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Figure 33 Process to Resolve Western Edge Issues 
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8.3.2 Proposition 

All waste will  be managed  or  converted  or  processed  on‐site  except  that  to  be  utilized  in 
recycling based value added 
 
Though ambitious the No Waste Strategy sets zero waste this as the effective target for development.  This 
implies a combination of incineration, composting for nutrient recovery, recycling (on or off‐site) for use in 
other products and use in energy production.   
 
A  total  waste  management  strategy  will  be  required  which  prioritises  precinct  based  solutions 
(remembering that the ACT’s garbage truck fleet is not equipped for very steep roads). 

8.3.3 Implementation challenges 

Lack of precedents,  capacity,  industry and  technology  ‐ a one  size  fits all approach  to waste 
management applies to the ACT 
 
The  challenges  to  a  total  site waste management  strategy  are many  in  the  ACT.    As  a  relatively  small 
settlement  opportunities  to  develop  city‐wide  approaches  to  large  scale  waste  reduction  based  on 
economies of scale may not yet have arisen.  Waste management convention is based on a ‘one size’ fits all 
approach. 
 
Relying on site by site approaches to eliminating waste puts a strong onus on particular approaches  (e.g. 
composting and  recycling) where  scale economies aren’t available  (for example a bio‐digester would be 
more cost effective if deployed across the ACT).  Capacity for strategy development of this kind within the 
government or the consulting team is limited so only a framework for future approaches can be suggested.  
 
There  is also an obvious time constraint for  innovation  in this area.   It will not be possible to do anything 
other than conventional approaches for the early release stages. 

8.4 Ecology and Bushfire 

8.4.1 Relevant aspirations 

Open space systems, buffer zones and road and  infrastructure planning needs to align with protection of 
significant  ecological  and  habitat  values.   Urban  layout,  design  of  the  urban  edge  and management  of 
adjoining open space areas must meet bushfire risk management requirements. 
 
There  is  potential  for  integrated  solutions  to  ecology  and  bushfire  management  imperatives, 
notwithstanding tensions in the particular regimes each adopts. 
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8.4.2 Proposition 1 

Increase  quality  and  connectivity  of  PTWL  habitat  through  interventions  such  as  reusing 
suitable rocks from the development process which would also contribute to reducing bushfire 
fuel loads. 
 
The development process will involve earthworks that generate fill, often as rocks.  It makes sense to utilise 
these  rocks  on‐site where  possible  and  the  suggestion  here  is  to  increase  the  Pink‐tailed Worm  Lizard 
(PTWL) habitat by using the rocks  in the habitat protected areas.   This will have the synergistic benefit of 
reducing bushfire loads in these areas. 
 
Other opportunities to pursue integrated approaches will be identified where possible. 

8.4.3 Implementation challenges 

Ensuring effective integration between development and protection processes  
 
This proposition  implies a coordinated approach  to  site development which will  require codification and 
monitoring.  It may also require appropriate approvals to provide for the intervention in the PTWL habitat 
area. 

8.4.4 Proposition 2 

Locate Asset Protection Zone on western edge to manage bushfire risk and protect habitat and 
ecological values, while minimising loss of developable land 
 
On  the north western edge of  the  site  the  location of  the Asset Protection Zone  (APZ), and  the balance 
between ecological protection and appropriate bushfire management regime,  is a key  issue.   Locating the 
APZ  outside  the  development  boundary  for  bushfire  management  reasons  obviously  maximises  the 
developable  area  but  it  also  intrudes  into  some  ecologically  sensitive  habitat  (and  may  require 
Commonwealth Government consent from the perspective of its EPBC Act).   
 
Three options are being developed for testing to best achieve the intent of the proposition.  These are: 
 

• Option 1 ‐ Inner and outer APZs on the western side are fully outside the Stage 2 development 
boundary ‐ maximum yield within specified boundary (see 0) 

 
• Option 2  ‐ Outer APZ on the western side  is partly  inside the Stage 2 development boundary  ‐ 

balance yield, bushfire & environmental outcomes (see 0) 
 

• Option 3 ‐ Outer APZ is fully inside the development boundary ‐ favour environment & bushfire 
protection (see 0). 
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8.4.5 Implementation challenges 

Ensuring that a high level and binding resolution is adopted  
 
A  firm position needs  to be adopted on  this  issue.   The aim  should  in  the  first  instance be  to get  cross 
agency sign off on an ACTPLA agreed position.   However,  if cross agency  ‘sign‐off’  is not possible  then a 
binding decision may need to be taken at a high level in the ACT Government. 
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Figure 28 Option 1 Inner and outer APZs on the western side are fully 
outside the Stage 2 development boundary 
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Figure 29 Option 2 - Outer APZ on the western side is partly inside the 
Stage 2 development boundary  
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1 Context 

As part of the Molonglo Stage 2 Draft Planning and Design Framework, resolution of the boundary 

for developable land is necessary.  Developable land is generally considered to be land that does 

not have physical or environmental constraints that would render it unsuitable for development. In 

jurisdictions around Australia areas of land with slopes greater than 15–20 percent are generally 

considered to be unsuitable for development, and are excluded from urban capability assessments. 

 

In Molonglo Stage 2, because of the high yield requirements (18,000 people) and imperatives for 

optimising the financial return to government there is a need to minimise ‘wastage’ of areas 

suitable for residential and other urban development on the one hand and to ensure adequate 

efficiency and intensity of development in developable area on the other.   

 

This report considers options for the alignment of the western “development boundary” including 

detailed assessments of the trade-offs between bushfire management, ecological protection, 

landscape character, urban amenity and identity and the maximisation of developable area. 

 

The treatment of the “development boundary” needs to take into account statutory requirements 

for biodiversity and fire management, service vehicle access and other access requirements, whilst 

within the boundary requirements for storm water management, open space, schools, commercial 

and community facilities. 

 

The methodology and approach of this paper assigns an imputed value to the land on the western 

boundary, but it should be borne in mind that the same approach is not applied to all of the other 

non-residential or commercial land uses that “consume” approximately 50% of the area.   

 

For this reason, the options discussed later in this report that “alienate” some of the area within 

the site should not be considered as a simple outright “loss” of land, but as something that can be 

compensated for by more efficient land uses elsewhere on the site. The high density anticipated on 

the site will already require different approaches to development than in the rest of Canberra, so 

the critical question is to what degree this might be possible. 

 

The issue is that the exclusion of the land from development would not necessarily be an outright 

loss, but that it might otherwise provide a greater revenue than the same number of dwellings on 

another part of the site in a different form (apartments in the group centre for example). 

 

This paper sets out the issues for four options for the western boundary, assesses the options 

against criteria and recommends a preferred option. 

 

The subject area if this paper is shown in Figure 1, below.   
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Figure 1.    Subject area 

 

1.1 Environmental Considerations 

Commonwealth requirements 

As a prerequisite to the development of Molonglo for urban development, the ACT Government 

signed an agreement with the Commonwealth to undertake a strategic assessment of the impacts 

of proposed development on matters of national environmental significance (Matters of NES).  The 

Matters of NES Plan is based on a specified urban boundary and covers all development and 

related activities such as urban infrastructure, commercial activities, storm water management 

and the management of open space.  It defines the development activities proposed for the 

Molonglo Valley as set out in the Molonglo and North Weston Structure Plan, and sets out the 

protection and conservation strategies to avoid unacceptable impacts on habitats and species 

protected by the Environment Protection and Biodiversity Conservation Act 1999 (Cth) (EPBC Act).  

