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3.6

GENERAL CODES

Parking and Vehicular Access General Code

The Parking and Vehicular Access General Code sets out the parking provision rates and locational requirements for development within the ACT. Northrop
Consultant Engineers have prepared an assessment of the anticipated traffic generation and the level of parking required for the proposed development. A copy of
the traffic report accompanies the DA.

Bicycle Parking General Code

The Bicycle Parking General Code sets out the bicycle parking provision rates and locational requirements for development within the ACT. Northrop Consultant
Engineers have prepared an assessment of the bicycle parking and facilities required for the proposed development. A copy of the traffic report accompanies the
DA.

Access and Mobility General Code

The Access and Mobility General Code sets out the requirements for accessibility and adaptable housing. Indesign Access has prepared an assessment of the
proposed development against the Access and Mobility General Code. A copy of the Access Compliance Report accompanies the DA.

Crime Prevention Through Environmental Design General Code

Knight Frank Town Planning have completed an assessment of the proposed development against the Crime Prevention Through Environmental Design
principles. The report and accompanying statement against criteria for the CPTED General Code accompanies this DA.

Signs General Code

Concept level signage is proposed for the development and relates to way finding/informational signs for the parking, loading dock/waste area, retail/commercial
tenancy and residential building name. Signage that contains the development name ‘Dickson Village’ will be located on highly prominent corners on Antill Street,
Badham Street and Road A elevations. The signage will be the subject of a further development application as may be required and therefore has not been
assessed against the Signs General Code.

WaterWays: Water Sensitive Urban Design General Code

THCS have prepared an assessment of the Water Sensitive Urban Design (WSUD) requirements for the proposed development. A copy of the WSUD plans
accompanies the DA.
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This document is and shall remain the property of Knight Frank Town Planning.

The document may only be used for the purposes for which it was commissioned and in accordance with the Terms of
the Engagement for the commission. Unauthorised use of this document in any form whatsoever is prohibited.

This report is prepared for purpose of supporting a development application for the Dickson Village, Block 21 Section 30
Dickson. This report should not be relied on for any other purpose and should not be reproduced in whole or part for any
other purpose without the express written consent of Knight Frank Town Planning.

This report is current at the date on the title page only.

This report is to be read in its entirety and in association with other documentation submitted as part of the development
application.

Any written or verbal submission, report or presentation that includes statements taken from the findings, discussion,
conclusions or recommendations made in this report may only be used where the whole of the original report (or a copy)
is referenced.

Knight Frank Town Planning has completed this report in accordance with the relevant federal, state and local legislation

and current industry best practice. The company accepts no liability for any damages or loss incurred as a result of
reliance placed upon the report content or for any purpose other than that for which it was intended.

Quality Management

Name Date Signature
Prepared by Halimah Jobling 05.12.2018 HJ
Checked by Aaron Oshyer 18.12.2018 AO
Approved for release by Aaron Oshyer 21.12.2018 AO
For further information contact Planning.act@au.knightfrank.com
Copy Right

Knight Frank Town Planning
All intellectual property and copyright reserved.
Apart from any fair dealing for the purpose of private study, research, criticism or review, as permitted under the

Copyright Act, 1968, no part of this report may be reproduced, transmitted, stored in a retrieval system or adapted in
any form or by any means (electronic, mechanical, photocopying, recording or otherwise) without written permission.

Enquiries should be addressed to Knight Frank Town Planning.

Newmark Grubb
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Background & Structure of Report

This report has been commissioned by the proponent, Coles Group Property Developments Ltd, to
support a development application for the proposed development of Block 21 Section 30 Dickson.
This report accompanies the development application for the site.

Crime Prevention Through Environmental Design (CPTED) is an integral element of modern land use
planning and design. It aims to reduce the opportunities for crime by using design and place
management principles that will maximise the effort required to commit crime and risk to offenders;
whilst minimising the actual and perceived benefits of crime. CPTED recognises that any design
strategy needs to be part of a holistic approach to crime prevention incorporating social, environment
and community development strategies.

The Territory Plan sets out specific requirements for CPTED principles, within the General Code.
These principles are more pervasive and require a detailed analysis relative to the characteristics of
the site. The ACT Crime Prevention & Urban Design Resource Manual (the Manual), while focused
on the planning and development of public spaces, also provides a risk assessment methodology to
inform the application of CPTED principles for development.

