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Preamble  
The proposed mixed-use and multi-residential development provides 140 residential units. In order to meet 
the requirements of the Multi Unit Housing Development Code contained within the ACT Territory Plan a 
minimum of 10% or part thereof, being fourteen (14) units are required to be ‘adaptable’, meeting the 
requirements of AS4299 Adaptable Housing (Class C).  

As the proposal incorporates Class 2 residential dwellings, NCC BCA requirements must be met, in addition 
to the adaptability requirements. Therefore, common areas need to meet accessibility requirements in 
accordance with AS1428.1-2009 and AS1428.4.1. 

Adaptable units do not require full compliance with AS1428.1-2009, but rather consideration to the provision 
of a design that provides for flexibility in use and allows the owner to make future minimal and cost-effective 
modifications on an as-needs basis.  The design must indicate ‘as-constructed’ or ‘pre-adaptation’ and ‘post-
adaptation’ layouts as part of the DA application, with clear identification of what needs to be demolished to 
achieve the ‘post-adaptation’ layout.  Typically, elements requiring demolition shall not consist of more than 
wardrobes, island kitchen benches or the like.  

• Provision of an additional waste for the WC pan under the tile substrate to achieve the required 
‘post-adaptation’ layout; 

• Pan offset over waste pipe of AS1428.1; 

• Level thresholds (no lip or step) to front and rear doors; 

• 850mm clear opening to the front entrance, with 820mm internal doorways; 

• Consideration to latch side and hinge side clearances for all doorways; 

• Larger wet areas with consideration to mobility aids; 

• Set-down of wet area concrete slabs to 70mm to ensure level access at finished surface levels; 

• All wet area (bathrooms, ensuites, toilets) walls to be lined with villaboard and 12mm structural 
plywood (to allow for future provision of grabrails) and tiled to full height – floor to ceiling; 

• GFA needs to align with AS1428.1, however, can be reduced to AS1428.1 2001 size if we have 
structural constraint. 

• Car parking requirements for the adaptable units as per AS2890.6, or AS4299 as a minimum. 
Require all adaptable units achieve the dimensional requirements of AS2890.6 parking bays require 
provisions only – example, 2 X 2400mm wide spots National Construction Code (NCC) (D3.5) for 
each unit however, where required the adaptable may be assessed with the individual width of 
3800mm. No international symbol of access or bollard required for the post adaptable component.  

All other parking (Class 6 or other) is required to meet the required 3% of total parking to accessible off-
street parking requirements – Dickson Development Code.  The theory is that, should a person require the 
changes, then the unit can be changed/modified with minimal structural change.   

1. Introduction 
BLOC ACT Pty Ltd, ate responsible for the coordination and design process of the proposed mixed-use and 
multi-residential development, located at Block 21, Section 30 at Dickson Precinct ACT and have sought 
advice regarding their requirements / obligations in achieving compliance with the relevant accessibility 
codes and standards as well as the ACT Territory Plan 

The project is proposed over 7 storeys including 5 storeys of residential (140 apartments) and 1 ground floor 
storey consisting of mixed-use retail with a link to basement parking. 

2. Objective 
The purpose of this report is to provide confirmation that a senior accredited access consultant has reviewed 
the proposed development against the relevant requirements of the Disability (Access to Premises — 
Buildings) Standards 2010, Building Code of Australia 2016 and in addition, the broader requirements of the 
Disability Discrimination Act 1992 (DDA), to ensure it is suitable for use by persons with a disability. 
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Additionally, the project has been reviewed against the relevant requirements of the Multi Unit Housing 
Development Code and ACT Planning and Land Authority’s (ACTPLA) Access and Mobility General Code 
and Parking and Vehicular Access General Code.  The ACTPLA Access and Mobility General Code aims to 
provide, as far as is reasonable, non-discriminatory, equitable and dignified access for people with a 
disability to buildings, services and facilities, which are designed to have general access. 

The project has been designed in accordance with the ‘essential required features’ of AS4299-1995 
(Adaptable Housing) and with reference to AS1428.1-2009 and AS1428.2-1992 and the ACT Territory Plan. 

Accessible arrangements take into consideration the ability to develop the project from pre-adaptation to 
post-adaptation in such a way to suit the widest possible range of needs for a person with a disability.  This 
includes the needs of people with physical disabilities including people who use wheelchairs and those with 
ambulant disabilities; cognitive disabilities; people with sensory disabilities including vision and hearing; and 
the elderly.  

The following comments are reflective of the entire project. The assessment shows clear consideration to the 
ACT Territory Plan including the Guidelines and the Access and Mobility General Code. Therefore, achieves 
compliance.  Furthermore, the development proposal is deemed reasonable by means of meeting the 
performance requirements set out within the BCA through the use of expert opinion and project specific 
conclusions.  