 

While the Matters of NES commitments include matters outside the boundary specified for 

Molonglo Stage 2, many of these commitments will nevertheless have implications for the 

Molonglo Stage 2 Draft Planning and Design Framework, including protection and management of 

Box-Gum Woodland “offset” areas, location and design of river crossings and fire management 

activities consistent with protection of Pink-tailed worm lizard (PTWL) habitat and its associated 

20m buffer.  
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Territory requirements 

ACT environment protection requirements also need to be met in determining the western 

boundary and further advice will be required from the ACT Government on legislative 

requirements.  Clearance of around five hectares of native vegetation on the steep slopes could 

trigger the need for an EIS under ACT legislation, which may result in refusal, delay and/or extra 

costs.   

1.2 Bushfire Considerations 

The Molonglo Stage 2 study area is recognised as bushfire prone.   The urban edge of Molonglo 

Stage 2 has been classified by TAMS/ESA as primary, secondary or lee, according to the aspect of 

potential fire run to the asset interface. In some locations the classification has also been 

increased to take into account the nature of the river corridor, and the wind terrain interactions.  

 

The extent of the urban development footprint needs to allow for measures to reduce bushfire risk 

including vegetation management within Asset Protection Zones (APZ) and the urban design and 

planning needs to include adequate access for fire fighting and escape. To protect against 

bushfires, residential development needs to be buffered by Outer and Inner Asset Protection 

Zones.  In general, Outer APZs can include open spaces, reserves or rural lands.  Inner APZs can 

include edge roads and management tracks. Both inner and outer APZ’s may require a 

management regime (periodic fuel reduction though burning or  clearing) that could adversely 

impact on the PTWL and Box-gum habitat and be inconsistent with the requirements of the NES.  

The frequency of fuel reduction is the aspect in conflict, where management for reducing bushfire 

risk may be more frequent than acceptable for the maintenance and protection of habitat and 

protected and endangered species.  

1.3 Development and Planning Considerations 

The ACT Government requires the draft Planning and Design Framework to accommodate 18 000 

people to meet ACT land supply targets while also reflecting the vision set out in the Territory Plan 

of Canberra for “a beautiful, healthy city that is managed carefully to retain valued natural and 

cultural features...a setting that profoundly influences the achievement of human well- being”. 
 

The approach to planning is articulated in more detail in these two key documents: 

• The Structure Plan for Molonglo and North Weston  ACTPLA 2008 

• Place-making guide for Molonglo ACTPLA 2010 
 

Given that the density of development will be twice the Canberra average (irrespective of which 

definition of density is used), and the range of topographical and environmental and bushfire 

constraints on the site, developable land is at a premium. 

 

Figures 2 and 3 below provide a slope analysis.  The areas bordering the “southern section” of 

the western boundary are the steepest on the site (typically 15 percent but in some areas up to 30 

percent slope). 
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Figure 2.    Slope analysis for Stage 2 

 
 

Figure 3.    Detail of area in southern section of western boundary 
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Areas along the “north-south” section of the western boundary are in the 10 to 15 percent range 

or less than 10 percent range. 

General comments 

There are significant additional costs associated with providing access to, and building housing on, 

steep slopes and the yield per hectare would be lower than elsewhere in Stage 2.  However this 

land also provides opportunities for large sized blocks with community titling or similar as a 

possible option to overcome infrastructure servicing constraints. 

 

• This land is very steep by contemporary development standards. 

• There are certainly older parts of our major cities particularly in coastal suburban locations 

and old LGA’s that have urban development at these slopes. 

• There are also several old suburbs in the hills areas adjacent to some of our major cities. 

• However, for the past 40 or 50 years the engineers setting the minimum design standards 

approving the construction of subdivisions, roads and drainage have been much more 

conservative. 

• The cost of maintenance and provision of services by public authorities such as garbage 

collection have driven these new standards. 

• Any analysis also needs to consider the alternative or “value” of the visual amenity, of 

retaining land in an undeveloped state to neighbouring properties. 

• While this is difficult to measure it is well know that blocks opposite open space command 

a premium price of around 10% because of the outlook. 

• Given the extreme slope by today’s development standards and the proximity of open 

space with natural vegetation some assumptions would need to be confirmed by detailed 

design and costings that are not possible at this stage and beyond the scope of work. 

 

Housing innovation will be difficult in the steep areas adjacent to the southern section of the 

boundary as bushfire requirements are likely to require masonry construction and the use of metal 

and other fire resistant materials externally.  

 

Similarly, the application of normal road standards (22m wide in Wright and Coombs) would result 

in a large amount of cut and fill and very steep driveway access if the roads were run along the 

contour. 

 

If the roads were run up the slope the gradient exceeds that acceptable to TaMS for garbage 

collection necessitating the use of private contractors or community titled roads, or both.  

Planning context 

There is a strong policy context for planning decisions affecting environmental amenity and 

features including slopes and areas with significant trees and vegetation.  From a strategic context 

the western part of the site which is steep and heavily vegetated can contribute to the place 

making elements by providing a natural backdrop for Stage 2.  Figures 4 and 5 below indicate 

the significant vegetation on the site. 
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Figure 4.    Significant vegetation and visual analysis 

 
 

Figure 5.    Aerial photo and view of subject area from the south 
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Spatial Plan 

The Canberra Spatial Plan excludes steeply sloping land (20% or more) from being ‘capable of 

urban development’ (p.10).  The Spatial Plan also has a Goal to ‘maintain a unique sense of place’ 

including an objective to ‘retain and strengthen the open space network, including the hills, ridges, 

natural watercourses and gullies’.  The associated policy response is identified as follows: ‘there 

will be no additional development on hilltops and steeply sloping ridges’ (p.64). 

 

While the reference to “hills and ridges” can be interpreted as referring only to the main ridgelines 

and hills around Canberra, it has been common and general practice for smaller hillocks and 

steeper slopes in the centres of suburbs to be excluded from development, due to both the 

difficulty of development but also the amenity (including a vegetated skyline) and identity they 

contribute to these suburbs. For this reason it is reasonable to interpret the reference “hills and 

ridges” to also apply to smaller hills and minor ridges. 

Structure plan 

The Structure Plan for Molonglo and North Weston includes two Environmental principles 
of relevance: 
 

15. The landscape setting and values of Molonglo and North Weston will be recognised and 

incorporated in to the urban design of the area. Boundary hills and significant internal rides 

within the urban fabric will be excluded from inappropriate development. 

 

16. Exceptional trees, significant trees and tree stands will be retained and integrated into 

the urban fabric through the design of parks, streets and other areas wherever possible. 

Place making guide 

The Molonglo Valley stage two and three Place making guide sets out a number of principles and 

strategies for the design and development of the Molonglo Valley.  
 

