and other relevant utility 

providers. 

 

N/A: Written support cannot be obtained until the detailed 

design submission is received by the agencies, however in 

principle support has been received from TAMS, ActewAGL 

and Jemena for shared trench arrangement and proposed 

verge configuration. 

 

No Change 

7.4 Width of Service Reservations and Service Access Elements  

R78 

All sewerage and stormwater 

reticulation on land that is to 

be leased is located in a 

service reservation. The 

widths of service reservations 

are agreed by the utility 

provider and comply with the 

relevant section of Table 6.  

More than one easement may 

be required, as is shown in 

Figure 6. 

 

Complies: the proposed easement and access requirements 

are in accordance with agency standards.  (refer to rule 75 

above) 

 

Complies – No Change 

7.5 Width of Service Reservation and Emergency Access to Minor Service 
Reticulation 

 

R79 

Where service reservations for 

sewerage reticulation cannot 

be adequately accessed 

directly from public land, 

maintenance and emergency 

access routes are provided on 

each affected leased block to 

provide obstruction-free access 

from public land to the service 

reservation.   

 

Complies - Sewer services are located within road reserves or 

open space as far as possible. Where services lie within blocks 

the design of easements has been carried out in accordance 

with agency guidelines.  (refer to rule 75 above) 

 

Complies – No Change 

R80 

The widths of maintenance 

and access routes are 

approved by the utility provider 

and comply with the relevant 

section of Table 6. 

 

Complies. Refer to 3.7 of Report 

 

Complies – No Change 

R81 

Where corner blocks require 

service reservations in the rear 

corner, the service reservation 

is extended along a side 

boundary to link with the road 

verge as shown in Figure 5 

and 6. 

 

Complies. Easements to be extended for stormwater access to 

link with road verge 

 

 

 

 

 

 

 

Complies – No Change 

7.6 Separation of Private and Utility Services  
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R82 

Where the permissible 

footprints of buildings are 

located adjacent to a service 

reservation, the relevant 

service provider determines 

and provides written approval 

of the extent and width of a 

private service zone required 

for private stormwater and 

sanitary drains, electricity and 

communication cables, gas, 

water and irrigation pipes 

associated with the 

development of the lease.  This 

zone is documented in the EDP 

to provide adequate separation 

of private services from utility 

assets, and to prevent damage 

to private services when the 

utility is repairing or replacing 

its assets (see Figure 5). More 

than one private service zone 

may be required.   

 

  

Complies: See diagram showing access to utility sewerage and 

stormwater services in rear of blocks in 3.7. The detailed design 

of the estate will fully incorporate these requirements. 

 

 

 

Complies – No Change 
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7.7  Recording Utility Access Requirements in Leases  

R83 

Where services are proposed 

to be included in leased land 

the proponent:  

a) consults with each 

utility service provider 

during the preparation 

of the EDP and obtains 

written confirmation that 

the provider’s service 

reservations and 

maintenance and 

emergency access 

route requirements are 

included  

b) provides a written 

undertaking that all 

designated service 

reservations, 

maintenance and 

emergency access 

routes, and utility pipe 

protection envelops are 

recorded on the 

Deposited Plans that 

will be referred to in the 

subsequent leases in 

the manner shown in 

Appendix B 

c) includes in the EDP the 

standard lease clauses 

applying to service 

reservations, 

maintenance and 

emergency access 

routes and utility pipe 

protection envelopes.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Consultation undertaken with all service providers. Providers’ 

service reservations, emergency, and maintenance access and 

private service zones are detailed in 3.7 and these will be fully 

incorporated into the hydraulic masterplans and the detailed 

design. 

 

Written Support to be obtained as part of agency circulation 

process of EDP prior to Development approval. Consultation to 

date has indicated in principal support for the service and 

maintenance reservations. 

 

 

No Change 
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7.8 Design and Construction Qualifications  

R84 

Sewerage facilities, water 

supply mains, stormwater, 

electricity, communications 

services, gas and street 

lighting are designed by 

persons who are qualified by 

reference to codes and 

standards made under or in 

accordance with ACT law. 

 

Complies:  The detailed design will be undertaken and/or 

verified by a Chartered Professional Engineer or agencies with 

appropriate experience. 

 

 

 

 

 

 

 

Complies - No Change 

7.9 Overland Flow Paths for Sewage and Stormwater Spillage  

R85 

Overland flow paths must be 

provided to ensure that 

surcharge of sewage or 

stormwater from utility network 

overflow points (such as 

manholes) or future residential 

sanitary drain overflow relief 

gullies, will not be obstructed 

by proposed building footprints 

and will comply with utility and 

residential plumbing 

standards.  

 

Complies: Stormwater overland flowpaths are located to 

prevent discharge through leased land. 

The locations of sewer manholes are in accordance with the 

appropriate standards. 

The detail design process will refine the block grading and 

stormwater and sewer designs. 

All buildings are subject to a separate development application.  

 

 

 

 

 

Complies – No Change 

7.10 Location of Sewage and Stormwater Connections  

R86 

Unless specifically approved 

by the utility provider, the 

sewer and stormwater ties are 

at the low point of the block in 

accordance with utility 

standards. 

 

Complies: The majority of sewer and stormwater ties are 

located at the low point of the block. Where this cannot be met 

adequate depth will be provided to ensure the lowest point of 

the block can drain into the service (this will be approved by 

Agencies) 

 

Complies – No Change 
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R87 

a) Subject to agreement 

between the proponent 

and the utility provider, 

the sewer and 

stormwater ties may be 

located away from the 

low point.   

b) Written approval is 

provided by TaMS and 

other utility service 

providers, and any 

special requirements 

imposed by the service 

authorities are 

incorporated in the 

design. 

 

Complies - See above. 

 

 

 

Noted. 

 

 

 

 

 

 

 

 

 

Complies – No Change 

7.11  Clearance Between Utility Equipment and Landscape Elements  

R88 

The location of and 

accessibility to meters, control 

valves, manholes and utility 

connections are acceptable to 

service providers and 

determined in accordance with 

utility standards to minimise 

conflict with proposed 

driveways, fencing, courtyard 

walls or other permanent 

paving, vegetation or 

structures mandated by the 

development. 

 

 

 

 

Complies: Service locations are designed in accordance with 

TAMS Design Standards for Urban Infrastructure and service 

authority requirements. 