 

3. Project Specifics 

Purpose The following statement is to provide confirmation that the 
proposal complies Building Code of Australia (BCA) 2016 

Applicable Use Classification 

(A3.2 Classifications) 

Class 2 – Residential accommodation 

Class 6 - Retail 

Class 7a - Carparking 

Common facilities required to be 
accessible include: 

No Pool or Gym located on current drawing list 

 

4. NCC BCA – Assessment 

4.1 External Approaches, Walkways, Ramps, Accessways and Entries  
A continuous accessible path is to be provided to the proposed building: 

▪ From the main points of a pedestrian entry at the allotment boundary, and 

▪ From another accessible building connected by a pedestrian link; and 

▪ From any required accessible car parking space on the allotment 

Item Title & Clause Summary Clause Status Assessment Comments 

  

Ensure external paths of travel 
from the allotment boundary 
are clearly signed and address 
the accessible paths of travel 
to and within the principal 
pedestrian entrance of 
adequate width to 

D3.2 Compliant  
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accommodate passing and 
turning spaces 

 

In a building required to be 
accessible, an accessway 
must be provided through the 
principal pedestrian entrance, 
and through not less than 50% 
of all pedestrian entrances 
including the principal 
pedestrian entrance; and in a 
building with a total floor area 
more than 500 m2, a 
pedestrian entrance which is 
not accessible must not be 
located more than 50 m from 
an accessible pedestrian 
entrance, 

D3.2 Compliant   

 

Pedestrian crossings and or 
drop-off areas should be 
designed inclusive of line- 
marking, kerb ramps and 
TGSIs in accordance with 
AS1428.1 & AS1428.4.1. 

D3.2 
Condition of 
construction 
design 

Current design shows adequate set-
out to achieve this item in compliant 
form. 

 

Where pedestrian walkways 
and vehicular routes are at 
grade, hazard warning 
required. Position hazard 
TGSIs in accordance with 
AS1428.4.1 

D3.2 
Condition of 
construction 
design 

Current design shows adequate set-
out to achieve this item in compliant 
form. 

 

Ensure obstacles abutting a 
path are readily identifiable 
and do not obstruct a user on 
the path 

D3.2 Compliant  

 

Pathway cross grades, 
directional grades and passing 
spaces are required to meet 
AS1428.1 2009 

D3.2 
Condition of 
construction 
design 

Current design shows level access 
through-out ground level. Adequate 
set-out to achieve compliance 
grades. 

 

The maximum gradient of a 
ramps exceeding 1900 mm in 
length over 190mm rise shall 
be 1 in 14 grade including the 
required AS1428.1 application. 
≥1:20, applies to the reduced 
applications and limited to 
ladings   

D3.2 
Condition of 
construction 
design 

 

 

Key external walkway criteria: 
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▪ Walkways to be provided with passing bays (1800 x 2000mm) at maximum 20m intervals. 

▪ Walkway gradient to be 1:20 (max) with landings at maximum 15m intervals. 

▪ Landings in direction of travel 1200mm long; landings at 90° directional change 1500mm x 
1500mm. Landings at 180° directional change 1540mm length. 

▪ If gradient of walkway is less than 1:33 no landings are required. 

▪ TGSIs required to warn of hazard along pedestrian and vehicular routes on grade. 

Key kerb and pedestrian crossing criteria: 

▪ Kerb ramp to have gradient no steeper than 1:8, length no greater than 1520mm. 

▪ Pathways from accessible parking across roadways to have designated line marking. 

Stairs design criteria: 

▪ Common use stairs require AS1428 series compliant handrails, tread features and TGSI. 

Key ramp design criteria: 

▪ Maximum gradient of a ramp exceeding 1900mm is 1:14. Gradient to be consistent throughout 
ramp. 

▪ Ramp required to have unobstructed width of 1000mm. 

▪ Ramps to be provided with landings at bottom and top of ramp. 

▪ Landings required at maximum 9m intervals where grade 1:14. Landings required at maximum 
15m intervals where grade 1:20. 

▪ Landings in direction of travel 1200mm long; landings at 90° directional change 1500mm x 
1500mm. Landings at 180° directional change 1540mm x 2070mm length. 

▪ Ramps require AS1428 series compliant handrails and TGSI. 

▪ Ramps to be set back 900mm at property boundaries or 400mm at internal corners. 

▪ Vertical rise not to exceed 3.6m. 

▪ Kerb ramps – max rise 190mm; 1:8 max gradient. 

▪ Threshold ramps – max rise 35mm; 1:8 max gradient; within 20mm of door leaf. 

▪ Step ramps – max rise 190mm; 1:10 max gradient. 

 

4.2 Accessible Parking 
Objective: The specifications for accessible carparking spaces are contained in AS2890.6. These 
specifications aim to maximise the area available to people with disability to get into and out of their vehicles. 

Item Title & Clause Summary Clause Status Assessment Comments 

 

Carparking Spaces for 
persons with a disability. 

Class 2 = Adaptable require 
AS4299  

Class 6 = more 5 bays 
requires the 6th to meet 
AS2890.6 requirements, 3% of 
the total allocated for this class 
thereafter requires 1 for every 
50 carparking spaces or part 
thereof.  

Table D3.5 

Adaptable 
meets 
compliance. 

 

Basement 1 shows 208 – 8 
accessible 

Basement 2 shows 241 total 
with 7 accessible 

Off-street accessible parking 
subject to visitor and retail use 
show columns within the 
shared zones. Further 
documentation required to 
close out construction approval 
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Confirm existing conditions 
and vertical clearances to the 
carpark. 

D3.5 Compliant 

Basement Covered parking 

In accordance with the current 
requirements of AS2890.6, the 
vertical clearance along the 
vehicular path to a carpark 
must achieve a minimum of 
2200mm and 2500mm above 
the PWD space and shared 
zone. 