In response to the Manual, this report has been structured in the following way:

e Section 2 comprises a risk assessment, which includes a description of the site, its
relationship to surrounding areas and a crime assessment;

e Section 3 identifies key CPTED principles and comments on how the proposal has responded
to these principles;

e Section 4 comprises an assessment against the rules and criteria of the Code.

An assessment of the proposed Dickson Village has been completed against CPTED principles. This
CPTED assessment should be considered in conjunction with the architectural, landscaping, lighting
and engineering drawings in addition to a range of design response reports submitted with the DA.
This report concludes that the proposal will integrate and reflect CPTED principles in the proposed
design and development of Dickson Village for a mixed use development.
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2.1

CPTED Risk Assessment

Methodology

The Manual recommends carrying out a risk assessment prior to developing design strategies,
describing this as ‘the most systematic way to determine which design strategies apply, based on the
context of each specific site’.

The Manual identifies four elements to the risk assessment:

1. Asite visit to form an understanding of the site and its context;

2. A preliminary review of the context. The Manual describes this in terms of extensive public
consultation;

3. A crime assessment drawing on available crime statistics, local demographics, mobility
patterns and forecasts;

4. A design review.

Despite the above, the Manual also advises that the extent of the review process depends on the
scale of the development.

The approach and recommendations of the Manual respond to its purpose; namely as a tool for
designing public places. The terms are defined by the Territory Plan CPTED General Code, but only
in respect of neighbourhood design.

In this instance, the proposal encompasses a single site development within an urban context. The
relationship of the site to the surrounding area; including uses and the movement networks (roads,
pedestrian pathways) is fixed. The scale and characteristics of the proposed development are such
that a full assessment as per the recommendations of the Manual is not considered appropriate.
In this instance, a more streamlined methodology has been adopted based on the following
considerations:

e The site characteristics and its context, informed by a site visit carried out by Knight Frank
Town Planning on Friday 7 December 2018. The site visit enables us to consider the manner
in which the existing site interfaces with its environment with particular regard to CPTED
principles;

e A preliminary review of the local population characteristics, addressing local demography and
patterns of crime;

e Consideration of how the site interfaces with its environment, identification of the main issues
to be addressed through CPTED and how CPTED principles have been integrated into the
design of the proposal.

An assessment against the CPTED General Code has also been completed and forms part of this
report.
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2.2

The Site

The development site, known as Block 21 Section 30 Dickson, comprises an area of 7,867m? sited
between Antill Street to the north, Badham Street to the west and Dickson Place (Road A) to the east
and south. The site is currently occupied by an at-grade bitumen surfaced car park with a total of
237 car parking spaces servicing the Dickson Group Centre.

The northern and western boundaries are landscaped, with a number of trees located within the site
boundaries.

There are existing movement networks (concrete footpaths and roadways) situated along the
periphery of the site. Two vehicle crossings, with direct access from Dickson Place (Road A), via
either Antill Street or Badham Street, are provided to the site. The alignment of the open movement
networks provides clear and unobstructed visibility across the site. This allows a high level of
surveillance by pedestrians and passing traffic.

Figure 1 comprises an aerial photograph showing the location of the site and the surrounding area.

Figure 1 — Aerial view of site and surrounds

Source: Actmapi (accessed December 2018)
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2.3

Surrounding Area and Uses

The site is located on the corner of Antill and Badham Streets, at the northern boundary of the Dickson
Group Centre. Both streets comprise a mix of land uses including commercial, retail and residential
development.

The northern boundary of the site adjoins Antill Street providing a connection to Northbourne Avenue.
Antill Street comprises one and two storey residential development on the northern side, whilst the
southern side (adjacent to the site) provides health facility uses to the north-east whilst to the north-
west are commercial uses, service station, a small at-grade car park providing approximately 60 car
spaces and a residential development known as ‘Nova’, providing 125 residential units across five
levels.

To the south is the main retail precinct of the Dickson Group Centre. The retail precinct comprises a
mix of one and two storey retail developments. The Dickson Group Centre is currently anchored by a
supermarket, fastfood outlets including McDonalds, cafes/restaurants, hotel/club, retail shops,
financial establishments and the Dickson Library, all primarily concentrated around Dickson Place, to
the east and south of the site.