 

Complies – No Change 

Rules / Criteria Compliance  

7.12 Noise and odour buffer zones  

R89 

Buffer zones complying with 

utility requirements are 

provided between dwellings 

and utility service equipment 

such as sewer vents or pump 

stations to protect residential 

amenity from odour and noise 

nuisance. This buffer zone is 

agreed with the utility provider 

and documented in the EDP. 

 

N/A. 

No sewer or water pump stations are to be provided as part of 

this development.  Sewer vents are not part of this EDP but part 

of the trunk sewer main which has been design to allow 

residential development in accordance with the Territory Plan 

land use zones. 

 

 

 

 

 

 

Complies – No Change 
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7.13 Waste management  

R90 

Waste management is in 

accordance with the latest 

version of the Development 

Control Code for Best Practice 

Waste Management in the 

ACT, TaMS 2006. 

 

Complies: See waste management plan (WCP 01-04).  

 

 

Complies – No Change 

R91 

In accordance with the 

Development Control Code for 

Best Practice Waste 

Management in the ACT 

(TaMS 2006), garbage 

collection vehicle access is 

provided as follows: 

a) to mobile garbage bins 

for all single unit 

dwellings and multi unit 

and cluster 

developments up to 

and including 10 units. 

b) to garbage hoppers in 

an approved structure 

for multi-unit sites in 

excess of 10 dwellings. 

 

 

 

 

Complies.  All single dwelling blocks have street garbage 

collection within 60m of the dwelling. 

Complies.  The multi unit blocks are an adequate size to allow 

the future development to have internal garbage collection. 

 

Complies – No Change 

R92 

Demolition waste leaving the 

site is diverted to a recycling 

or reprocessing operator for 

the particular type of waste 

material. Evidence of proper 

recycling, reprocessing or 

disposal is obtained and kept 

for 12 months after practical 

completion of the project. 

 

Complies.  The majority of the waste on this site will come from 

the removal of the existing pine trees, which will be chipped and 

used as mulch in the Arboretum or on site. 

Generally no other demolition waste will be generated from this 

development. 

All waste generated as part of the construction will be subject to 

a separate waste management plan developed by the civil and 

landscape contractors. 

 

Complies – No Change 

7.14 Sediment and Erosion Control Plan  

R93 

A Sediment and Erosion 

Control Concept Plan satisfies 

the requirements of the 

Environment Protection 

Authority. 

 

Complies.   The EDP submission contains a Sediment and 

Erosion Control Concept Plan. See drawing (EMCP-01and 02). 

 

Complies – No Change 
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4. Compliance with the Coombs and Wright Concept Plan 
 
 
The Coombs and Wright Concept Plan became effective on January, 2010 and have been amended several times with 
the latest amendment dated 20 June 2014 and subsequent Technical Amendment Variations March 2014.  
 
The following section demonstrates compliance with the provisions of Parts A and B of the Plan including with the 
purpose of the Plan and with the “desired planning outcomes” contained in the Plan.  
 
Part C has been excluded as it relates to development undertaken following EDP approval.   
 
Only Rules/Criteria relevant to Coombs have been assessed in this report. Compliance with the provisions as they relate 
to Wright were covered in the Wright EDP report.  
 
 

Part A – Land use 
Notes: 

1. Precincts referred to in this part are shown on figure 2, subject to element 2. 

2. Roads referred to in this part are shown on figure 3, subject to element 3. 

3. Signalised intersections on the north-south arterial road (referred to in this EDP report as John Gorton 

Drive) are shown on figure 3, subject to element 3. 

4. Sections referred to in this part are shown on figure 4, and they are located by cross sections lines. 
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Land use plan 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against 

Criteria for Multi-Unit Sub-

Divisions 

Note:  Desired planning outcomes relevant to this element are: (a), (b), (c), (e), (f), (g), (h), (j), (k), (o), (p) and (q). 

C1 

Precinct A 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct A, 

a) RZ1, consistent with desired 

planning outcome (a) 

b) PRZ1, consistent with desired 

planning outcome (h). 

 

Desired planning outcomes: 

(a) Provide diverse housing 

types, block sizes, densities 

and affordability to meet the 

changing needs of 

households and to 

encourage the formation of a 

diverse community; 

 

 

 

Complies as follows: 

a) The location of precinct A in the EDP is consistent with 

figure 2 in the concept plan and all residential development 

in the precinct is permitted by the Territory Plan RZ1 Land 

Use policies.   

In accordance with planning outcome (a), R37 & R51 of the 

concept plan (density controls), a variety of low density 

(less 20 dwellings / ha) block sizes have been provided. 

Overall the desired planning outcome (a) is achieved by 

providing a range of housing products and block sizes 

across the estate in a number of different precincts of which 

precinct A contribute the low density suburban product. 

 

Complies – No Change 

(h)  retain the landscape setting and 

significant natural elements of the site 

as part of an urban open space network 

that responds to the topography of the 

area, contributes to ‘place-making’ 

character, and where possible connects 

to adjacent suburbs with high levels of 

public access, amenity and safety. 

The public open space (PRZ1) and enlarged road reserves 

provided in Precinct A retain the significant features of the 

site including, views to the Molonglo River, surrounding 

hills, Black Mountain and the existing Eucalyptus trees on 

the ridge. These trees, together with the proposed plantings 

will be the highest element in Precinct A and will provided a 

landscape back drop so the housing does not break the 

skyline.   

 

Complies – No Change 
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 The location of the open space in the Concept Plan 

(northwest of the ridge) was originally proposed to retain 

moderate quality Pink-tailed Worm Lizard (PTWL) potential 

habitat.  

This potential habitat has since been reassessed by a 

PTWL expert for ACTPLA and the Commonwealth has 

downgraded it to low quality (EPBC determination 

16 April 2010). As the site does not contain significant site 

features and R26 (concept plan) and the EPBC 

determination do not require the area to be retained and 

the area has been proposed for development.  

The EDP has provided an alternative open space centrally 

located (adjacent to section BR) on the eastern side of the 

ridge in accordance with Table 7 (Description and prime 

management purpose of urban parks and sportsgrounds) of 

the Residential Subdivision Development Code. Together 

with the Holdens Creek Pond open space the provision of 

this park will guarantee residents of both the east and west 

sides of the ridge will have centrally located open space for 

recreational purposes. 