 

A bollard is required in the 
shared area chevron painting 
and the international symbol of 
access to indicate the 
designated accessible parking 
bay. 

D3.5 Compliant 

Not required in adaptable 

Other in accordance with the 
current requirements of 
AS2890.6. 

Key Car parking and transport design criteria: 

▪ Accessible spaces are to be designed in accordance with AS2890.6-2009. 

▪ Dimensions of angled accessible parking bays 2400 x 5400mm with adjacent 2400mm x 5400mm 
shared area and bollard in shared area. 

▪ Dimensions of parallel parking bays 3200mm x 7800mm. 

▪ Provide direct kerb ramp access from adjacent to the accessible parking space to pathway. 

▪ Accessible bays to be located near entrances. 

▪ Provide a designated area for accessible drop off from private vehicles, taxis and community 
vehicles with kerb ramp access to the pathway. 

▪ Height of vehicular path of travel to accessible parking space to be 2200mm and height above 
accessible parking space to be 2500mm. 

 

4.3 Entranceways 
Objective: Access must be provided via the main principal entrance and: 

 

Item Title & Clause Summary Clause Status Assessment Comments 

 All entry doors are to comply with 
AS1428.1. D3.2 Compliant  

 

All entry doors must achieve a 
minimum clear door opening 
width of 850mm (920mm leaf 
door required). 

D3.2 Compliant  

 

Ensure doors have light 
operational forces (less than 20 
N). Consider use of bearing 
hinges or other enhanced 
hardware to achieve requirement. 

D3.2 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 
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All full height glazing capable of 
being mistaken as an opening 
(typically this is all shopfront 
glazing) is to be provided with a 
solid band not less than 75mm 
thick with the lower edge starting 
between 900-1000mm above FFL 
extending the full width of the 
glazed panel. This is to be 
detailed on the ‘for Construction’ 
elevations for approval. 

D3.2 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

 

30% minimum luminance contrast 
change is required between the 
door face/leaf, door architrave 
and wall. 

D3.2 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Key entrance criteria: 

▪ Main entry must be accessible. 

▪ Entry requires single door leaf width clearance of 850mm (920mm door size). 

▪ Circulation space of 1450mm required either side of entry. 

▪ All glazed doors must be marked with contrasting marking not less than 75mm wide for full width of 
doors with lowest edge at 900-1000mm. 

 

4.4 Passenger Lifts 
Objective: In an accessible building, every passenger lift must be one of the types identified in Table E3.6a, 
subject to the limitations on use specified in the table and have accessible features in accordance with Table 
E3.6b, and not rely on a constant pressure device for its operation if the lift car is fully enclosed. 

Item Title & Clause Summary Clause Status Assessment Comments 

 

Emergency lifts  

(a)  At least one emergency 
lift complying with (d) must be 
installed in— a building which has 
an effective height of more than 
25 m 

E3.4 N/A  

 

All lifts travelling >12m requires a 
minimum compartment size of 
1400mm wide x 1600mm depth 
(requires 2000mm depth where 
stretcher use indicated and 
travelling >12m). 

E3.6 Compliant   

 
Any lift travelling <12m requires a 
minimum compartment size of 
1100mm wide x 1400mm depth. 

E3.6 Compliant  

 Fit-out must comply with 
AS1735.12 E3.6 Condition of 

approval  
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 Stairway platform lift Table 
E3.6a N/A  

 Low-rise platform lift - Must not 
travel more than 1000 mm. 

Table 
E3.6a N/A  

 

Low-rise, low-speed constant  

pressure lift,  

Must not—  

(a) for an enclosed type, travel 
more than 4 m; or (b) for an 
unenclosed type, travel more than 
2 m; or  

(c) be used in high traffic public 
use areas in buildings such as a 
theatre, cinema, auditorium, 
transport interchange, shopping 
complex or the like. 

Table 
E3.6a N/A  

Key lift design criteria: 

▪ Lift dimensions to be 1100mm x 1400mm (up to 12m) or 1400mm x 1600mm (>12m minimum). 

▪ Lift doorway opening clearance to be 900mm. 

▪ Fitout out of lifts to include: Handrail 600mm (min) length; at height between 850-950mm, Tactile 
and Braille symbols on control buttons and panels, Automatic auditory information detailing lift 
stops. Control buttons set back from corner. 

 

4.5 Internal Stairs 
Objective: Every ramp and stairway, except for ramps and stairways in areas exempted by D3.4, must 
comply with AS 1428.1-2009. 

Item Title & Clause Summary Clause Status Assessment Comments 

 

Exemptions: Where a ramp or 
stairway is installed on a path of 
travel used solely for servicing an 
area exempted under D3.4 of the 
Access Code this limit is not 
mandatory. 

D3.4 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

 

All general circulation stairs are 
to be designed to comply with 
AS1428.1-2009. 

i.e. clear width not less than 1m, 
handrails both sides, TGSIs and 
nosings and opaque risers 

D3.3 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

 
If Fire Isolated Stairs are to be 
encouraged for general 
circulation use, the stairs should 

D3.3 Information 
only 

Require contrasting nosing strips 
and an internal/continuous 
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be upgraded to full compliance 
with AS1428.1-2009 features. 

handrail with no vertical fall in the 
handrail at landings 

Key stair design criteria: 

▪ Stairs to be set back 900mm at property boundaries or sufficient space to accommodate required 
handrails internal corners. 