To the south and west of Badham Street (the western boundary of the site) is Cape Street and
Woolley Street. Cape Street consists of commercial, food outlets and residential developments
including the recently constructed ‘Malabar Apartments’, consisting of 224 apartments in a six level ‘U’
shaped building and ‘The Coventry’, a mixed use development with ground floor commercial/retail
outlets and multi-unit residential development on the upper levels. Woolley Street contains an array of
multi-cultural eateries and small retail outlets.

Action bus stops are located along both sides of Antill Street (within approximately 20 metres of the
site) with a number of services running early morning to late evening. The new Dickson bus
interchange is located within 500 metres of the site.

The proposed light rail stop for Dickson is to be located west of the site within approximately
500 metres.
Figure 2 — View of existing development on Block 21 Figure 3 — View of existing development on Block 21

Section 30 Dickson Section 30 Dickson
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Figure 4 — View across Badham Street, to Nova Figure 5 — View across Badham Street from western

Apartments from southern boundary of site boundary of site

Figure 6 — View of McDonalds on Dickson Place from site Figure 7 — Example of existing residential development

on northern side of Antill Street

Figure 8 — Example of existing residential development on  Figure 9 — View of existing movement networks on Antill

northern side of Antill Street Street (facing east)
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Figure 10 — View of existing movement networks on Antill Figure 11 — View of existing movement networks on

Street (facing west) Dickson Place (facing south)

Figure 12 — Example of existing movement network on Figure 13 — View of existing movement networks on
Dickson Place (facing west) Dickson Place (facing north)

Figure 14 — View of existing movement networks on Figure 15 — View of existing movement networks on
Dickson Place (adjacent to existing supermarket facing Dickson Place (adjacent to existing supermarket facing
west) east)
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Figure 16 — View of existing movement networks on Figure 17 — View of existing movement networks on

Badham Street (facing north) Badham Street (facing south)
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2.4 Preliminary Review of Local Population Characteristics

Demographics
The following data is taken from the 2016 Census (www.censusdata.abs.gov.au). Figure 18 identifies
the Dickson area for the Census purposes.

Figure 18 — Dickson Census Area

In 2016, the suburb of Dickson had a population of 2,149 people, of which 1,095 (51.0%) were female
with the remaining 1,053 (49.0%) being male. The median age in Dickson was 31 years which is
slightly younger than the ACT average (35 years) and the national average (38 years).

There were reportedly 1,232 people employed in the labour force; of these 59.8% were in full time
employment; 29.5% in part time employment and 5.7% unemployed. The most common occupation in
Dickson was professionals at 40.3% which is higher than the ACT median of 30.5%. The second
most common occupation was clerical/administrative workers at 15.3%; slightly lower than the ACT
average of 16.9% with the third most common occupation being managers at 14.3%; lower than the
ACT average of 15.9%. Other occupations include community & personal service workers (9.9%),
technicians and trade workers (6.5%), labourers (5.6%), sales workers (5.4%) and machinery
operators and drivers (1.3%). The median weekly personal income for people aged 15 years and over
in Dickson was $896; lower than the ACT median of $998. The median family income in Dickson was
$2,350 (compared to the ACT average of $2,445) whilst the median household income in Dickson was
$1,735 (ACT average of $2,070).

Dickson is dominated by couple families. Couple families without children account for 46.2% of
families while couple families with children account for 38.7%. The first category is higher than the
ACT average (37.7%) whilst the second category is lower than the ACT average (47.1%). The
proportion of one parent families is slightly lower than the ACT average (12.6% compared to 13.8%).
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The housing stock in Dickson is heavily dominated by occupied dwellings comprising separate houses
(which accounts for 48.6%; lower than the ACT average of 67.0%). The proportion of semi-
detached/row/terrace house/townhouses is higher than that of the ACT average (23.1% compared to
17.7%). Flats/apartments account for 27.8%, higher than the ACT average of 15.0%. The average
number of bedrooms per dwelling is 2.7 which is slightly lower than the ACT average of 3.1. The
proportion of home owners is lower than seen in other parts of the ACT. 23.1% of dwellings are
owned with a mortgage; lower than the ACT average (38.4%) and the national average (34.5%).
23.2% of dwellings are owned outright which is lower than the ACT (27.0%) and national (31.0%)
averages. In comparison rented properties made up 51.2% which is approaching double the
ACT (31.8%) and national (30.9%) averages.