A place making vision for the Molonglo Valley: 

• A living place that grows over time in response to the special qualities of the Molonglo 

Valley – its waterways, hills, histories and people. 

 

Of most relevance to the discussion of the definition of the western boundary are: 

• Respond to site and  

• Reinforce identity 

• Respond to the environment by protecting its unique and precious biodiversity: 

− the natural history of the site—its biological processes, flora and fauna—are important 

to the story of the place. Inherently valuable features of the site include remnant 

woodlands, grasslands, and riparian zones 

− conserve plant communities as key visual features  

 

The area bordering the southern section of the boundary includes the most extensive area of 

remnant woodland on the site. 

 

The valley has its own identity, which can be read and understood by: 
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• relating to the existing significant landmarks and features for orientation… 

 

Reinforcing identity throughout the valley means: 

• protecting existing landmark features, and incorporating these as focal points in 

developments 

 

Reinforce the identity of the valley as a sustainable place by: 

• having a continued presence of fauna and flora that tells the story of human settlement—

learn to live with nature in a sustainable way 

 

The area bordering the southern section of the boundary could make a significant contribution to 

the creation and reinforcement of identity for a significant proportion of the site that will look 

northward towards it. 
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2 Evaluation of Western Boundary Options 

2.1 Description of Options 

Resolving the boundaries for development in Molonglo Stage 2 has been identified as a high 

priority in the list of critical issues in SGS’s Draft Synthesis Report (January 2011).   

 

At a meeting between the SGS Team and ACT Government agencies on Friday 10 December 2010, 

there was agreement that it would be useful to compare the implications for options for bushfire 

protection and retention of the area of remnant bushland for amenity and identity on the western 

boundary of Molonglo Stage 2.  The four Options are as follows: 
 

Option 1 – Maximise yield within specified boundary (Base Case or no constraints 

option) 

Outer APZs on the western side are outside the Stage 2 development boundary, 30m Inner 

APZ is within the boundary, all remnant woodland inside the boundary removed. 

 

Option 2 – Minimize impact outside boundary for environment & bushfire 

protection  

Inner and Outer APZ’s are fully inside the development boundary, remnant woodland 

retained. 

 

Option 3 – Balance yield, bushfire, environmental and visual outcomes  

Outer APZ on the western side is partly inside the Stage 2 development boundary, most of 

remnant woodland on site retained. 

 

Option 4 – Maximise yield with APZs inside boundary 

Outer APZ on the western side is partly inside the Stage 2 development boundary, all 

remnant woodland removed. 

 

More detail on each option follows. 
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Option 1 – Maximise yield within specified boundary (Base Case or no 
constraints option)  

Option 1 (Figure 6) is the Base Case and assumes that it would be possible to manage areas 

outside the boundary as the Outer Asset Protection Zone, with only the 30m wide Inner Asset 

Protection Zone within the development boundaries.   

 

If development is constructed to the western edge of the Stage 2 boundary, an inner APZ of 30 m 

would still need to be maintained inside the development boundary.   

 

The inner APZ has been positioned inside the boundary to: 

• Avoid extending the combined (inner and outer) APZ width an extra 30 m into the offset 

area and adjacent vegetation; 

• Avoid clearing native vegetation outside the development area to create urban edge 

features (e.g. perimeter road); 

• Avoid associated risk of Commonwealth refusal; 

• Avoid possible triggering of the ACT EIS legislation. 

 

Note that the final location and width of the inner APZ would be determined following detailed site 

survey of topographic and ecological features.  It will also need to consider requirements for 

design and construction of urban edge features. 

 

The map shows the minimum widths recommended for the outer APZs based on discussions with 

ESA and with reference to the bushfire guidelines. 

 

In areas of forest/shrubland vegetation, the outer APZ on the western side would need to be at 

least 300 m wide.  The fuel management standard1 for this area would need to be ≤ moderate.   

In the area of grass/woodland to the north, the outer APZ would need to be at least 100 m wide 

and maintained at < 0.2 m height when grassland curing ≥ 70%. 

 

Under this option, management for bushfire protection purposes would be the primary objective 

immediately to the west of the development area.  This would require a more frequent burning 

regime than suitable to maintain ecological health, so ecological decline/change would probably 

result. 

                                               
1 Overall Fuel Hazard = (the sum of the influences of) Bark Hazard + Elevated Fuel Hazard + Surface Fine Fuel 
Hazard (Overall Fuel Hazard Guide 3rd ed. Victorian Department of Sustainability and Environment 1999) 
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Figure 6.    Option 1 
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Option 2 – Minimize impact outside boundary for environment & bushfire 
protection  

Option 2 (Figure 7) reduces the land available for residential development on the “peninsula” 

area at the N-W of Molonglo Stage 2, by including all of the inner and outer APZs on the western 

edge of the peninsula within the identified development area.   

 

This is consistent with elevating biodiversity protection and enhancement as the primary objectives 

for land to the west of Stage 2. A 100m wide grass outer APZ would need to be cleared and 

maintained on the north-south boundary. A 300 m wide outer APZ would be needed in the 

“southern section” in the steep-sloped area due to the presence of forest vegetation. 

 

This would minimise constraints on bushfire protection measures to be carried out within the outer 

APZ, but would also further reduce land available for residential development and therefore 

potential sales revenue.  

 

Coincidently, the 300 m wide APZ in the steep-sloped forest area (on the southern section of the 

boundary) aligns approximately with the drainage line to the south. 

 

This option would further reduce land available for residential development and therefore potential 

sales revenue. 

 

Reducing the amount of land for residential development in this way would also increase the cost 

per block of developing the remaining “peninsula” land, possibly making it unviable at the 

northernmost end. 
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Figure 7.    Option 2 
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Option 3 – Balance yield, bushfire, environmental and visual outcomes 

Option 3 (Figure 8) represents a compromise between the extremes of Options 1 and 2 in terms 

of loss of developable land by balancing biodiversity conservation with protection against bushfire.  

It also aims to provide APZs that are clearly delineated and relatively easy to manage.  In this 

option, the outer APZ would be a 100 m wide, well-maintained grassy strip (at < 0.2 m height 

when grassland curing ≥ 70%).  Maintenance could be by mowing and/or burning.   

 

The position of the APZ would allow areas of high conservation value to the west to be managed 

under a regime more suited for ecological health.  It would avoid the steepest slopes which may be 

difficult to manage as an APZ.  It buffers the drainage line, so could also have benefits for open 

space and riparian health. 

 

In this option the northern part of the outer APZ would be positioned outside the development 

boundary.  This decision was based on field observations and would ensure the viability of 

development in the ‘peninsula’ area. It reduces the land available for residential development 

compared with Option 1 but increases it compared to Option 2.  This option also reduces the risk 

that bushfire protection measures associated with the outer APZ would adversely impact on PTWL 

and Box-gum habitats, and be non-compliant with the Commonwealth’s NES requirements.   

 

Option 3 retains most of the remnant woodland on the steep slopes which would be separated by a 

100m grassland strip, retaining its current appearance almost intact. 
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Figure 8.    Option 3 
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Option 4 – Maximise yield with APZs inside boundary 

Option 4 (Figure 9) represents a “fall back” or variant position from Option 1 if the location of all 

APZ’s outside the boundary cannot be achieved – to minimise the loss of developable land.   