▪ Circular or spiral stairs are generally unsafe due to their inconsistent tread width. 

▪ Common use stairs require AS1428 series compliant handrails, tread features and Tactile ground 
surface indicators (TGSI). 

▪  TGSI shall be installed for the full width of the path of travel. 

▪ TGSI’s shall be located at both the top and bottom of the stairs. 

▪ Fire-isolated stairs required a single handrail compliant to Clause 12 of AS1428.1 and stair nosings 
as a minimum. 

 

4.6 Internal Ramps 
Objective: Ramps may be used as part of an accessway where there is a change in level and must comply 
with the requirements specified in AS 1428.1 including a maximum gradient, landings, TGSIs, handrails and 
kerbing. 

Item Title & Clause Summary Clause Status Assessment Comments 

 

Parts of buildings to be 
accessible: every ramp and 
except for ramps in areas 
exempted by D3.4, must comply 
with— except a fire-isolated ramp, 
clause 10 of AS 1428.1. 

D3.4 Information 

The fire isolated ramps only 
require on handrail and do not 
require TGSI. However, grade of 
ramping is required to comply 
with AS1428.1 Clause 10 
Grades 

 Landings at 90° directional 
change 1500mm x 1500mm. D3.3 

Condition of 
construction 
design 

 

 

Where doorways are at landings, 
the dimensions on the landing 
must be in accordance with the 
requirements of the door 
circulation clearances. 

D3.3 
Condition of 
construction 
design 

 

 

4.7 Internal Walkways 
Objective: An accessible path of travel is required to all areas normally used by occupants. Internal 
walkways should be designed with the following features: 

▪ Suitable circulation spaces to enable turning into adjacent doorways and workstation areas, 

▪ Adequate passing spaces, and 

▪ Turning areas at corridor or room terminators 

Item Title & Clause Summary Clause Status Assessment Comments 
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Accessways and internal 
corridors throughout shall be 
designed to comply as follows: 

D3.3 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

 

Provide turning spaces of 
1500x1500 (corner may be 
truncated) where a user is 
required to make a directional 
turn. 

D3.3 Compliant  

 

Provide turning space within 2000 
mm at the ends of corridors, 
where it is not continuous to offer 
turning space: minimum width 
1540 mm x 2070 mm length. 

D3.3 Compliant  

 

Passing bays (1800mm wide x 
2000mm length) are required 
every 20m where no direct line of 
sight is provided. 

D3.3 Compliant  

 
All rooms- Minimum door 
circulation dimensional 
requirements of AS1428.1. 

D3.3 Compliant  

Key internal walkway and surface criteria: 

▪ Walkways to be provided with passing bays (1800 x 2000mm) every 20m. 

▪ Minimum width of internal walkway 1000mm. 

▪ Path of travel in front of doorways or those accessed from a frontal approach required to be 
1450mm width (minimum). 

▪ Path of travel in front of doorways accessed from the latch side to be 1240mm minimum width. 

▪ Landing spaces at directional changes of: at 90° - 1500mm x 1500mm (corner can be truncated); at 
180°- 1540mm x 2070mm. 

▪ Turning space at corridor terminations to be 1540mm width x 2070mm length. 

 

4.8 Internal Doorways 
Objective: An accessible path of travel is required to all areas normally used by occupants. Future detailed 
design should provide compliant door circulation space to all doors where appropriate. 

Item Title & Clause Summary Clause Status Assessment Comments 

 
The unobstructed clear width of 
doors must achieve a minimum of 
850mm (920mm leaf required). 

D3.3 Compliant  

 Door circulation to comply with 
AS1428.1. D3.3 Compliant 

  

 

 All doors to have light operation 
forces. D3.3 Information 

required 
If installed only - ensure doors 
have light operational forces 
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(less than 20 N). Consider use of 
bearing hinges or other 
enhanced hardware to achieve 
requirement. 

30% minimum luminance contrast 
change is required between the 
door face/leaf, door architrave 
and wall. 

D3.3 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Braille signage required to final 
exit doors per D3.6 stating ‘Exit’, 
‘Level Ground’ and ‘First Floor’ in 
contrasting braille (tactile 
characters). 

D3.6 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Key internal doorway criteria: 

▪ All doors require 850mm clearance width (920mm doors) incl. active leaf of double doors.

▪ Latch side clearance of 510mm to inward opening doors; 530mm to outward opening doors.

▪ Circulation space of 1450mm required either side of doors that are approached from the front.
Circulation space of 1240mm required in front of inward opening doors approached from latch side.

▪ All glazed doors must be marked with contrast marking no less than 75mm wide for full width of
doors at 910- 1000mm height.

4.9 Sanitary Facilities 
Objective: Facilities to be provided in accessible parts of the building. Accessible sanitary facilities must be 
provided on each level where other sanitary facilities are also provided and if the Storey/levels have more 
than 1 bank of sanitary compartments containing male and female sanitary compartments, at not less than 
50% of those banks. The accessible facilities should be located adjacent/opposite the gender facilities. 