It appears that whilst Dickson is heavily rented, the dominance of families within the suburb creates a
local population which is relatively settled and well established. This degree of stability suggests a
greater likelihood for stronger neighbourhood networks to develop.

Crime Assessment
The AFP crime statistics quantify the number of incidents per calendar quarter. Incidents are
identified in one of 10 categories being:

Offence Types:
e Homicide

o Assault

e Sexual assault

e Offences against a person

e Robbery

e Burglary

e Stolen motor vehicles

e Property damage

e  Other offences

e Theft (excluding motor vehicles)

Infringements:
o Traffic infringement notices

e  Criminal infringement notices

Figures of ‘other offences’ have been excluded on the basis that this description provides no useful
basis for CPTED analysis. Similarly, figures for ‘traffic infringement notices’ have not been considered
on the basis that these relate to traffic management issues such as speeding, mobile use and
seatbelts rather than CPTED design.
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Table 1, below, identifies the rate of incidents for 2017 and the first three quarters of 2018 (1 January
— 30 September), the average rate of occurrence and ranks each incident type in order of occurrence.

Table 1 — Incidents in Dickson

Incident Type Q1 Q2 Q3 Q4 Q1 Q2 Q3 Average | Ranking
2017 | 2017 2017 2017 2018 2018 2018 Rate
Homicide 0 0 0 0 0 0 0 0.00 9
Assault 7 10 12 4 1 12 4 857 4
Family & domestic violence 4 1 2 0 0 7 1
Non family & domestic violence 3 9 10 4 11 5 3
Sexual assault 2 2 2 1 0 2 0 1.29 6
Other offences against the person 0 1 0 1 1 1 1 0.71 8
Robbery 1 2 1 1 1 1 1 1.14 7
Armed robbery 0 2 0 1 1 0 1
Other robbery 1 0 1 0 0 1 0
Burglary 24 7 16 1 9 7 7 11.57 3
Dwellings 7 3 10 € 2 2 3
Commercial 8 1 5 4 3 0 0
Other burglary 9 3 1 1 4 5 4
Stolen motor vehicles 6 6 1 3 1 4 4 5.00 5
Property damage 17 19 21 14 16 12 12 15.86 2
Theft (excluding SMV) 49 36 38 57 41 42 36 4271 1

* Light grey text denotes break down of incident offence type as per ACT Policing crime statistics.

Table 1 identifies ‘Theft (excluding SMV)’ as being the most frequent incident type with an average of
42.71 occurrences over a twenty month period. ‘Theft’ is defined as:

The unlawful taking or obtaining of money, goods, services (other than from motor
vehicles), or non-motorised vehicles, without the use of force, threat of force or
violence, coercion or deception, with the intent to permanently deprive the
owner/possessor of the use of the money or goods. Additionally, the taking of another
person’s motor vehicle parts or its contents illegally, whether or not this also involves
the taking of the motor vehicle.

‘Property damage’ is the second most frequent incident type with an average of 15.86 occurrences
over the twenty month period. ‘Property damage’ is defined as:

The willful and unlawful destruction, damage or defacement of property excluding
pollution. This includes property damage by fire or explosion, graffiti or other method.

‘Burglary’ is the third most frequent incident type with an average of 11.57 occurrences over the
twenty month period. ‘Burglary’ is defined as:

The unlawful entry of a structure with the intent to commit an offence, where the entry
is either forced or unforced. A structure is defined as a building that is contained by
walls and can be secured in some form. This includes (but is not limited to) a dwelling
(e.g. a house, flat, caravan), office, bank, shop, factory, school or church.

1ark Grubb
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Table 2 demonstrates that ‘Theft’ remains the main source of crime in Dickson. Figure 19 shows that
whilst there have been spikes in the crime rates, particularly around 2015 & 2017, there has however
since 2014 been a decrease in the overall rates.

It should be noted that the crime statistics are based on reports received and do not distinguish
between substantiated or unsubstantiated reports. Potential factors to explain spikes in crime rates
could be an increased number of people are reporting the crimes, criminal groups operating within an
area or increase in construction activity which may lead to an increase in theft from tradesmen’s
vehicles. Upon completion of the development and the occupation of dwellings, the crime rates have
the potential to be reduced due to an increased rate of natural surveillance.