 

It assumes that the APZ at the northern end of the north south section of the boundary may be 

outside the site but that the APZ would need to be inside the boundary at the southern end of this 

north south section (as per Option 3). 

 

In order to maximise yield all remnant woodland would be removed adjacent to the southern 

section to allow for the creation of a 100m grassland APZ. This could trigger the need for an EIS 

under the ACT legislation. 

 

It should be noted that the creek line would in all likelihood still need to be maintained as a 

riparian area so the net increase in developable area (between this and the other Options) may not 

be as much as indicated in the following analyses (it could be 2-3Ha less). 
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Figure 9.    Option 4 
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1) The developed land will have roads running across the slope to satisfy TAM’s 17% 
standard for public roads (son no community title). 

 
2) Due to road widths and the size of turning areas etc. the amount of retaining walls and 

cut and fill will make the construction of road, drainage and services very costly. 
 
3) The developed land will be free of APZ’s and as such the housing will not be built on fire 

prone land (timber construction acceptable). 
 
4) There will be an edge road running along the riparian corridor. 
 
5) Stormwater drainage will be treated in off line WSUD pond/ swale adjacent to the edge 

of the development that will discharge into the riparian corridor (these WSUD will be on 
land dedicated to TAMS and not community property). 

 
6) The blocks will be between 1000 m² – 1500 m² producing a gross yield of 5 – 7 

dwellings per hectare. 
 
7) The highest prices lots sold by LDA in stage 1 are around $430,000 and are 

approximately 750 m² so therefore assume a lot selling price of high $400,000 as 
$500,000 may well be the price ceiling given the high cost of construction on steep lots 
with houses easily costing $500,000 (so say selling price for land $480,000 per block to 
keep package under $1 million). 

 
8) GST - $30,000. 

 
9) Selling Costs 2.5% - $12,000. 
 
10) Developers Margin - $80,000. 
 
11) Finance/ Holding say - $25,000. 
 
12) Stamp Duty Fees etc. - $15,000. 
 
13) Consultants, construction, roads, drainage, WSUD, landscaping and services etc. 

(onsite and offsite works assumed) - $100,000. 
 
14) Total above - $265,000. 
 
15) Raw land value say - $210,000 per block. 
 
16) Land value approximately - $1.05 - $1.47 million per hectare based on 5- 7 dwellings 

per hectare so say $1.25 million per hectare. 
 
17) Note 15 dwellings per hectare on flatter land in this area would probably have a raw 

land value of around $3.0 million. 

 
If the land is of high visual amenity it may be possible to retain the land and increase the yield and 

subsequent value of land elsewhere to achieve the same result. 

 

As long as the increase or uplift in density or yield on the other land still represents highest and 

best use, then the value increase from the additional density could create a similar value on a per 

hectare basis to the raw steep land. 

 

For example: 

 

DENSITY OPTION A – Multi Units (1 unit per 100 m2 of block area) 

The 7,456 m2 multi unit or apartment site sold for $4.38 million or about $600 per m². 

Developed net land value of $6.0 million. 
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Developed gross land value of $3.6 million. 

This type of development yields approximately 60 dwellings per hectare gross. 

 

DENSITY OPTION B – Compact Blocks (200 m2 lots) 

No comparable sales but this would produce about 30 dwellings per gross hectare. 

Blocks are likely to be valued at about $200,000 each. 

This equals $1,000.00 per m². 

Developed (subdivided not raw) net land value of $10.0 million. 

Developed gross land value of $6.0 million. 

 

DENSITY OPTION C – Lower density (500 m2 blocks) 

In Wright the single blocks have been selling for around $700.00 per m² or $350,000 per 

500 m² block. 

Developed (subdivided not raw) net land value of $7.0 million. 

Developed gross land value of $4.2 million. 

This type of development yields approximately 12 dwellings per hectare gross. 

 

Therefore if the density increased from Option C to Option B it would increase the developed gross 

land value by $1.8 million per hectare. 

 

Allowing some additional servicing costs and also roads and drainage for smaller lots the raw land 

value increase would be about $1.3 million per hectare. 

 

This would therefore increase the raw value by the same amount per hectare as the steep land 

being developed at 5 – 7 dwellings per hectare. 

 

Table 2 below, describes how the four options perform against a number of issues, some of which 

were discussed at the 10th December 2010 meeting including development, bushfire and 

environmental impacts.  
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The total number of dwellings is relatively small in the context of the whole 

development and the impact on mix would be relatively small: Option 3 would require 

200 dwellings (2.8% of the total anticipated 7,200 ) to be provided in another manner. 

The impact therefore needs to also be considered in relation to marketability and risk in 

term of take-up; the loss is not absolute but rather the marginal cost of the different 

forms of development. 

 

Option 3 provides an improved performance across other dimensions including visual amenity, 

roads and drainage implications, maintenance requirements and costs, recreation opportunities 

and compliance processes. 

 

On balance across these factors, and remembering the strategic and statutory planning 

context and Canberra’s strong planning tradition that avoids development on slopes and 

hill tops, Option 3 is favoured.   

 

While the land available for residential development under this Option is less than for Option 1, 

much of the land “given up” is steeply sloping land that would be costly to develop.  Other land 

“given up” adjacent to the north south section of the boundary is immediately adjacent to Box-

Gum Woodland that would, under Option 1, become part of the outer APZ that would be subject to 

bushfire protection regimes.  

 

A significant advantage of Option 3, compared to Option 1, is that it reduces the risk that bushfire 

protection measures associated with the outer APZ would adversely impact on PTWL and Box-gum 

habitats, and lead to non-compliance with the Commonwealth’s NES requirements.  It would also 

reduce the risk that an EIS under the ACT legislation would be required, and the potential refusal, 

delays and costs associated with this.  

 

It should be noted that pursuing Option 1 (or Option 4) to maximise the developable land and 

revenues to government could be perceived as an “anti-conservation” position which runs the risk 

of considerable criticism from environmental interests in Canberra.  This may ‘taint’ the planning 

work in general and thereby endanger the achievement of other innovations and objectives which 

will provide a greater financial and policy return.  In our opinion Option 3 therefore also represents 

a risk minimisation strategy. 

 

Note that Options 1, 2, 3 and 4 are indicative only at this stage.  Further fine tuning of the 

preferred option would be needed, including more detailed site assessment and design 

consideration, and consultation with relevant agencies.   
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Appendix: Detailed drawings of areas 
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Aloisi, Angelina

From: Mackenzie, Stuart
Sent: Wednesday, 2 February 2011 4:29 PM
To: McFarlane, Trina ; Murray, Chris
Subject: FW: River Park Steering Committee - Paper on Molonglo Stage 2 Western  

Boundary Options

All 
 
Nick Lhuede’s comments below, FYI, for the steering committee discussion. Nick has also briefed the commissioner 
Mark Crosswell who is on the committee. 
 
Talking to Nick by phone, he believes any of the options as proposed are workable from a fire management 
perspective, and could be adopted for the PDF – notwithstanding the other feasibility challenges. 
 