Where one or more pans are provided, an ambulant toilet within each of the male and female facilities is to 
be provided. 

Item Title & Clause Summary Clause Status Assessment Comments 

Accessible unisex sanitary 
compartments must be provided 
in accessible parts of the building 

F2.4 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Where two or more accessible 
sanitary facilities are installed 
there shall be an even distribution 
of mirror imaged layouts to 
provide left hand and right hand 
transfer. 

F2.4 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Ambulant accessible cubical are 
required in addition to the 
accessible facility. 

F2.4 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

End of Trip F2.4 Information Coles End of Trip Current 
design shows adequate set-out 
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to achieve this item in 
compliant form. 

Further: 

▪ LH & RH image

Key sanitary facility criteria 

▪ Accessible sanitary facilities to be in same location as gender facilities and located on all levels of a
multi-level building.

▪ Minimum room dimension with WC and basin: 1900mm x 2630mm or 2330mm x 2200mm.

▪ Provide AS1428 series compliant fixtures inclusive of shelf, clothes hooks, full length mirror.

▪ A sanitary compartment suitable for a person with an ambulant disability must also be provided for
use by males and females.

▪ Baby change tables are not permitted to encroach on fixture circulation spaces and are to be
installed in accordance with Clause 15.2.8.2.

4.10 Symbols and signs 
Objective: Mandatory Braille and tactile signage must be provided to sanitary facilities (except SOUs), 
spaces with hearing augmentation, for required exit signage and directional signage to alternative accessible 
entrances, paths of travel or alternative sanitary facilities. 

Item Title & Clause Summary Clause Status Assessment Comments 

Mandatory Braille and tactile 
signage will be required 

Incorrect Braille & Tactile 
signage in accordance with 
Specification D3.6 in the 
following locations: 

Unisex Accessible sanitary 
facilities 

Hear augmentation. 

Emergency Exit, each door 
required by E4.5 of the BCA to 
be provided with an exit sign 

D3.6 
Condition of 
construction 
design 

Current design shows adequate 
set-out to achieve this item in 
compliant form. 

Key Signage design criteria: 

▪ Accessible way finding should highlight the pathway from entrance to reception to lifts/stairs,
amenities and to key components of the facility. Ensure, accessible way finding signage is:

o Located at appropriate viewing heights
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7. Applicable Standards 
The National Construction Code (NCC) (Code) makes reference to some of the Australian Standards 
applicable to the design of equitable access.  The NCC indicates which edition of Australian Standards it 
refers to.  The NCC does not always refer to the most recent version of a standard.  However, under the 
Code, the most up-to-date Australian Standards, applied by the code, are applicable to relevant development 
proposals.  At the time of the preparation of this report the following standards apply: 

▪ Livable Housing Design Guidelines 

▪ AS1158.3.1 Road Lighting - Pedestrian Area (Category P) Lighting – Performance and Installation 
Design Requirements  

▪ AS1428.1 Design for Access and Mobility – General Requirements for Access – New Building 
Work  

▪ AS1428.2 Design for Access and Mobility - Enhanced and Additional Requirements – Buildings 
and Facilities  

▪ AS1428.3 Design for Access and Mobility - Requirements for Children and Adolescents with 
Physical Disabilities  

▪ AS1428.4 Design for Access Mobility - Tactile Indicators  

▪ AS 1680.0 Interior Lighting – Safe Movement  

▪ AS1735.7 Lifts, Escalators and Moving Walks – Stairway Lifts  

▪ AS1735.12 Lifts, Escalators and Moving Walks – Facilities for Persons with Disabilities  

▪ AS1735.14 Lifts for People with Limited Mobility - Restricted Use - Low Rise Platforms  

▪ AS1735.15 Lifts, Escalators and Moving Walks – Low-Rise Passenger Lifts - Non-Automatically 
Controlled  

▪ AS1735.16 Lifts, Escalators and Moving Walks – Lifts for Persons with Limited Mobility – Restricted 
use - Automatically Controlled   

▪ AS2890.1 Parking Facilities: Part 1 – Off-Street Car Parking  

▪ AS2890.6 Parking facilities: Part 6 – Off-Street Parking for People with Disabilities  

▪ AS2899 Public Information Symbol Signs - Part 1 General Information Signs  

▪ AS3769 Automatic Teller Machines – User Access  

▪ AS4299 Adaptable Housing  

▪ AS4428.4 Fire Detection, Warning, Control and Intercom Systems - Control and Indicating 
Equipment - Intercommunication Systems for Emergency Purposes   

▪ AS4586 Slip Resistance Classification of New Pedestrian Surface Materials 

 

ACT Planning and Land Authority Codes: 

▪ Multi Unit Housing Development Code 

▪ Access and Mobility General Code 

▪ Parking and Vehicular Access General Code  

 

8. Responsibilities  
Compliance with the National Construction Code, Building Code of Australia, Australian Standards and 
Disability (Access to Premises − Buildings) Standards will provide an environment, which is considered 
accessible under the Building Codes. However, whilst this legislation focuses on the physical aspects of the 
building design and construction, the DDA goes further. The DDA focuses on the people, who use the 
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building and the way the premises are administered. Therefore, there will always be a need for those 
responsible for buildings and their uses to consider broader issues of access, such as management and staff 
training, as well as matters such as maintenance.  