We have also compared other Inner Canberra and Belconnen suburbs which contain a Group Centre
to ascertain if the rates of occurrence for the four incidents contained in Table 2 are the norm for
suburbs with Group Centres or if it is isolated to Dickson only. For the purpose of this exercise we
have compared Macquarie (Jamison Group Centre), Kaleen (Kaleen Group Centre) and Kingston
(Kingston Group Centre).

Table 3, overleaf, identifies the rate of incidents for 2014 — 2017 and the first three quarters (Jan —
Sep) of 2018.
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As a comparison to the suburbs that contain Group Centres, we have also reviewed the crime rates
for the suburbs that surround Dickson. For the purpose of this assessment we have focused on
Dickson, Lyneham, Braddon, Downer and Watson.

Table 4, overleaf, identifies the rate of incidents for 2014 — 2017 and the first three quarters (Jan —
Sep) of 2018.
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3.1

3.2

Assessment Against CPTED Principles

Introduction

The Manual identifies eight issues to be addressed as part of CPTED:

e Building design

e Landscaping

e Lighting

e Natural surveillance and sightlines
e Signage

e Land use mix

e Spaces safe from entrapment

¢ Management and maintenance
In addition, the Territory Plan CPTED General Code references the principles of:

e Territorial reinforcement

e Target hardening
The manner in which these principles are addressed by the proposal is discussed below.

Building Design

Concept

The design of buildings can contribute to community safety by reducing opportunities for entrapment
and fostering natural surveillance. Allowing clear sightlines and opportunities for users of buildings to
both see into and out of buildings before entering and exiting (particularly at night time) can increase
safety and perception of safety.

The Manual recommends locating the lowest risk activities in the highest risk areas to increase activity
and surveillance. It also recommends that perimeter fencing be visually permeable and that hidden
areas and blind corners be designed out.

Application

The proposed development consists of the redevelopment of an at-grade car park. The
redevelopment consists of a seven storey mixed use development incorporating a supermarket,
ground floor retail tenancies, 140 residential units, basement and podium car parking as well as
resident communal areas and a publicly accessible square known as New Dickson Square.

Retail/Commercial Component
The retail/commercial component of the development is located on the ground floor comprising eight

retail shops and a supermarket. The retail tenancies are orientated towards the southern and eastern
elevations. The supermarket component of the development is orientated with the main entry facing
towards the public square. Access to the ground floor retail/commercial component is via the
basement carpark travelator or Road A (a shared zone).
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A natural access control is accomplished by using a combination of the pedestrian pathway and
landscaping to direct users to the entrance. Clear lines of sight between the retail/commercial
tenancies, square, basement car park entry and the surrounding movement networks will be
maintained.

The retail/commercial car parking, located in the two basement levels, is accessed off Road A which is
adjacent to the main retail/commercial entries, attracting vehicle and pedestrian activity allowing for
natural surveillance which creates a natural ‘community policing’ of the area. In addition there are
three on-street drop off/pick up car parking spaces on Road A located immediately adjacent to the
square.

Bicycle parking is provided throughout the retail/lcommercial component (adjacent to the retail
tenancies along Road A, the square and the Dickson Library). The location of the bicycle parking will
create pedestrian activity allowing for natural surveillance of the public spaces within the
retail/commercial component.

The retail tenancies will have a shared waste enclosure whilst the supermarket will have a separate
waste enclosure. However, all waste enclosures are located on the ground floor on the northern
elevation, within the loading dock area, contained within the building. The building manager will
transfer the commercial waste hoppers to the waste collection zone located on the ground floor. The
combination of the location and access control to the waste facilities will ensure that there will be no
unauthorised use, i.e. the waste facilities cannot be used by an intruder to gain access to windows or
doors.

A public toilet facility is proposed to be provided on the ground floor within the commercial/retail area,
adjacent to the residential car parking entrance.

Fire stair exists on the street level will have access control via security systems to ensure the fire
doors are locked from the exterior.

Residential Component

The residential component will comprise 140 units. The proposed layouts of the dwellings will allow
clear sightlines and opportunities for connections to occur naturally. The residential letterboxes will be
located in the residential lobby. The residential lobby will have access control by way of a swipe
card/fob arrangement to deter illegitimate users from the entering the area.