He says that once the development boundary is set (for any of the options 1-4), the forest would be control burned but 
otherwise remain intact – ie major clearing is unlikely to be required. The upshot of this is that the open space would 
retain its valued forested character, however, over a long period of time the species diversity would reduce, potentially 
to the point where it is a closed canopy forest with a relatively clear understorey. 
 
S 
 

From: Lhuede, Nick  
Sent: Wednesday, 2 February 2011 3:58 PM 
To: Mackenzie, Stuart 
Cc: Kendall, Dylan 
Subject: RE: River Park Steering Committee - Paper on Molonglo Stage 2 Western Boundary Options 
 
 
Hi Stuart  
 
I would  generally support Dylan’s comments and the options considered, with the addition / clarification of the 
following:  
 

1. All options provide appear to meet the requirements under the SBMP for bushfire management, noting the 
Plan requires target 300 OAPZ , with a minimum 200 m. (needless to say ESA would aim for the target 
requirements , not the minimum given the location) 

2. For all options, the ESA would expect  forested areas outside the APZ’s to be treated as Strategic Firefighting 
Advantage Zone (SFAZ), which you alluded to below. While this does impose fuel management treatment in 
these areas as Dylan described below, this would generally be compatible with ecological requirements. 

3. Understanding the scope of this was to consider the Western boundary, it appears for the River Corridor 
(eastern boundary) the option one approach was applied – i.e. inner APZ inside the boundary, outer APZ 
outside. In addition, there appears to be no consideration of constraints in these locations  -  for example 
there appears to be a bit of >20 slope in the north east. Can I assume this is work yet to be completed as I 
would be concerned if the maps provided constituted the available areas for development. 
 

Happy to discuss / clarify any of this 
 
Regards, nick 
 

From: Kendall, Dylan  
Sent: Wednesday, 2 February 2011 2:15 PM 
To: Mackenzie, Stuart; Lhuede, Nick 
Subject: FW: River Park Steering Committee - Paper on Molonglo Stage 2 Western Boundary Options 
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Stuart, 
 
 In general I believe the options paper does a good job of identifying the pros and cons of the four options. 
 I believe all the options provide an appropriate level of bushfire protection but obviously have significant 

differences in environmental impact and potential development yield (as well as initial set up costs and on going 
maintenance costs which have not explicitly explored in the paper). 

 In general, implementing the fuel management strategies required to protect Molonglo will impose significant 
additional costs. The responsibility for seeking the funding to cover these costs remains to be resolved (eg: 
Developer could be asked to cover initial set up costs with TAMS seeking the additional recurrent costs). 

 Generally the identified widths of IAPZ and OAPZ under the 4 options appear appropriate. 
 The requirement for an EIS is used as a criteria for differentiating between the various options and this appears to 

be based on the assumption that the current proposed amendments to the Planning and Development Act pass 
through the legislative assembly. Under the existing criteria under the Planning and Development Act all options 
will require the preparation and approval of an EIS (because all will require clearing > 0.5ha of native vegetation) 
and hence the requirement for an EIS should not be considered during the evaluation of the options. 

 The financial analysis of the options in Table 1, pg 16, do not explicitly consider differences in the one off set up 
costs and ongoing maintenance costs for the 4 options. However, this is probably appropriate as it is likely that 
the differences in one off set up costs and ongoing maintenance costs under the 4 options are insignificant 
compared to the differences in revenue impact between the 4 options and therefore would not make a material 
difference to the overall ranking of each option by financial impact. 

 Dot point 3 on pg 17 suggests that no specific building regulations would be required because of the existence of 
Asset Protection Zones. This is incorrect and ESA will provide further advice on this. 

 A range of treatments would be used to manage fuels according to the following general principals: 
o IAPZ 

 Slashing by tractor if slope < 1 in 4, hand brushcutting if slope > 1:4 (note this usually 
requires extensive works and one off capital costs to convert areas to a condition such that 
they can be maintained as an IAPZ which should be undertaken as part of the development). 

o OAPZ 
 If grass and high quality lizard habitat no treatment may be required or quite infrequent 

prescribed burning (eg: once every 7+ yrs). 
 If grass and moderate quality lizard habitat will need to treated every 1 – 2 yrs by tractor 

slashing where slopes < 1 in 4 and hand brushcutting elsewhere with the occasional burn for 
habitat maintenance purposes. 

 If grass and low or no quality lizard habitat if converted to a slashable condition (requires 
slope < 1 in 4) then slashing by tractor (this will usually require extensive works and one off 
capital development to convert to a slashable condition which should be undertaken as part 
of the development). If not converted to a slashable condition then by prescribed burning 
every 1-2 yrs. 

 If forest then by prescribed burning every 5 – 7 years. 
o Strategic Fire Fighting Advantage Zone 

 These are mostly forest and would be by prescribed burning every 10 – 14 yrs. 
 In grassland or grassy woodland areas would be by grazing (fencing and water would be 

required). 
 
 
 

Thanks,  

Dylan Kendall  
Snr Fire Management Officer  
Parks, Conservation and Lands  
email: dylan.kendall@act.gov.au  
ph: 02 62072414  
mob:   
fax: 02 62072544  

From: Mackenzie, Stuart  
Sent: Wednesday, 2 February 2011 10:57 AM 
To: Lhuede, Nick; Kendall, Dylan 
Cc: Corrigan, Jim; Reid, Rachel; McFarlane, Trina; Murray, Chris 
Subject: FW: River Park Steering Committee - Paper on Molonglo Stage 2 Western Boundary Options 
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Nick, Dylan 
 
For your comments – these are the recommendations by the consultant for Asset 
Protection Zones on the Molonglo Stage 2 Western Boundary. 
 
Further to our previous discussions with Jim Corrigan and others on the fire boundary 
issues, it would be timely to get your advice re OAPZ's (by COB Thurs, if possible) 
prior to the meeting of the steering committee this Friday, which will be discussing 
the recommendations in the paper. 
 
The paper includes 4 options, and covers other issues in addition to bushfire risk, 
including: 
 
Ecological impact 
Housing yield 
Visual quality 
Slope constraints 
 
In particular, it would be good to confirm that the OAPZ dimensions proposed are sound 
and for you to indicate how fuel reduction would be managed in practice in the 
woodlands and grasslands of the OAPZ's, and in the strategic advantage zones in the 
landscape beyond. 
 
Happy to discuss by phone 
 
Many thanks 
Stuart 
 
 

 
 
 
 
 
 
-----Original 

Message----- 
From: Reid, Rachel  
Sent: Wednesday, 2 February 2011 10:19 AM 
To: Ahmed, Khalid; Tomlins, George; Savery, Neil; Crosweller, Mark; Hughes, Stephen; 
Corrigan, Jim; Papps, David; Murray, Chris; Mackenzie, Stuart; McFarlane, Trina 
Subject: River Park Steering Committee - Paper on Molonglo Stage 2 Western Boundary 
Options 
 
Good Morning, 
 
Attached is a paper on the Molonglo Stage 2 Western Boundary issue that is on the 
agenda for discussion at the River Park Steering Committee meeting this Friday 4 Feb. 
 