As identified, the Building Code of Australia, Disability (Access to Premises − Buildings) Standards and 
associated Australian Standards provide technical guidance and specific recommendations on accessible 
design, covering elements such as: 

▪ Access to buildings from allotment boundaries 

▪ Provision of car parking for people with disabilities 

▪ Access into the building and circulation routes 

▪ Accessible sanitary facilities 

▪ Suitable hearing augmentation 

▪ Provision of tactile indicators 

▪ Provision of suitable lifts 

However, realistically, there are often constraints with a proposal, which prevent the design meeting the 
deemed-to-satisfy provisions in the BCA. In such a case, the provision of an “alternative solution” can be 
provided to demonstrate compliance with the performance requirements of the BCA, as is the case with this 
report. 

In such circumstances, a broader holistic view may be required to achieve the optimum level of 
accessibility, when considered in conjunction with the end use of the building, along with the constraints, 
which are imposed. In this respect, the proposal will still meet the broader Performance Requirements and 
intent of the NCC (BCA). 
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9. Appendix A – Drawing Register 
Architectural drawings assessed. 

 
 

Pre and Post adaptable – 2 & 3 Bed set-outs have been assessed.  
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Curriculum Vitae 
Assessor, Rhys Tappenden 

 

M: 0410 559 196 E: rhys@indesignaccess.com 

QUALIFICATIONS & ACCREDITATIONS 
▪ DDA/Access Consultant − Association of Consultants in Access Australia (ACAA), Accredited Mem 

#428 Qualified  

▪ Building Designer – Lic. # 1168941  

▪ Builder Open – Lic. # 1168941  

▪ Livable Design Guidelines Qualified & Registered Assessor # 10023 

▪ Livable Housing Design - Technical Advisor  

▪ Livable Housing Design Appointed Panel member (TAP) 

▪ Advanced Diploma in building management 

 

SUMMARY 
With over 20 years experience in the construction industry and performing duties in Access Consulting, 
Building Codes Compliance, Building and Building Designing, Rhys has worked in both the private and 
commercial sector as an access consultant, certifying compliant access conditions and has built a reputation 
as a specialist in this sector.  

With over 5 years managing a non-for-profit program Home and Community Care (HACC), Rhys has 
designed and built for the individual clinical needs of a person with a disability under 65 and over 65 years of 
age. Additionally, he has worked closely with community-based Occupational Therapists and local Council 
conditions to achieve the best clinical outcome and solution for the client, while keeping within the funded 
budget. 

Moreover, Rhys has been part of the forward thinking of Livable Housing Design Guidelines as one of the 6 
members on their Technical Advisory Panel (TAP), developing the performance requirements and ruling on 
changes made. This has given him the ability to work with the residential sector at the Property Council of 
Australia and develop a usable product.  

While building the same reputation in the commercial sector, Rhys became qualified as an access consultant 
in public spaces and the urban environment. His understanding of both Local and State Government 
legislation, right down to the dimensional requirements of the Australian Standards for the use of products 
and servicing a person with a disability, is second to none.       

Lastly, Rhys is proficient in collaborating with clients and working with people who have changing needs and 
mobility limitations. His experience with industry stakeholders includes property and facility managers, 
building owners, builders, architects, engineers, occupational therapists, commercial lessees, landscape 
designers, heritage architects, and the general public. Therefore, clients can be assured that they will receive 
high quality information and evidence-based recommendations. 
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3. Demonstrates that the 
consultation process targeted a 
diverse demographic (age, 
gender, race, religion and/or 
physical abilities as 
appropriate), including how 
these demographics were 
targeted. 

Requirement Met. 
Please refer to Chapters 5 – 7 of this report, which 
addresses respondents and demographics. 

 

4. Provides copies of what the 
community was shown during 
the consultation process. 

Requirement Met. 
Please refer to the Appendix F. 

 

  
5. Provides a summary of how 
the community responded to 
the proposal and the main 
comments. 

Requirement Met.  
Please refer to Chapter 6. 

 

  
6. Details how the submitted 
design responds to the 
community’s concerns and, in 
particular, the main issues 
raised, with meaningful 
changes highlighted. 

Requirement Met. 
Please refer to Chapter 6. 

 

  

7. States whether the proposal 
submitted to the planning and 
land authority for assessment is 
substantially the same as that 
shown to the community. 
If not, provides detailed reasons 
for how and why the proposal is 
different. 
Where there are significant 
changes that do not respond to 
community feedback, further 
pre-DA consultation is 
recommended and may be 
required. 

Requirement Met. 
The development shown at the community 
consultation is substantially the same as that 
provided in the development application (DA) 
submission. 

 
 

8. For development applications 
to remove the concessional 
status of a Crown lease, the 
consultation report must 
encompass the requirements of 
the Social Impact Assessment 
Guidelines. 

Not Applicable 
Development does not apply for removal of a 
concessional status of a crown lease. 