The dwellings are orientated towards public space including streets, movement networks and other
development with habitable room windows, private open space/balconies of the dwellings facing public
areas which enhance the natural surveillance of the surrounding area which in turn decreases the risk
for potential offenders.

Two shared waste collection rooms will be provided on Level 1, the residential parking floor, adjacent
to the lift services. Hoppers from the collection rooms will be transferred to the waste enclosure on the
ground level by building management. The residential waste enclosure on the ground floor is housed
in the loading dock area (in the north-east corner).
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The location of the residential waste room on Level 1 adjacent to the lift cores will restrict access to
the waste collection rooms to residents and the building manager ensuring that no unauthorised use
and reducing the potential for unauthorised users within the area. Access to the hoist between the
Level 1 and ground waste rooms will be restricted to the building manager.

Car Parking
CPTED principles for car park design focuses on surveillance, access control and activity/space

management and maintenance as follows:

e Natural surveillance: Limits the opportunity for crime by designing spaces and buildings that
foster human activity and interaction as well as overlooking of the environment. It is thought to
be an ideal form of crime deterrence as casual incidences may be observed and also the
offender perceives that they are more likely to be seen. Natural surveillance can be enhanced
by designing buildings and landscapes to allow unobstructed views into parking areas,
windows and doorways. Lighting can also improve visibility.

e Access control: Access control treatments may include natural, technical and/or organised
access controls and are used to restrict, channel and encourage people and vehicles into, out
and around developments. Effective access controls can be achieved by using physical and
symbolic barriers that channel pedestrians into areas and will increase the time and effort
associated with a crime.

o Activity/Space Management & Maintenance: Management and maintenance are important for
crime prevention, as a run down or vandalised appearance can contribute to a perception that
an area is not used and therefore available for use for anti-social behaviours. Good
activity/space management will encourage legitimate use of the space.

The basement car park is for public use. The car park configuration has been designed on a grid
system and has implemented circular movement of traffic around the car park. The car park has been
designed with a dedicated separate vehicular entry and exit points and will provide a mixture of long
and short term parking.

The residential/retail tenant car parking is located on the Level 1 podium with separate secure access
off Road A (eastern side, near the intersection of Road B). This area will generate activity from
vehicles exiting the Dickson Group Centre from the eastern side in addition to pedestrian and cyclists
activity that will allow for natural surveillance and create a natural ‘community policing’ of the space.

Both the basement and podium level car parks have grid rows, which increase natural surveillance
allowing for good sightlines across the car park and between vehicles; this allows users to “see and be
seen”. The circular movement of traffic around the car parks restrict vehicles from simply taking the
shortest route to and from the entry/exit. The circular movement allows a constant level of natural
surveillance within the car parks.
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3.3

The mixture of time length and a good level of lighting provided throughout the car park will contribute
to enhance natural surveillance. We have assumed that a regular maintenance plan will be put in
place to maintain the lighting within the car park. Internal obstructions have been minimised to ensure
that no significant visual obstructions have been created within the car park. Way finding signage will
be provided within the basement car park.

New Dickson Square

Dickson Square is a pedestrianised laneway area located on the ground floor adjacent to the
commercial/retail tenancies. It is proposed to have fixed and movable furniture which will attract
pedestrian activity and assist in creating natural community guardianship; leading to a perception of
increased risk to potential offenders.

New Dickson Square has been designed as a wide open (open canopy above) unenclosed area which
provides visible exit points to users allowing clear, unobstructed sightlines as the square is open and
there are no ‘dead ends’.

Lighting will be provided to the square which will adequately allow for a person to be clearly viewed by
another person at a reasonable distance.

Street Furniture

Bench seating and bicycle parking is proposed to the New Dickson Square in landscaped surrounds.
The location of the street furniture provides a connection with the adjoining retail/commercial
component. This connection will provide greater observation and guardianship opportunities to the
area.

Landscaping

Concept

Appropriate landscaping can be used to both enhance the amenity of an area and the perception of
safety. Studies have found that the landscaping design and maintenance of the site as a whole
correlates with user satisfaction and safety. Appropriate landscaping can promote opportunities for
natural surveillance, allow sightlines through areas, direct pedestrian flows and avoid the creation of
entrapment spots. Care should be taken to avoid the creation of secluded spots and in the selection
of plants bearing in mind their shape and size as they mature.