The agenda and other attachments can be found in the calendar booking description. 
 
Rachel Reid  
EA to Fay Steward (Executive Director) 
Land Management and Planning Division 
Territory & Municipal Services 
(P) 62077624   (F) 62076034 
Level 5, Macarthur House 
 
 
 
 

Stuart Mackenzie 
Land Policy 
p 6205 4270 | e stuart.mackenzie@act.gov.au | web www.actpla.act.gov.au 
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Option 1 – Maximise yield within specified boundary (no constraints option) 
- Outer APZs on western side are outside Stage 2 development boundary 
- 30m Inner APZ is within boundary 
- All remnant woodland inside boundary removed. 
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Option 2 – Minimize impact outside boundary for environment and bushfire protection 
- Inner and Outer APZs are fully inside the development boundary 
- Remnant woodland retained. 
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Option 3 – Balance yield, bushfire, environmental and visual outcomes 
- Outer APZ on the western side is partly inside the Stage 2 development boundary 
- Most of remnant woodland on site retained. 
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Option 4 – Maximise yield with APZs inside boundary 
- Outer APZ on the western side is partly inside the Stage 2 development boundary 
- All remnant woodland removed. 

 



Molonglo Valley Stage 2 – Western Boundary – Integrated Ecological and 
Bushfire Management 
 
The Molonglo Stage 2 Draft Planning and Design Framework – Integrated Ecological 
and Bushfire Methodology (January 2011) report prepared by Eco Logical Australia 
for ACTPLA outlines the key issues regarding ecology and bushfire management. 
 
This report presents information to help define ecological and bushfire constraints 
and integrate management requirements in Molonglo Valley Stage 2 and surrounds.  
The assessment will help to determine the urban boundary and land available for 
development.  It will also help to demonstrate if the commitments in the Molonglo 
Valley Plan for the protection of Matters of National Environmental Significance 
(NES Plan) are being satisfied as part of the strategic assessment process. 
 
The report: 

• Outlines NES Plan requirements regarding bushfire management (Section 2); 

• Classifies and maps urban interface as primary, secondary or lee in 
accordance with the Strategic Bushfire Management Plan for the ACT (SBMP) 
(Section 3 and Figure 1); 

• Determines the expected future vegetation types (forest/shrubland or 
woodland/grassland) for areas on the perimeter of Molonglo Stage 2 
(Figure 2); 

• Determines requirements for inner and outer asset protection zones (APZs) 
and show on map (Figure 3); 

• Identifies ecologically appropriate fire regimes and management requirements 
(Section 4); 

• Maps APZs with key ecological features and consider options for integrated 
management (Figure 4 and Section 5); and 

• Outlines the preferred option and next steps (Section 6). 
 
The final section of the report outlines Eco Logical Australia’s preferred strategy, 
which can be summarised as follows: 

• Adaptive management of the outer APZ informed by a detailed understanding 
of site-specific conditions regarding fuel hazards, bushfire history and 
requirements for ecologically appropriate fire regimes.  This will require 
ongoing monitoring and a mosaic pattern to on-ground management; 

• Increase the inner APZ width; and 

• Higher construction standards in the lot layout. 
 
Additional measures could include: 

• Increase areas of rocky Pink-tailed Worm Lizard (PTWL) habitat; and 

• Implementation of a strategic firefighting zone to the west of the offset area. 



    

Molonglo Stage 2 Draft Planning 
and Design Framework 

Propositions Paper 

 
ACT Planning and Land Authority February 2011 
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8.3.2  Proposition 

All waste will be managed or converted or processed on-site except that to be utilized in 

recycling based value added 

 

Though ambitious the No Waste Strategy sets zero waste this as the effective target for development.  This 

implies a combination of incineration, composting for nutrient recovery, recycling (on or off-site) for use in 

other products and use in energy production.   

 

A total waste management strategy will be required which prioritises precinct based solutions 

(remembering that the ACT’s garbage truck fleet is not equipped for very steep roads). 

8.3.3  Implementation challenges 

Lack of precedents, capacity, industry and technology - a one size fits all approach to waste 

management applies to the ACT 

 

The challenges to a total site waste management strategy are many in the ACT.  As a relatively small 

settlement opportunities to develop city-wide approaches to large scale waste reduction based on 

economies of scale may not yet have arisen.  Waste management convention is based on a ‘one size’ fits all 

approach. 

 

Relying on site by site approaches to eliminating waste puts a strong onus on particular approaches (e.g. 

composting and recycling) where scale economies aren’t available (for example a bio-digester would be 

more cost effective if deployed across the ACT).  Capacity for strategy development of this kind within the 

government or the consulting team is limited so only a framework for future approaches can be suggested.  

 

There is also an obvious time constraint for innovation in this area.  It will not be possible to do anything 

other than conventional approaches for the early release stages. 

8.4 Ecology and Bushfire 

8.4.1  Relevant aspirations 

Open space systems, buffer zones and road and infrastructure planning needs to align with protection of 

significant ecological and habitat values.  Urban layout, design of the urban edge and management of 

adjoining open space areas must meet bushfire risk management requirements. 

 

There is potential for integrated solutions to ecology and bushfire management imperatives, 

notwithstanding tensions in the particular regimes each adopts. 
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8.4.2  Proposition 1 

Increase quality and connectivity of PTWL habitat through interventions such as reusing 

suitable rocks from the development process which would also contribute to reducing bushfire 

fuel loads. 

 

The development process will involve earthworks that generate fill, often as rocks.  It makes sense to utilise 

these rocks on-site where possible and the suggestion here is to increase the Pink-tailed Worm Lizard 

(PTWL) habitat by using the rocks in the habitat protected areas.  This will have the synergistic benefit of 

reducing bushfire loads in these areas. 

 

Other opportunities to pursue integrated approaches will be identified where possible. 

8.4.3  Implementation challenges 

Ensuring effective integration between development and protection processes  

 

This proposition implies a coordinated approach to site development which will require codification and 

monitoring.  It may also require appropriate approvals to provide for the intervention in the PTWL habitat 

area. 

8.4.4  Proposition 2 

Locate Asset Protection Zone on western edge to manage bushfire risk and protect habitat and 

ecological values, while minimising loss of developable land 

 

On the north western edge of the site the location of the Asset Protection Zone (APZ), and the balance 

between ecological protection and appropriate bushfire management regime, is a key issue.  Locating the 

APZ outside the development boundary for bushfire management reasons obviously maximises the 

developable area but it also intrudes into some ecologically sensitive habitat (and may require 

Commonwealth Government consent from the perspective of its EPBC Act).   

 

Three options are being developed for testing to best achieve the intent of the proposition.  These are: 

 

 Option 1 - Inner and outer APZs on the western side are fully outside the Stage 2 development 

boundary - maximum yield within specified boundary (see Figure 29) 

 Option 2 - Outer APZ is fully inside the development boundary - favour environment & bushfire 

protection (see Figure 30).  