 
N/A 

5. Community Consultation 

5.1. Previous Community Consultation 
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Over the past 6 months, Coles Group Property Developments Ltd (CGPD) has had extensive 
engagement with the community groups, North Canberra Community Council (NCCC), 
Downer Community Association (DCA) and resident Josip Sladic.  This engagement was initially as 
a result of a mediation opportunity.  CGPD consulted with key representatives of NCCC and DCA 
leading up to the mediation and during two full day mediation sessions held on 6 August 2018 
and 14 September 2018.  This mediation process resulted in an agreement with NCCC and DCA, 
with both supporting the key design elements shown in the development plans.  The parties also 
agreed to adjourn the Supreme Court proceedings to develop the concept designs and allow 
CGPD to lodge a new Development Application incorporating the key design elements. 

 

CGPD Development Manager regularly updates the community representatives from NCCC and 
DCA about the status of the new development application, and will continue to do so. 

 
5.2. Correspondence with Community Councils and Residents Associations 

Emails were written to North Canberra Community Council, and the Downer Community 
Association. These emails are within Appendix B, entities were invited to come to one of the 
community information drop in sessions being held for this development application. In addition 
the CGDP Development Manager had individual face-to-face meetings with representatives of the 
Downer Community Association and North Canberra Community Council. 

 
5.3. Canberra Times Article 

On Saturday 24 November 2018 an article was published in the Canberra Times titled ‘Coles 
unveils new proposal for long-planned Dickson development’. The article written by Han Nguyen 
provided details of the development and upcoming consultation sessions as well as a perspective 
render of the proposed new Dickson Square. A copy of the article has been provided as 
Appendix C. 

 
5.4. Online Engagement 

CGPD launched a website detailing the proposal on Monday 3 December 2018 
https://www.coles.com.au/dicksondevelopment 
 
Link from EPSDD website 
https://www.planning.act.gov.au/topics/your say/current-pre-da-consultations 
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Figure 2. www.coles.com.au/dicksondevelopment  

 
5.5. Postcard Invitations 

On 20 November 2018, approximately 1500 postcard invitations were distributed by Knight Frank 
Town Planning to residences in Dickson. The letterbox drop covered residential properties within 
a 500m radius of the development site.  The double-sided postcard was designed to inform the 
local residents of the proposed development, associated consultation events and contact details. 
An image of the postcard has been supplied within Appendix D. 

 
The area covered by the letterbox drop is depicted in red shading in the figure below. 

 
Figure 3. Postcard drop radius 
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5.6. Downer Party at the Shops 
When: Saturday 17 November 2018 10am-2pm 

Location: Downer Shops, Frencham Place, Downer 

Set-up: Five A1 sized boards displayed on easels illustrating two plans and three perspectives of 

the proposed scheme together with a fly-thru video. Approximately 80 people engaged with KFTP 

staff and CGDP Development Manager at the stand. 

Demographics Survey: A survey created with Survey Monkey was used to allow for anonymous 

demographic data collection. The questions were modelled on sample questions from the ACT 

Governments Application forms.  A copy of this survey has been submitted within Appendix E. 

Feedback: Feedback was given verbally, collated and documented by KFTP staff and recorded in 

Chapter 6 of this report. 

 

5.7. Consultation Event – Lunchtime Pop-up  
When: Wednesday 28 November 2018 11:30am – 1pm 

Location: Dickson Square (opposite Dickson Library) 

Set-up: Under a marquee in Dickson Square, four A1 sized boards displayed on easels illustrating 

two plans and two perspectives of the proposed scheme.  Approximately 40 people engaged with 

KFTP staff at the event. 

Demographics Survey: A survey created with Survey Monkey was used to allow for anonymous 

demographic data collection.  The questions were modelled on sample questions from the 

ACT Governments Application forms.  A copy of this survey has been submitted within 

Appendix E. 

Feedback: Feedback was given verbally, collated and documented by KFTP staff and recorded in 

Chapter 6 of this report. 

 
5.8. Consultation Event – Evening Pop-up  

When: Tuesday 4 December 2018 4:30pm – 6pm 

Location: Dickson Square (opposite Dickson Library) 

Set-up: Four A1 sized boards displayed on easels illustrating two plans and two perspectives of 

the proposed scheme.  Approximately 60 people engaged with KFTP staff at the event. 

Demographics Survey: A survey created with Survey Monkey was used to allow for anonymous 

demographic data collection.  The questions were modelled on sample questions from the 

ACT Governments Application forms.  A copy of this survey has been submitted within 

Appendix E. 

Feedback: Feedback was given verbally, collated and documented by KFTP staff and recorded in 

Chapter 6 of this report. 
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5.9. Consultation Event – Dickson Traders Information Session  

Invitation: On 4 December 2018, approximately 150 invitations were distributed by hand by 

Knight Frank Town Planning to Traders locate within the Dickson Group Centre.  A copy of the 

invitation has been supplied at Appendix G. 

When: Tuesday 11 December 2018, 5:30pm – 6:30pm 

Location: The Dickson Tradies, 2 Badham Street, Dickson 

Set-up: Five A1 sized boards displayed on the wall illustrating two plans and three perspectives of 

the proposed scheme.  Representatives of KFTP, CGDP, and Bloc made a visual presentation that 

included a fly-thru video and question time.  Approximately 10 people representing 

Dickson Traders attended the event. 