Application
The application is supported by landscaping plans prepared by Turf Design Studio, who have
prepared a purpose designed landscape solution.

Proposed plantings within the site boundaries and around the open public areas have been selected
as they are either smaller growth, rounded/oval shape or have open canopies and clean trunks when
mature. Maintaining a narrow trunk allows for views between plantings.

Furniture and other landscape elements in the design do not provide opportunities for people to hide.

Seating within the landscaped areas has been positioned so that they are easily accessed and
supervised by passing pedestrians and guardians (retail/commercial employees and residents).
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3.4

The balance of landscaping comprises shrubs, screen planting and groundcovers positioned around
the development creating an aesthetic appearance whilst ensuring view corridors and territorial
reinforcement and maintained through the landscaping.

Lighting

Concept

Lighting is an important aspect of community safety and crime prevention, impacting on both actual
crime and fear of crime. It is considered that the level of lighting in public spaces needs to be
adequate for a person to be able to clearly view another person at a reasonable distance. Lighting
should be appropriately located and consistent, except where it is necessary to highlight a specific
area or feature.

Application

When assessing the lighting, consideration is given to the architectural design, human needs and the
environment. A preliminary lighting concept plan has been prepared by S4B. It should be noted that
whilst preliminary lighting plans have been prepared, a full lighting layout has not yet been completed.
However, it is understood that the proposed lighting design will include the following:

e Lighting along Road A from Badham Street through to Antill Street has been designed to meet
and exceed AS/NZS1158.3.1 Category P7 in accordance with the TCCS Dickson Lighting
Masterplan. This provides a high level of vertical lighting to assist with facial recognition,
occupant safety and amenity. Post top lighting has been utilised along the roadway, selected
to reduce glare to improve visibility for people within the space. The 6.5m heights were
selected to balance glare reduction whilst still maintaining the urban centre feel to help
activate the space and tie in with the existing lighting.

e Lighting around the building is provided from the underside of the awning to allow higher light
levels to assist with the activation of the retail frontage and differentiation between the
roadway and pedestrian areas.

o Lighting has been included around the open canopy (New Dickson Square) to highlight the
architectural feature and to guide people to the key interface between the building and the
wider Dickson shopping precinct.

e The car parks will be lit utilising linear LED diffused batten style luminaires which are selected
for their distribution which is both low glare and provides, high vertical illumination to enhance
occupant safety, facilitate safe movement throughout the space and illuminate the whole
space to reduce the gloomy cave effect common in many basement car parks.

e The loading dock and waste enclosures will utilise lighting similar to the car parks. These
areas will typically be illuminated using linear LED diffused style luminaires however, they will
be provided with enhanced light levels in accordance with AS/NZS1680.2.1.
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3.5

3.6

Natural Surveillance and Sightlines

Concept

Natural surveillance limits the opportunity for crime by designing spaces and buildings that foster
human activity and interaction as well as overlooking of the environment. It is thought to be an ideal
form of crime deterrence as casual incidences may be observed and also the offender perceives that
they are more likely to be seen. Natural surveillance can be enhanced by designing buildings and
landscapes to allow unobstructed views into parking areas, windows and doorways. Lighting
transparent building materials and appropriate landscaping can also improve visibility.

The Manual recommends locating the lowest risk activities in the highest risk areas to increase activity
and surveillance. It also recommends that perimeter fencing be visually permeable and that hidden
areas and blind corners be designed out.

Application

The proposed development is a mixed use development. The development will consist of
retail/commercial space (8 retail tenancies and a supermarket) on the ground floor and a total of
140 residential units on the upper levels.

The site, by reason of its placement relative to movement networks (road carriageways, bicycle lanes
and pedestrian footpaths) benefits from a good level of natural surveillance. The location and
anticipated activity profiles associated with Dickson Village and surrounding development will provide
a relatively high level of natural surveillance by reason of increased activity on the site.

Surveillance of the site from outside its boundaries is largely unobstructed and the alignment of the
movement networks allows for largely unobstructed sightlines of the site. The proposed development
has been designed to create opportunities “to see and be seen” including opportunities to see from the
site perimeter and within the site.