 At this time the Strategic EPBC Assessment for the 

Molonglo Valley (including the River Corridor) has not been 

completed, and there is no guarantee that the 

Commonwealth will permit recreational facilities 

(playgrounds, etc) within the River Corridor EDP. 
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C2 

Precinct B 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct B, 

a) RZ5, not less than 6.5ha, 

consistent with desired 

planning outcome (b) 

b) RZ4, not less than 2ha, 

consistent with desired 

planning outcome (b) 

c) PRZ1, following the 

watercourse, consistent with 

desired planning outcome 

(h) 

d) RZ1, consistent with desired 

planning outcome (a) over 

the balance 

 

Desired planning outcomes: 

(a) Provide diverse housing 

types, block sizes, densities 

and affordability to meet the 

changing needs of 

households and to 

encourage the formation of a 

diverse community; 

(b) Allow for zoning to 

accommodate higher 

residential densities and 

building heights, community 

facilities and mixed use 

retail/commercial activity 

centres supported by 

residential development 

close to areas of higher 

amenity and the north-south 

arterial road which includes 

a major public transport 

route; 

(h)    retain the landscape setting 

and significant natural 

elements of the site as part 

of an urban open space 

network that responds to the 

topography of the area, 

contributes to ‘place-making’ 

 

Complies as follows: 

 

a) A total of 17.5ha of RZ5 is provided, thus exceeding the 

minimum 6.5ha required in the Concept Plan; 

The EDP complies with Desired planning outcome (b) for 

the following reasons: 

- RZ5 is a high density area with the minimum density 

for each block in accordance with R49 of the Concept 

Plan (1 dwelling for each 200m2); 

- the height of buildings will be controlled by the 

Territory Plan provisions (minimum 2 storeys, 

maximum 6 storeys); and  

- The location of RZ5 in the EDP is consistent with 

figure 2 in the Concept Plan, which places high 

density housing along the arterial road and around the 

mixed use area of Coombs.  

b)  A total of 3.2ha of RZ4 is provided thus addressing the 

minimum 2ha required in the EDP;  

The EDP complies with Desired planning outcome (b) for 

the following reasons: 

- RZ4 is a high density area with the minimum density 

for each block in accordance with R49 of the Concept 

Plan (1 dwelling for each 200m2); 

- the height of buildings will be controlled by the 

Territory Plan provisions (maximum 3 storeys); and  

- The location of RZ4 in the EDP is consistent with 

figure 2 in the concept plan, which places it adjacent 

to the high amenity area of Holdens Creek Pond.  

 

c) The PRZ1 area provided is consistent figure 2 of the 

Concept Plan with Desired planning outcome (h) in that it:  

 is part of an open space network which is proposed to 

continue south of John Gorton Drive into the adjoining 

suburb of Wright 

 will retain the existing watercourse and natural 

elements of the site where possible, in a landscaped 

parkland setting, noting however, that the water 

course alignment, topography and configuration will 

be impacted on by the construction and proximity of 

John Gorton Drive – however, landscape elements 

can be utilised to reinstate and enhance the original 

landscape (particularly water) features 

 will directly adjoin John Gorton Drive allowing 

opportunities for a highly visible and accessible public 

space which, through landscaping and urban design 

elements (such as public art), can contribute to ‘place 

making’ by helping to establish the desired character 

 

Complies –  

 

a) The proposed subdivision 

of Sections 37 and 41 does 

not affect the compliance to 

this criterion as the area 

zoned as RZ5 for the 

Precinct is 10.4Ha, which is 

above the specified 

minimum. It also does not 

affect any other zones 

within the Precinct and on 

any other precinct other 

that Precinct C. 
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character, and where 

possible connects to 

adjacent suburbs with high 

levels of public access, 

amenity and safety. 

for Coombs  

 will directly adjoin a multi unit site which can be 

developed to effectively extend the public realm 

features of the park into the site and which will provide 

passive surveillance to assist with public safety for 

park users. Furthermore, the park will provide a high 

level of amenity for residents of the surrounding 

higher density developments which adjoin on 1 side 

ensuring that the park is likely to be well utilised. It is 

also likely the adjacent developments will be themed 

and marketed to capitalise on the amenity and 

attributes offered by the park; and 

d) The balance of the precinct comprises RZ1 housing 

products permitted by the Territory Plan RZ1 Land Use 

policies and provides a variety of block sizes and housing, 

while complying with the RZ1 density rules (R37 & R51) of 

the Concept Plan. Overall the desired planning outcome (a) 

is achieved by providing a range of housing products and 

block sizes across the estate in a number of different 

precincts of which precinct A contribute the low density 

suburban product. 

C3 

Precinct C 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct C, CZ5, not less 

than 0.4ha, consistent with desired 

planning outcome (b). 

 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

 

 

Complies: Precinct C comprises a total of 0.67ha of CZ5 adjacent 

to the edge road and Holden’s Creek, thus exceeding the 

minimum 0.4ha required area of CZ5. The CZ5 zoning has been 

located in accordance with bushfire requirements for edge streets 

and C27 of the Concept Plan. The site is consistent with Figure 2 

in the Concept Plan and locates the mixed used area adjacent to 

the high amenity open space of Holdens Creek Pond. 

 

 

Complies –  

The revised precinct boundary 

increases the area zoned as CZ5 

to 0.67Ha which satisfies this 

criterion. 

 

C4 

Precinct D 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct D, consistent 

with desired planning outcome (b), 

 

Complies as follows: 

a) A total of 1.02ha of CZ5 is provided south of Road 3 thus 

addressing the minimum 1ha required in the EDP; 

The EDP complies with Desired planning outcome (b) for 

the following reasons: 

-  locates higher residential density close to areas of 

higher amenity and the north-south arterial road which 

 

Complies – No Change 
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a) CZ5 on the south eastern 

side of road 3, not less than 

1.0ha 

b) CZ4, not less than 0.9ha. 

 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

 

includes a public transport route; 

-  the height of buildings will be controlled by the 

Territory Plan provisions (minimum 6 storeys).  

 

b) A total of 1.13ha of CZ4 is provided within precinct D thus 

exceeding the minimum 0.9ha required. 

The EDP complies with Desired planning outcome (b) for 

the following reasons: 

-   the CZ4 is close to areas of higher amenity and the 

north-south arterial road which includes a public 

transport route; 

-   accommodates higher density residential with the 

height of buildings controlled by the Territory Plan 

provisions (block a - minimum 2 storeys, maximum 6 

storeys; block b – minimum 6 storeys).  