 Option 3 - Outer APZ on the western side is partly inside the Stage 2 development boundary - 

balance yield, bushfire & environmental outcomes (see Figure 31) 

8.4.5  Implementation challenges 

Ensuring that a high level and binding resolution is adopted  
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A firm position needs to be adopted on this issue.  The aim should in the first instance be to get cross 

agency sign off on an ACTPLA agreed position.  However, if cross agency ‘sign-off’ is not possible then a 

binding decision may need to be taken at a high level in the ACT Government. 

 

Figure 29 Option 1 Inner and outer APZs on the western side are fully 

outside the Stage 2 development boundary 
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Figure 30 Option 2 - Outer APZ is fully inside the development boundary  
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Figure 31 Option 3 - Outer APZ on the western side is partly inside the 

Stage 2 development boundary 
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9 Accountability 

9.1 Assessment and compliance framework  

9.1.1  Relevant aspirations 

The brief identifies that implementation strategies may include ‘objectives and performance criteria for 

measuring or accrediting desired outcomes’.  The brief also notes that the Important Planning Requirement 

(IPR) Plans are to: 

 

‘outline the obligations of the developer preparing an estate development plan (EDP) for submission 

to ACTPLA as a development application.  The IPR plan will therefore define mandatory and non-

mandatory elements, and performance based outcomes, as well as infrastructure to be completed by 

the developer, and infrastructure to be completed by government as capital works’. 

 

9.1.2  Proposition 

Establish a performance based approach that allows for the achievement of the propositions, 

given the particular characteristics of the site 

 

As discussed earlier some codes and planning settings appear to be obstacles to the achievement of the 

yield (diversity and quantity of housing) and sustainability performance (greenhouse gas reductions, water 

reductions) on this site with its varied topography, environmental constraints and sometimes difficult 

development conditions. 

9.1.3  Implementation challenges 

Aligning the proposed performance optimisation approach with the suggested implementation 

framework from the brief 

 

The brief outlines a potential implementation framework – via the mechanism of IPR plans – that could 

support a performance based approach.  Further work will be required to develop this approach and 

understand how it will work in practice so that rapid approvals are provided for the first stage of 

development, and then for subsequent stages which will need to meet the performance criteria. 
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9.2 Delivering 3,000 Lots by 2011/12 

9.2.1  Relevant aspirations 

The Indicative Land Release Programs for 2010-11 to 2013-14 (June 2010) show a significant acceleration of 

land release in Molonglo Stage 2, with 1500 dwellings in 2011-12 englobo, 500 dwellings in 2012-13 LDA 

Estate, and 900 dwellings in 2013-14 LDA Estate.   

9.2.2  Proposition 

Provide for the development of up to 3000 dwellings in the most cost effective manner  

 

The key apparent obstacle to the early release and development of land for housing is the need to gain 

approval for a river crossing for the sewer, which would trigger a drawn out Environmental Impact 

Statement process.  The base analysis however has shown that it is possible to service an early 

development stage (land for say 1500 dwellings) to the south of the site using the capacity in the existing 

Molonglo Trunk Sewer (MTS), without a river crossing.  A second stage (from 2012-14) could be serviced by 

a permanent sewer bridge crossing to the Molonglo Valley Interceptor Sewer (MVIS) (allowing time for 

approvals) or in the shorter term by the MTS, provided storm attenuation tanks are constructed to limit 

Peak Wet Weather sewerage flows to the capacity of the MTS (with a more permanent solution involving 

the river crossing). 

 

A sewerage infrastructure solution is therefore available to meet the aim.  However, some of the areas 

served by this solution may be higher density areas, and the actual yield which can be achieved in these 

areas has not yet been firmed up.  There may be a tension in the cost effective servicing of early land 

release and actually achieving the target figures in the accelerated land release program (particularly as 

some of the areas to be serviced are south and east facing slopes).  Notwithstanding the land release 

directive it does not seem sensible to build in expensive redundancy in infrastructure to meet the target 

early release figure, if a more cost effective solution may deliver close to that figure. 

 

Hence, the proposition is that sites for up to 3000 dwellings be available for development in the most cost 

effective manner.  

9.2.3  Implementation Challenges 

Extent of flexibility in delivering against accelerated land release program while minimizing 

costs 

 

The extent to which there is flexibility in the delivery of the land release program not only relates to the 

achievement of the target figures but also the form of development that may be provided for (e.g. low 

versus higher density product). 
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Cost effective development is also critical, and a decision to effectively develop ‘out of sequence’ or 

construct infrastructure which may not in future be used, should not be taken lightly. 

 

Both issues will need further discussion amongst senior officers once they are able to be clarified. 

 

The figure below shows the areas that can be served by capacity in Coombs (dark grey area) and by a 

gravity fed system (light grey area). The capacity of the sewerage is for 1500 dwellings each however the 

first stage that relies on Coombs system has poor aspect and steep slopes. 

 

Figure 32 Extent of the first stage release area 

 

9.3 Financial Returns to ACT Government  

9.3.1  Relevant aspirations 

Financial benchmarks have not been provided though there is a clear expectation that land sales will 

provide an effective return to government.  As land owner the ACT Government would expect to make a 

return after development costs, like any developer, of perhaps 15-25 percent, before wider obligations to 

the ACT community (e.g. affordable housing, provision of ‘green infrastructure’) are met. 
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Aloisi, Angelina

From: McCabe, April
Sent: Tuesday, 22 February 2011 9:11 AM
To: Murray, Chris; McFarlane, Trina
Subject: Recommendations to Steering Committee - Techincal Working Group Minutes - 

Western Boundary

Chris and Trina, 
Based on our discussion yesterday afternoon, below is the revised recommendations and actions for the Steering 
Group to consider 
Just wanted to run them by you both prior to going out to ensure that you are comfortable with the wording and that is 
what we want to be recommending to FAy's committee.  
  
Thanks 
  
April 

 

KEY DISCUSSION POINTS:  

         Consider a ‘hybrid’ option which combine Option 1 and Option 4. 

         Pursue Option 1 and consider what the cost implications are if we don’t develop 
the south-west slope area. 

         There are competing objectives in relation to the development of the south-west 
slope area but the Steering Committee and technical working group need to 
assess the options with broad multiple objectives in mind.  

         The south-west slope area and its significance need to be considered within the 
context of the ACT and not just in the context of Stage 2. Decisions need to be 
informed by options that are backed by science, rigour and strong principles. 

RECOMMENDATIONS:   

i. Option 1, as outlined in the “Options for Western 
Boundary” Discussion Paper is the preferred option, 
noting that this is subject to further investigation, regarding 
the EPBC clearances, EIS and Territory Plan variation 
processes. 

ii. ACTPLA to advise SGS Economics and Planning to 
proceed with the Draft PDF based on Option 1.  

iii. ACTPLA to proceed with the inclusion of the south-west 
area within the Draft PDF, subject to feasibility 
investigation.  

 

ACTIONS:   

i. Investigate the feasibility of development on the south-
west slope.  

ii. Provide further broad costing on the 'hybrid' option.  