Signage

Concept

An appropriate signage strategy can enhance way finding and direct people to safe places and routes.
It can also reinforce messages of orientation and direction. The Manual advises that signs should be
developed as a system with a consistent pattern based on a hierarchy of most important to least
important messages and be accessible to people with visual impairment. As well as signs and
graphics, legible environments can be created through building and site layouts; colour and texture
coding and maps.

Application

Signage proposed for the development relates to way finding/informational signs for the parking,
loading dock/waste area, retail/commercial tenancy and residential building name. Signage that
contains the development name ‘Dickson Village' is located on highly prominent corners on
Antill Street, Badham Street and Road A elevations; thus reducing the potential for graffiti or
vandalism to occur to the signage.
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3.7

3.8

3.9

Land Use Mix

Concept

The mix of land uses can be harnessed to increase security, particularly relative to public areas.
Facilitating a diverse range of activities that occur over a 24 hour period can increase a sense of
vitality while also facilitating increased natural surveillance.

Application

The proposed development will be for a mixed use development. The development will consist of
retail/commercial spaces on the ground floor and residential apartments on the upper levels. The
range of uses will ensure an ongoing level of activity and consequential surveillance.

Whilst comprising an individual site, it is located within a commercial and residential environment and
is centrally located to a range of other activities within the Dickson Group Centre.

Spaces Safe from Entrapment

Concept

Entrapment spaces are small confined areas that are adjacent to or near a well-travelled route and are
shielded on three sides by some barrier. It is important to eliminate potential entrapment and hiding
spaces to ensure that users can see a safe route and not be liable to attack in unsurveyed spaces.
Further, unsurveyed spaces are unlikely to be used, thereby representing dead or wasted space. This
will limit the amount of legitimate activity in the space and a further cycle of danger and non-use can
occur.

Application

The proposed development aims to avoid entrapment spots through its use of access control
treatments. Access control treatments may include natural (i.e. entry/exit points and landscaping);
technical (i.e. swipe card/fob access) and/or organised access controls (i.e. neighbours, residents and
users of the area) and are used to restrict, channel and encourage people and vehicles into, out and
around developments. Effective access controls can be achieved by using physical and symbolic
barriers that channel pedestrians into areas.

Concealment/entrapment opportunities will be reduced by allowing clear sightlines increasing the
safety and perception of safety throughout the development.

Management and Maintenance

Concept

The Manual identifies management and maintenance as an important issue for crime prevention, as a
run down or vandalised appearance can contribute to a perception that an area is not used and
therefore available for use for anti-social behaviours.

Application

It is envisaged that as a new build, the development and its surrounding landscaping will be subject to
an ongoing maintenance regime which will create a cared for image and ensure it presents well to the
surrounding environment.
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3.10 Territory Reinforcement

3.1

Concept

Territory reinforcement is described by the Territory Plan CPTED General Code as a means of
developing and/or maintaining a sense of propriety for the space or development by establishing a
sense of place and by clear delineation between private, semi-private and public realms, thereby
deterring entry by ‘unauthorised’ persons.

Application

Territorial reinforcement is enhanced by natural surveillance, natural access control and environmental
maintenance. The distinction between the public realm and the site (private area) will be made clear
through the use of the physical design; a combination of the proposed landscaping, lighting and
building design which will provide cues to help define the distinction between private land (the
development) and the public realm. This will lead to trespassers, or potential trespassers, to perceive
the facility to be privately owned and will more likely be discouraged from using the area.

Target Hardening

Concept

Target hardening is described by the Territory Plan CPTED General Code as a method of determining
criminal activity by making it as difficult as practicable to steal or vandalise the property and includes
making the physical security of the site stronger and increasing the perceived risk to an offender.

Application

The proposed development will encompass a CCTV system to cover the entry and exit for car parks,
basement car parks, residential car park ramp, travellator and lift access points, airlock, under awning
— speciality shopfronts, new Dickson Square and loading dock. The CCTV system is in addition to a
lighting design, secure private open space and communal open space that in conjunction with natural
surveillance provided by residents, users, passing pedestrians and vehicular traffic will deter people
from undertaking unlawful activity on the site.
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Assessment Against CPTED General Code

The Code applies to all developments across all zones in the ACT, except for development in rural
and broadacre zones. The Code codifies the CPTED requirements for developments in the ACT.

The following pages respond to the relevant requirements of the Code and confirm that the proposal
complies with the relevant rules and criteria.
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