 

C5 

Precinct E 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct E, RZ5, not less 

than 1ha, consistent with desired 

planning outcome (b). 

Desired planning outcomes: 

(b)  Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

 

 

Complies: Precinct E comprises a total of 2.43ha of RZ5, thus 

exceeding the minimum 1ha of RZ5 required. The dwelling yield 

is consistent with R49 and it provides higher density housing 

close to the arterial road and the local centre / mixed use 

precinct, consistent with planning outcome b and figure 2 of the 

Concept Plan. 

 

 

 

Complies – No Change 

 

C6 

Precinct F 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct F a minimum 

overall area of 17ha, comprising, 

a) CFZ, not less than 6ha, to 

accommodate at a minimum, 

an educational 

establishment (primary 

school), community activity 

 

Complies: Precinct F is 17ha inclusive of roads (in accordance 

with ACTPLA pre-application meeting advice 6/12/2010);  

a) The area of CFZ is 6ha which meets the minimum area 

required for the various community facilities – ie primary 

school, community activity centre, and child care centre; 

The location of the CFZ land use is consistent with Figure 2 

of the Concept Plan which locates community facilities 

adjacent to high amenity areas and close to the arterial 

road and mixed use areas in accordance with planning 

outcome b; 

 

b) The area of PRZ1 provided at the junction of roads 3, 7 and 

8 is 0.5ha which exceeds the minimum 0.3ha required. The 

 

Complies – No Change 
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centre and child care centre, 

consistent with desired 

planning outcome (b) 

b) PRZ1, not less than 0.3ha at 

the junction of roads 3, 7 and 

8 consistent with desired 

planning outcome (h) 

c) PRZ1 and NUZ4, in the 

balance to accommodate 

Coombs urban open space 

corridor specified in R23) 

and C23). 

Desired planning outcomes: 

(b) Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

(h)  retain the landscape setting and 

significant natural elements of the site 

as part of an urban open space network 

that responds to the topography of the 

area, contributes to ‘place-making’ 

character, and where possible connects 

to adjacent suburbs with high levels of 

public access, amenity and safety. 

location of the park is consistent with Figure 2 of the 

Concept Plan.  This park will form an external plaza 

abutting the local centre and is part of the open space 

system that connects east and west Coombs. The park will 

also retain a number of existing pine trees, to reflection of 

the former use of the site. Pine trees are a significant 

natural element that currently dominates the site, but will 

only be retained in 2 parks within Coombs. The retention of 

the pine trees is consistent with the desired planning 

outcome (h). 

 

c)  The balance of the precinct comprises PRZ1 and NUZ4 

and accommodates the Coombs urban space corridor – 

refer C23. 

 

C7 

Precinct G 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct G, 

a) RZ5, not less than 2.7ha, 

consistent with desired 

planning outcome (b) 

b) PRZ1, following the 

watercourse, consistent with 

desired planning outcome 

(h). 

 

Desired planning outcomes: 

(b) Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

 

Complies as follows: 

a) The area of RZ5 provided in precinct G is 3.9ha which 

exceeds the minimum 2.7ha required.  

The dwelling yield is consistent with R49 and it provides 

higher density housing close to the arterial road and the 

local centre / mixed use precinct, consistent with planning 

outcome b and figure 2 of the Concept Plan; and 

b) The PRZ1 area provided is consistent figure 2 of the 

Concept Plan and with desired planning outcome (h) in that 

it:  

 is part of an open space network which is proposed to 

continue south of John Gorton Drive into the adjoining 

suburb of Wright 

 will retain the existing watercourse and natural 

elements of the site where possible, in a landscaped 

parkland setting, noting however, that the water 

course alignment, topography and configuration will 

be impacted on by the construction and proximity of 

John Gorton Drive – however, landscape elements 

can be utilised to reinstate and enhance the original 

 

Complies –  

No Change.  
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supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

(h)  retain the landscape setting and 

significant natural elements of the site 

as part of an urban open space network 

that responds to the topography of the 

area, contributes to ‘place-making’ 

character, and where possible connects 

to adjacent suburbs with high levels of 

public access, amenity and safety. 

landscape (particularly water) features 

 will directly adjoin John Gorton Drive allowing 

opportunities for a highly visible and accessible public 

space which, through landscaping and urban design 

elements (such as public art), can contribute to ‘place 

making’ by helping to establish the desired character 

for Coombs  

 will directly adjoin a multi unit site which can be 

developed to effectively extend the public realm 

features of the park into the site and which will provide 

passive surveillance to assist with public safety for 

park users. Furthermore, the park will provide a high 

level of amenity for residents of the surrounding 

higher density developments which adjoin on 1 side 

ensuring that the park is likely to be well utilised. It is 

also likely the adjacent developments will be themed 

and marketed to capitalise on the amenity and 

attributes offered by the park. 

C8 

Precinct H 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct H, RZ1, 

consistent with desired planning 

outcome (a). 

 

Desired planning outcomes: 

(a) Provide diverse housing types, block 

sizes, densities and affordability to meet 

the changing needs of households and 

to encourage the formation of a diverse 

community; 

 

 

Complies: Precinct H comprises RZ1. The location of precinct H 

in the EDP is consistent with figure 2 in the concept plan and all 

residential development in the precinct is permitted by the 

Territory Plan RZ1 Land Use policies (including the park).   

In accordance with planning outcome (a), R37 & R51 of the 

concept plan (density controls), a variety of low density (less 20 

dwellings / ha) block sizes have been provided. Overall the 

desired planning outcome (a) is achieved by providing a range of 

housing products and block sizes across the estate in a number 

of different precincts of which precinct A contribute the low 

density suburban product. 

 

Complies – No Change 

C9 

Precinct I 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct E, RZ5, not less 

than 5.9ha, consistent with desired 

planning outcome (b). 

Desired planning outcomes: 

(b) Allow for zoning to accommodate 

higher residential densities and building 

 

 

 

Complies: Precinct I comprises a total of 6.65ha of RZ5, thus 

exceeding the minimum area of RZ5 required to be provided in 

the EDP. 

The dwelling yield is consistent with R49 and it provides higher 

density housing close to areas of higher amenity, consistent with 

planning outcome b and figure 2 of the Concept Plan. 

 

 

 

 

Complies – No Change. 
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heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

C10 

Precinct J 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows in precinct J, CZ5, not less 

than 2ha, consistent with desired 

planning outcome (b). 