SGS Consultant 
Team 
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Aloisi, Angelina

From: McFarlane, Trina
Sent: Wednesday, 23 February 2011 8:49 AM
To: '
Cc: ; McCabe, April
Subject: 20110215 - Technical Working Group Minutes - Western Boundary - DRAFT
Attachments: 20110216 - DRAFT Minutes - Western Boundary Options for Molonlgo Stage 2 - 

Technical Working Group.doc

Hi  
  
Attached are draft minutes from the technical working group meeting on 16 Feb on the western boundary.  These 
draft minutes are being circulated to attendees to confirm.   
  
Please note the additional work required by SGS. 
  
The next steering committee meeting has now been confirmed for this Friday 25 Feb, so we would need your input for 
that meeting. 
  
thanks 
Trina 
 

From: McCabe, April  
Sent: Tuesday, 22 February 2011 1:46 PM 
To: Murray, Chris 
Cc: McFarlane, Trina 
Subject: 20110215 - Technical Working Group Minutes - Western Boundary - DRAFT 
 
Chris,  
Attached is the draft minutes and recommendations from the joint meeting of the technical working group and steering 
committee on the options for the western boundary for circulation to Fay and then to the wider membership. 
  
Also, there was a request for the steering group to consider these recommendations at its next meeting, which as we 
understand it, was scheduled at their first meeting for Friday, 25 Feb. However, we have not recieved confirmation of 
the meeting for Friday as yet. It is important for the Molonglo Stage 2 Draft PDF that the steering committee consider 
the issues and provide a clear direction soon.   
  
Thanks 
April 



 

 
 

MOLONGLO STAGE DRAFT PLANNING AND DESIGN FRAMEWORK PROJECT 
Establishment of Taskforce 

February 2011 
 
 
BACKGROUND 
Need for a taskforce? 
There is the need to confront complex cross-agency and diverse, if not competing, 
aspirations in planning for Molonglo Stage 2 as part of the Draft Planning and Design 
Framework (draft PDF) project. 
 
There is also the added complexity with compressed decision timeframes and the 
unusual physical constraints involve significant areas of sloping terrain. 
 
There is a need for a more direct way to successfully deliver the project in its final five 
months to meet the accelerated land release program; one that confidently secures 
the required decisions in a timely manner during the planning process. 
 
If the programme is to be met, there is a need to remove barriers to streamline the 
decision making process so that ACTPLA can progress work knowing that key 
decisions are ‘locked in’.  
 
 
Role of taskforce? 
To provide high level decision-making resolving critical cross-agency issues to keep 
the project on track for completion to meet the accelerated land release program. 
 
 
Current situation & timing 
The draft PDF project must be finished by June 2011 to meet the land release 
program and enable the completion of the planning requirements for the first land 
releases (refer to figure below).   
 
The draft PDF has reached the stage where physical planning decisions (whole-of-
government) will need to be made that involve points of difference with existing 
policy. 
 
Decisions on the key issues are required in the next 1-3 months. 
 
 
KEY ISSUES AND CRITICAL DECISIONS 
 
A number of key issues/critical decisions are currently foreseen.  Others may emerge 
over the balance of the project.  These key planning and policy issues are as follows: 
 
Timing of reporting to Cabinet 
The draft PDF will be completed at the end of June 2011, with important planning 
requirements (IPRs) for the first 3,000 dwellings.  A Cabinet process has not been 
factored into this program.   
 



 

A decision needs to be made if a Cabinet process is required to endorse the IPRs at 
the end of the draft PDF project, or if a Cabinet process is only required when the 
final PDF project is completed. 
 
 
Confirmation of urban form (yield/housing mix, housing occupancy rates) 
The target for Molonglo Valley overall was set at 55,000-60,000 through the structure 
planning work, of which 18,000 is to be in stage 2 (noting there is already a shortfall 
in the target for stage 1 – Coombs and Wright).   
 
ACTPLA is working to an 18,000 population target for Molonglo stage 2.  This is seen 
as a firm planning/target population figure and clearly the proposed dwelling mix 
would need to support it.  Maintaining the population target for the whole of Molonglo 
and for stage 2 is therefore a key priority, and this is particularly important due to the 
shortage of greenfields land in the ACT.  But, at the same time, we are conscious 
there is also a need to maintain yield and the challenges of ensuring a good mix of 
housing. 
 
 
Confirmation of urban structure (arterial roads and group centre) 
A decision on the location of the group centre and alignment of the arterial roads is 
required early as this establishes the overall framework for stage 2 and will enable 
critical infrastructure projects to be progressed. 
 
There are two viable options available for the location of the group centre - the 
location indicated in the Structure Plan and a more northerly option.  The preference 
is for the northern site, subject to further analysis of costs.   
 
If there is a large margin in costs for earthworks, the southern option may be 
investigated further considering revenues and other issues and market advice.  
Connectivity and extent and costs of bulk earthworks are important considerations. 
 
The arterial road structure being proposed can accommodate either option, and the 
IPRs are required for the first land release (3,000 dwellings), so there is flexibility if a 
decision is not made during the draft PDF project. 
 
 
Resolution of design standards for roads (whole of government position 
required) 
Site characteristics of stage 2, with the steep topography compared to most other 
parts of Canberra and with land at a premium, make it difficult to meet the design 
standards for roads.   
 
A more innovative approach to road standards is required to deliver the outcomes 
required and may require high level resolution. 
 
The issues that require a new approach include: 

• Challenging the need for main roads with on-road cycle lanes with an 
alternative network and experience for cyclists and pedestrians 

• Road planning for genuine shared spaces 
• Achieving maximum 5% grades for pedestrians and cyclists on steep land 



 

• Narrowing road widths to minimise cut and fill 
• Considering one-way streets for shorter distances. 

 
Defining the western boundary (bushfire and ecological management) 
Resolution of the western boundary is critical to the Molonglo Stage 2 Draft Planning 
and Design Framework project to define the urban edge and the land available for 
development, and to meet the accelerated land release program.   
 
The options for the Molonglo Stage 2 western boundary alignment and treatment 
paper prepared by SGS/Eco Logical Australia examines the environmental, bushfire, 
and planning considerations around the issue, and presents 4 options. 
 
The issues considered in defining the western boundary alignment/treatment are: 

• Bushfire risk management 
• Optimising land development opportunities (housing supply and returns to 

government) 
• Retention of vegetation and natural resource management 
• Ongoing maintenance, servicing and other public costs 
• Recreation, visual quality and amenity for future Molonglo residents 
• Time/cost and risk management of regulatory processes. 

A decision may need to be made, based on the recommendations of the River Park 
Concept Plan Steering Committee.  This decision may, in turn, initiate are round of 
complex referral and environmental assessment processes. 
 
River Park Concept Plan 
Cabinet supported the preparation of a RPCP which is currently being prepared by 
ACTPLA under the auspices of a steering group.  Aspects of the plan may require 
high level resolution particularly in relation to urban interface arrangements. 
 
Stormwater Management 
A current study being undertaken by ACTPLA will determine a preferred arrangement 
for the management of stormwater.  The current indication is that there will be off 
stream management structures (ponds).  This issue may require a key decision as 
part of confirming the planning arrangements for the Stage 2 urban area and the 
River Park Concept Plan. 



 

 
 
 
Molonglo Stage 2 accelerated land release process and draft PDF project 

 