 

Desired planning outcomes: 

(b) Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and the 

north-south arterial road which includes 

a major public transport route; 

 

 

 

Complies: Precinct J contains 3ha of CZ5, thus exceeding the 

minimum 2ha area of CZ5 required to be provided in the 

precinct. 

The EDP complies with Desire planning outcome (b) for the 

following reasons: 

- CZ5 is a high density area with the minimum density 

for each block in accordance with R50 of the Concept 

Plan (1 dwelling for each 150m2); 

- the height of buildings will be controlled by R53 in the 

Concept Plan (minimum 3 storeys, no maximum 

restriction); and  

The location of CZ5 in the EDP is consistent with figure 2 in the 

concept plan, which places the mixed use at the entrance to the 

estate on the southeast side of road 4 at the intersection with the 

arterial road and consistent with R27 of the concept plan. 

 

 

Complies – 

Precinct J contains more than the 

minimum 2ha of CZ5 required.  

C11 to C22 Not relevant to Coombs EDP  

C23 

Coombs urban open space corridor 

Subject to the identification of precincts 

and key roads in accordance with 

elements 2 and 3, and to the zoning of 

land that is not in a future urban area, 

the land use plan submitted with an 

EDP shows Coombs urban open space 

corridor, PRZ1 and NUZ4, consistent 

with desired planning outcome (h) that,  

a) follows the unnamed water course 

from Wright to its confluence with 

Molonglo River 

b) includes a neighbourhood park, 

oval, cycleway and stormwater 

measures. 

 

 

Complies: The EDP accommodates the Coombs urban open 

space corridor (PRZ1 and NUZ4 zones), consistent with desired 

planning outcome (h) in that,  

a) it follows the unnamed water course from Wright to its 

confluence with Molonglo River;  

b) the corridor will include a neighbourhood park, oval, 

cycleway and stormwater measures. 

In addition the location of the PRZ1 and NUZ4 are consistent 

with figures 2 & 4 in the concept plan and the EDP has been 

coordinated with the ACTPLA Capital Works Project that is 

constructing these facilities. 

 

 

Complies – No Change 

C24  

Weston Creek urban open space 
corridor 
 
Subject to the identification of precincts 
and key 

 

Complies: This park is principally a Capital Works Project 

separate to the Coombs EDP, however LDA will provide a local 

play ground within the park to comply with desired planning 

 

Complies – No Change 
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roads in accordance with elements 2 
and 3, 
and to the zoning of land that is not in a 
future 
urban area, the land use plan submitted 
with an 
EDP shows Weston Creek urban open 
space 
corridor, PRZ1, consistent with desired 
planning outcome (h). 

Desired planning outcomes: 

(h)  retain the landscape setting and 
significant natural elements of the site 
as part of an urban open space network 
that responds to the topography of the 
area, contributes to ‘place-making’ 
character, and where possible connects 
to adjacent suburbs with high levels of 
public access, amenity and safety. 

outcome (h).  

The Weston Creek urban open space will provide a high level of 

public access, amenity and safety and responds to the natural 

topography of the area. 

 

C25 
 
Holdens Creek urban open space 
corridor 
 
Subject to the identification of precincts 
and key 
roads in accordance with elements 2 
and 3, 
and to the zoning of land that is not in a 
future 
urban area, the land use plan submitted 
with an 
EDP shows Holdens Creek urban open 
space 
corridor, PRZ1 and NUZ4, consistent 
with 
desired planning outcome (h). 
 

Desired planning outcomes: 

(h)  retain the landscape setting and 

significant natural elements of the site 

as part of an urban open space network 

that responds to the topography of the 

area, contributes to ‘place-making’ 

character, and where possible connects 

to adjacent suburbs with high levels of 

public access, amenity and safety. 

 

Complies: This park is principally a Capital Works Project 

separate to the Coombs EDP, however LDA will provide a local 

playground within the park to comply with desired planning 

outcome (h).  

The Holdens Creek urban open space will provide a high level of 

public access, amenity and safety and responds to the natural 

topography of the area. 

 

 

Complies – No Change 

R26 

The land use plan submitted with an 

EDP includes PRZ1 to incorporate a 

buffer not less than 20 metres wide 

(where measure wholly outside the 

habitat areas) around areas of 

moderate and high quality Pink-tailed 

worm lizard (Aprasia parapulchella) 

habitat, as shown on Figure 5 and 

section viii. 

Complies: The EDP does not propose any development within 20 

metres of any area of moderate or high quality Pink-tailed worm 

lizard (Aprasia parapulchella) habitat as shown in Figure 5 and 

more recent PTWL habitat surveys.  

The river corridor (including PTWL potential habitats) will be 

separated from the construction site by stock proof fencing, (see 

landscape master plan) This fencing will be handed over to 

TaMS at the end of the project and is likely to be retained until 

the River Park Concept Plan develops an alternative. 

The EDP complies with Section viii for the following reasons: 

 

Complies – No Change 
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- The Capital Works Trunk Sewer is in accordance with the 

typical section minimum 20m distance to PTWL habitats; 

and 

House blocks in the EDP are located almost twice the distance 

from PTWL habitats compared to that shown in section viii (50m 

instead of 30m). This is due to the detailed bushfire mitigation 

plan, inner asset protection zones recommendations and 

compliance with the Coombs EPBC management requirements 

for PTWL. 
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C27 

Subject to the zoning of land that is not 

in a future urban area, the land use plan 

submitted with an EDP identifies 

precincts with the following 

characteristics: 

a) precinct A is bounded by Holdens 

Creek urban open space corridor, 

Molonglo River corridor, road 8 

and precinct B 

b) precinct B is bounded by precinct 

C, Holdens Creek urban open 

space corridor, precinct A, road 3 

and precinct D and the north-south 

arterial road (John Gorton Drive) 

c) precinct C is bounded by Holdens 

Creek urban open space corridor 

and precinct B, and may adjoin 

precinct A 

d) precinct D is part of the 

Coombs/Wright local centre. It is 

bounded by precinct B, road 7, 

precinct E and the north-south 

arterial road (John Gorton Drive). It 

is transacted by road 3 

e) precinct E is bounded by 

precinct D, road 7, the urban open 

space corridor draining to Coombs 

pond and the north-south arterial 

road (John Gorton Drive) 

f) precinct F is the Coombs 

community facilities precinct. It is 

bounded by road 3, road 8, 

Molonglo River corridor, Coombs 

urban open space corridor and 

road 7 

g) precinct G is bounded by the urban 

open space corridor draining to 

Coombs pond, road 7, road 4, and 

the north-south arterial road (John 

Gorton Drive) 

h) precinct H is bounded by Coombs 

urban open space corridor, 

Molonglo River corridor, the urban 

open space surrounding the 

proposed Weston Creek pond, 

precinct I and road 7 

i) precinct I is bounded by precinct H, 

Weston Creek urban open space 

 

Complies: All precincts generally comply with the following 

characteristics listed below. 

 A copy of the EDP precinct boundaries is contained in Appendix B. 

a) Complies: Precinct A is bounded by Holdens Creek urban open 

space corridor, Molonglo River corridor, road 8 (C08E) and 

precinct B 

b) Complies: precinct B is bounded by precinct C, Holdens Creek 

urban open space corridor, precinct A, road 3 (Road C03A and 

C03B) and precinct D and the north-south arterial road (John 

Gorton Drive) 

c) Complies: precinct C is bounded by Holdens Creek urban open 

space corridor and precinct B. 

d) Complies: precinct D is part of the Coombs/Wright local centre. It 

is bounded by precinct B, road 7 (C07), precinct E and the north-

south arterial road (John Gorton Drive). It is transacted by road 3 

(Road C03/C0D) 

e) Complies: precinct E is bounded by precinct D, road 7 (C07), the 

urban open space corridor draining to Coombs pond and the 

north-south arterial road (John Gorton Drive) 

f) Complies: precinct F is the Coombs community facilities precinct. 

It is bounded by road 3 (C03), road 8 (C08E), Molonglo River 

corridor, Coombs urban open space corridor and road 7 (C07) 

g) Complies: precinct G is bounded by the urban open space 

corridor draining to Coombs pond, road 7 (C07), road 4, and the 

north-south arterial road (John Gorton Drive) 

h) Complies: precinct H is bounded by Coombs urban open space 

corridor, Molonglo River corridor, the urban open space 

surrounding the proposed Weston Creek pond, precinct I and 

road 7 (C07) 

i) precinct I is bounded by precinct H, Weston Creek urban open 

space corridor road and road 7 (C07) 

j) precinct J is bounded road 4 (C04), road 7 (C07), Weston Creek 

urban open space corridor road and the north-south arterial road 

(John Gorton Drive).  

k) precinct K is to be developed on the site of the ACT Forestry 
Depot. It is bounded by Weston Creek urban open space corridor 
and the north-south arterial road 

l) N/A Not part of this EDP 

m) N/A Not part of this EDP 

n)  N/A Not part of this EDP 

o) /A Not part of this EDP 

p) N/A Not part of this EDP 

q) N/A Not part of this EDP 

r) N/A Not part of this EDP 

s) N/A Not part of this EDP 

 

Complies – No Change 
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corridor road and road 7 

j) precinct J is bounded road 4, road 

7, Weston Creek urban open 

space corridor road and the north-

south arterial road (John Gorton 

Drive).  

k) precinct K is the site of the ACT 
Forestry Depot. It is bounded by 
Weston Creek urban open space 
corridor and the northsouth arterial 
road 

 

l) precinct L is bounded by Molonglo 

River corridor, Holdens Creek 

urban open space corridor, 

precinct M and the existing water 

supply easement 

m) precinct M is bounded by the north 

western boundary of Coombs, 

precinct L, Holdens Creek urban 

open space corridor and the north-

south arterial road. It is transected 

the existing water supply easement 

n) precinct N is bounded by Holdens 

Creek urban open space corridor, 

the north-south arterial road, 

precinct O, precinct R and Road 

o) precinct O is part of the 

Coombs/Wright local centre. It is 

bounded by precinct N, north-south 

arterial road, precinct P and 6. It is 

transected by road 5 

p) precinct P is bounded by precinct 

O, the north-south arterial road, 

Coombs urban open space 

overland flow corridor and road 6 

q) precinct Q is bounded by Coombs 

urban open space overland flow 

corridor, the north-south arterial 

road, Cotter Road and road 6 

r) precinct R is the balance of Wright 

south of Holdens Creek. It is 

bounded by precinct N, road 6, the 

north-south arterial road, Cotter 

Road and Uriarra Road 

s) precinct S is bounded by the 

northern boundary of Wright, the 

north-south arterial road, precinct 

T, the existing water supply 

easement, precinct V and Uriarra 

Road  

t) precinct T is bounded by the north-

south arterial road, the existing 

water supply easement and 

precinct S 

t) N/A Not part of this EDP 

u) N/A Not part of this EDP 

v) N/A Not part of this EDP 

w) Complies: Coombs urban open space corridor, 

x) i.  follows the unnamed water course from Wright to its confluence 

with Molonglo River 

ii. includes a neighbourhood park, oval,shared paths and 

stormwater measures  

y) Complies: Weston Creek urban open space corridor contains the 

proposed Weston Creek pond and surrounding urban open space 

and stormwater measures 

z) Complies: Holdens Creek urban open space corridor follows 

Holdens Creek from Uriarra Road to its confluence with Molonglo 

River and includes a pond, shared path and a section of the 

Bicentennial National Trail 

 

 

.  
 

 



 

LDA – Coombs Stage 1 Rev. 3 22/06/15 
  B57   

u) precinct U is bounded by the 

existing water supply easement, 

the north-south arterial road, 

Holdens Creek urban open space 

corridor and Uriarra Road. It is 

transected by road 1 

v) precinct V is bounded by Uriarra 

Road, precinct S and precinct U 

w) Coombs urban open space 

corridor, i. follows the unnamed 

water course from Wright to its 

confluence with Molonglo River; 

and ii. includes a neighbourhood 

park, oval, shared paths and 

stormwater measures  

x) Weston Creek urban open space 

corridor contains the proposed 

Weston Creek pond and 

surrounding urban open space and 

stormwater measures 

y) Holdens Creek urban open space 

corridor follows Holdens Creek 

from Uriarra Road to its confluence 

with Molonglo River and includes a 

pond, shared path and a section of 

the Bicentennial National Trail 

 

 

 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

Desired planning outcomes:  

(a) Allow for zoning to accommodate 

higher residential densities and building 

heights, community facilities and mixed 

use retail/commercial activity centres 

supported by residential development 

close to areas of higher amenity and 

the north-south arterial road which 

includes a major public transport route; 

(b) provide safe, compact, walkable 

residential precincts with convenient 

vehicular, pedestrian, cycle and public 

transport access to recreational, 

retail/commercial and community 

facilities 

 

DPO (b)  The provision of the different precincts which will deliver a 

range of dwelling densities and building heights complies with desired 

planning outcome (h) 

DPO (c)  The school, community facilities sites and the local centre are 

located in the heart of the estate.  Together with the street grid 

network, the estate provides extensive permeability for vehicles and 

pedestrians 
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Identification of key roads 

Note:  Desired planning outcomes relevant to this element are: (d), (f) and (n). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

R28 

The land use plan submitted with an 

EDP complies with the location and 

configuration of the north-south arterial 

road (John Gorton Drive), including 

lanes, underpasses, entry points, 

junctions and signals as shown on 

figure 3. 

  

Complies – No Change 

C29 and C30   

C31 

Road 3 

Subject to the zoning of land that is not 

in a future urban area, and to previously 

approved EDPs, the land use plan 

submitted with an EDP shows and 

identifies road 3, the principal collector 

road to the Coombs low density 

residential area (precinct A) from 

signalised intersection 2. 

  

Complies – No Change 

C32 

Road 4 

Subject to the zoning of land that is not 

in a future urban area, and to previously 

approved EDPs, the land use plan 

submitted with an EDP shows and 

identifies road 4, which links signalised 

intersection 1 with north Weston via a 

proposed road bridge and embankment 

at the northern extremity of the 

proposed Weston Creek pond. 

  

Complies – No Change 

C33 and C34   

C35 

Road 7 

C28Subject to the zoning of land that is 

not in a future urban area, and to 

previously approved EDPs, the land use 

plan submitted with an EDP shows and 

identifies road 7, which links roads 3 

and 4, and forms the boundary between 

the medium and high density residential 

and mixed use zones abutting the north 

south arterial (John Gorton Drive) and 

the balance of Coombs. Its key function 

is to provide a convenient link between 

abutting land uses and the signalised 

intersections on the north-south arterial 

  

Complies – No Change 
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(John Gorton Drive). 

C29Desired planning outcomes: 

C30(d) provide a legible and permeable 

road network that integrates safe and 

adequate pedestrian and cycle access 

to the precinct and connectivity to 

surrounding suburbs, facilities and 

features such as Stromlo Forest Park, 

Molonglo River corridor and Duffy 

Primary School and the urban open 

space network 

C31(f) encourage walking, cycling and 

the use of public transport 

C32(n) provide for a street and 

pedestrian movement network with a 

legible hierarchy and function that 

integrates safe and adequate 

pedestrian and cycle access and 

connectivity 

C33 

C36 

Road 8 

Subject to the zoning of land that is not 

in a future urban area, and to previously 

approved EDPs, the land use plan 

submitted with an EDP shows and 

identifies road 8, which links road 3 with 

the edge road to Molonglo River 

corridor, and forms the boundary 

between Coombs CFZ (precinct F) and 

Coombs RZ1 (precinct A). 

  

Complies – No Change 
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Part B – Subdivision 
Notes: 

1. This part is applicable to the preparation and assessment of estate development plans (EDP).  It should be read in 

conjunction with other relevant codes. 

Sections referred to in this part are shown on figure 4, and they are located by cross sections lines. 

1.2 Block sizes 

Note:  Desired planning outcomes relevant to this element are: (a) and (b). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

R37 

RZ1 in each precinct, 

a) has a maximum of 50% of blocks 

less than 500m2, and 

b) a maximum of 20% of blocks are 

less than 250m2. 

Note:  The 20% in b) is a subset of the 

50% in a).  This rule applies to each 

precinct, independently, i.e. without 

reference to proposed subdivision of 

RZ1 in other precincts. 

 

Complies: Precinct A (RZ1 zone) within the EDP has: 

a) maximum of 30% of blocks less than 500m2 and 

b) 0% of blocks less than 250m2. 

 

Complies: Precinct B (RZ1 zone) within the EDP has: 

a) maximum of 21% of blocks less than 500m2 and 

b) 0% of blocks less than 250m2. 

 

Complies: Precinct H (RZ1 zone) within the EDP has: 

a) Maximum of 32% of blocks less than 500m2, and 

b) 18.2% of blocks less than 250m2. 

 

No other precinct contains RZ1 blocks 

 

 

Complies – No Change 

1.3 Multi-unit housing 

Note:  Desired planning outcomes relevant to this element are: (a) and (b). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

R38 

In addition to the maximum number of 

dwellings on multi-unit blocks, an EDP 

identifies the minimum number of 

dwellings on multi-unit blocks, in 

accordance with Part C. 

 

Complies: For multi unit blocks, the EDP identifies the 

minimum and maximum number of dwellings proposed by 

way of a range for each block.   Generally the maximum is 

limited to 100 dwellings/ha. and the minimum complies with 

R49 and R50 (see block detail plans). 

 

Complies – No Change 

 

1.4 Open space 

Note:  Desired planning outcomes relevant to this element are: (a), (b), (c), (d), (e), (f), (g) and (p). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

C39 

Edge Streets are provided to the 

common boundary between blocks in 

urban zones (other than single 

Complies. 

a. Parks generally have a minimum 75% edge streets 

including 100% edge street to the Molonglo River 

Corridor (NUZ4). The exception to this is Section CA. 

 

Complies – No Change 
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residential blocks and precinct C), and 

PRZ1 and NUZ4 to achieve the 

following: 

a) Ease of access to urban open 

space corridors 

b) Surveillance of urban open space 

corridors 

c) Avoidance of rear boundary 

fencing at the common boundary 

to PRZ1 and NUZ4 

d) Ground floor dwelling address to 

urban open space where there is 

no edge street. 

 

 

The adjoining open space provides the oval for the 

school. It is undesirable, for reasons of amenity and 

public safety, to divide the school and the oval with a 

public road. However the urban open space corridor is 

easily accessible; 

b. The master plan has been developed considerate to 

surveillance of the urban open space corridors. North 

Weston Pond, Coombs Pond and the Molonglo River 

Corridor benefit from view corridors largely 

unrestricted from adjacent street and urban 

development; 

c. No rear boundary fencing at the common boundary to 

PRZ1 and NUZ4 is proposed under this EDP; 

d. Single unit residences have street frontage as 

required by the Territory Plan. Where MU sites abut 

open space, future development will be subject to 

compliance with the relevant sections of the Territory 

Plan and including aspects relating to the built form.  
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1.5 Shared paths 

Note:  Desired planning outcomes relevant to this element are: (c), (d), (e), (f), (h), (l), (n), (o) and (q). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

C45 

An off-road network of cycleways and 

pedestrian paths to link key community 

and urban open space destinations in 

the neighbourhood subject to element 1 

is provided including: 

a) a trunk cycleway following 

Molonglo River corridor 

b) a trunk cycleway following road 8 

from Molonglo River corridor 

trunk cycleway to the local centre 

adjoining precinct F 

c) links to parks and neighbourhood 

facilities including shops and 

schools 

d) an underpass under the John 

Gorton Drive to provide access to 

Molonglo River corridor from: 

i. (relates to North Wright) 

ii. (relates to Wright) 

iii. Coombs urban open space 

corridor, to road 6 cycle path 

system network 

iv. (relates to Weston Creek) 

e) a continuous primary pedestrian 

path along both sides of the 

length of the north-south arterial 

road (John Gorton Drive) of: 

i. a minimum 2 metres wide on 

the Coombs side of the road 

ii. (Wright). 

Complies: The EDP complies with the major pedestrian 

path and cycleway network shown in figure 4 of the 

concept plan.   

However the design and construction of the majority of 

these paths are not part of the EDP but included in various 

capital works projects. The following is a list of paths being 

provided by the EDP and Capital works projects: 

- Coombs EDP will construct the main 1.5m wide 

pedestrian paths along the arterial road and the link 

between the arterial road and the community facility 

land.  Otherwise the rest of the paths will be designed 

and constructed as part of the following are Capital 

Works Projects:: 

- The river park concept plan will provided the 

cycleways within the river corridor,  

- the North Western Creek Pond will provide the 

cycleways that link the arterial road with the river 

corridor to the east of Coombs 

- The Holdens Creek Pond open space will provided 

the cycleway within Holdens Creek; 

Coombs pond will provided the design for the link between 

the river corridor and the community facility site. 

Complies: An off-road network of cycleways and 

pedestrian paths has been provided as shown in Drawings 

PTP 01 to 04 to link key community and urban open space 

destinations in Wright and Coombs (ie parks, 

neighbourhood facilities and shops) noting however, that 

Capital Works will provide:   

  the John Gorton Drive underpasses and associated 

linkages; 

  the Coombs urban open space underpass under 

John Gorton Drive; and 

 a continuous primary pedestrian path of a minimum 

1.5 metres wide along the Coombs side of John 

Gorton Drive. 

 

Complies – No Change 
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1.6 Road Network 
Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

C46 

The road network provides: 

a) access to development adjoining 

the north south arterial road (John 

Gorton Drive) limited to the 

locations indicated with, 

i. additional access permitted from 

the service streets 

ii. signalised intersections 1-3 on 

figure 3 

iii. uncontrolled right turns between 

signalised intersections 1-3 

iv. uncontrolled right turn south of 

signalised intersection 1 to the 

site for the ACT Forestry Depot 

b) a minimum of one access point to 

Wright from Uriarra Road  

c) a minimum of one access point to 

Wright from Cotter Road. 

 

 

Does not comply  

LDA request ACTPLA vary the Concept Plan via a technical 

amendment. 

The Coombs EDP connections to John Gorton Drive have 

been designed to comply with ACTPLA’s detailed design for 

the John Gorton Drive which supersede the indicative 

design that was included in figures 3 & 4 of the Concept 

Plan and are subject to a separate DA approval. 

The intersections of JGD are subject to separate DA 

approval sought by other parties. 

Stage 1A of John Gorton Drive has been approved and is 

currently under construction. A left in / left out intersection 

south of intersection 1 is part of the works under 

construction. This intersection does not comply with C46. 

The detail design for the arterial road locates the 

uncontrolled right turn into the ACT forestry depot south of 

the indicative location shown in Figure 4. The constructed 

location will be on the other side of the creek to the Coombs 

EDP and outside of the EDP works. 

Stage 1D of John Gorton Drive is currently being designed 

and includes a left in / left out intersection adjacent to 

Holdens Creek. This proposed intersection does not comply 

with C46. 

In both cases Coombs edge street have been designed to 

connect into these intersection.  

 

 

 

No Change 
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Stormwater 

Note:  Desired planning outcomes relevant to this element are: (g), (h), (k), (l), (m) and (p). 

Rules / Criteria Original Statement Against Criteria Re-Design Statement Against Criteria 

for Multi-Unit Sub-Divisions 

R47 

Stormwater treatment ponds and 

overland flow paths are provided as 

indicated on figure 4 and sections i, ii, 

iii, iv, v, vii, ix, x, xi and xii for the 

purpose of stormwater management. 

 

 

Complies – The stormwater treatment ponds and over land 

flow paths have been provided consistent with figure 4.   

As stated in the rule the stormwater treatment and flow 

paths (minimum open space widths) have been provided in 

accordance with the sections x and xi.  The locations of the 

rest of the sections in figure 4 are not applicable to the 

Coombs EDP. 

 

Complies – No Change 

R48 

Molonglo surge protection line is 

provided in Coombs as indicated on 

figure 4. No leases (other than holding 

leases) are to be issued down-slope of 

this line until it is demonstrated that 

Scrivener Dam meets flood safety and 

operational requirements, based on the 

applicable Australian National 

Committee on Large Dams (ANCOLD) 

guidelines. 

 

Complies: 

Bulk filling of the edge road and adjacent blocks is proposed 

as an appropriate mitigation measure against the Molonglo 

surge protection line. The “Molonglo Catchment and 

Scrivener Dam Flood Hydrology” commissioned by ACTPLA 

demonstrates this to be the case. Refer also Section 1.4 of 

this report. 

All blocks proposed under this EDP are above the impact of 

the Molonglo surge protection line.  

 

Complies – No Change 

 
 



JOHN GORTON DRIVE EXTENSION TO MOLONGLO 2 

FORWARD DESIGN 

DEVELOPMENT APPLICATION (DA) REPORT 

 

 

 

H:\sr\DA\C10104 DA Report Rev 0.doc Date:  26 June 2012 

Appendix A – PROPOSED LAND 

USE 



 

 
Figure 17: Indicative layout and housing areas for stage 2. Note: The area of low, medium and high density residential include an allowance for 6ha of local parks. (source SGS 2011: 66)
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