Feedback: Feedback was given verbally, collated and documented by KFTP staff and recorded in 

Chapter 6 of this report. 
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6. Matters Raised 

6.1. Summary of Matters Raised During Consultation 
 
The vast majority of people consulted were positive about the changes made to the 2014 
proposal and were supportive of the development.  Some expressed disappointment at the Aldi 
supermarket no longer being proposed. Although after explanation, understood that it was the 
decision of Aldi to withdraw their offer and that this provided opportunity to revise the design to 
address the key design elements as agreed with representatives of the North Canberra 
Community Council (NCCC), Downer Community Association (DCA). 
 
Concern for the management of parking during construction was raised by a number of people 
and some Dickson traders.  People also sought clarification on the built form, landscaping, traffic, 
loading area, parking and construction arrangements.  Further detail on the matters raised and 
the response are provided in the following table. 
 
 

6.2. Matters Raised During Consultation 
 

SUBJECT FEEDBACK RESPONSE 

POSITIVE FEEDBACK General support for: 
• the 4m pathway width provided 

around the building; 
• the street facing retail;  
• the egress via the travelators into 

the main entry area opposite 
Dickson Square; 

• the relocation of the ramps and 
provision of the area adjacent to 
Dickson Square; 

• consideration of winter solar 
access, the minimal 
overshadowing of Dickson 
Square; 

• potential for a positive interface 
and integration  with Dickson 
Library frontage and greater 
shopping precinct; 

• pedestrian priority, one-way 
shared zone to reduce current 
traffic conflict  

The vast majority of respondents 
were supportive of the revised 
proposal.  
 
An email received on 6 Dec 2018 
from a resident in the local area 
stated: 
“I like the Dickson Square part of 
the proposal, particularly not 
casting a shadow over the space in 
winter. Having the square adjacent 
to the area in front of the library 
will hopefully help integrate the 
new development with the rest of 
the shopping precinct and reduce 
the chance of a barrier between the 
two. I also like the one way shared 
zone between the library and the 
development – this should help 
deal with the messiness that 
currently exists there”. 
 

COMMUNITY 
APPROVAL 
1. 

Is this the scheme that the NCCC is 
supportive of? 

This proposal has incorporated the 
key design elements as raised by 
the North Canberra Community 
Council and the Downer 
Community Association. 
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2. Why couldn’t this have been the 
original development proposal? 

The government requirements for 
the release of the site necessitated 
the delivery of two supermarkets.  
The withdrawal of the offer by Aldi 
has created an opportunity for 
design changes to the 
development.  

ADMINISTRATION Are the plans available online?   A website with plans was launched 
on Monday 3 December 2018 
https://www.coles.com.au/dickson
development. 
Prior to that people were advised 
that it will be up shortly and to 
send through their email address 
so that a link can be sent through 
on launch. 

ACCESSIBLE 
HOUSING 

1. 

Will there be accessible housing 
options for the regions ageing 
population? 

The development will meet the 
adaptable housing requirements 
as per the Territory Plan and 
Australian Standards.  
Adaptable housing is housing 
designed to be easily adaptable to 
cater for people of all ages and 
abilities and provides greater 
housing choices for those who 
want to age in place 

2. Demand for three bed adaptable 
units for downsizers in Dickson and 
more two-bedroom units. 

This view is noted. 

LANDSCAPE 
1. 

What is the landscaping proposed? 
Expressed desire for large trees, deep 
root planting a high priority. 

The proposed landscape plan 
incorporates the planting of 
advanced trees along all street 
frontages as well as the public 
realm and podium level planting. 

2. Will the existing trees in the Dickson 
Square be retained? 
 

The trees in Dickson Square will 
not be removed as a part of this 
proposal. Trees located within the 
car park site will be removed. 

BUILT FORM  
1. 

Concern for the construction quality 
and liveability of the residences 

The proposal will meet natural 
light and ventilation criteria, BCA 
requirements and will be 
constructed to the required 
standards. 

2. Clarification of maximum building 
heights and number of storeys 
sought. 

In accordance with the 
requirements of the Territory Plan 
the proposed has a maximum 
building height of 24m above 
natural ground level; seven storeys 
above ground on the Antill St 
frontage and a two storey 



 
 

256921 (Block 21 Section 30) Dickson Page 14 
 

interface with the Dickson Library 
and to the south. The Nova 
development along Antill St is also 
24m in height. 

3. Demand for an appealing, well 
designed northern façade to Antill 
Street for pedestrians and passing 
traffic.  
The render provided obscures the 
view of the loading bay with street 
trees. Clarity of outcome required.  

Noted. The design team have been 
briefed on the requirement for 
further consideration of the Antill 
Street frontage. 

4. Concern that Dickson will develop a 
generic/placeless character. 

The proposal will provide a quality 
design outcome for this precinct 
that may serve as a catalyst for 
other parts of the Dickson Group 
Centre. 

RETAIL 
1. 

Why is Aldi supermarket no longer 
proposed? 

Aldi has withdrawn its offer for the 
second supermarket creating an 
opportunity for design changes to 
the development. 

2. Will the Woolworths Supermarket 
stay? 

The Woolworths Supermarket has 
given no indication of closing. 

3. Who will occupy the retail tenancies? The tenancy arrangements are the 
subject of negotiation with Coles 
Group and will provide a variety of 
offerings. 

4. Can a hardware store be provided? It is unlikely a hardware store 
operator would be interested in 
the tenancies on offer. 

LOADING AREA 
1. 

What noise attenuation measures will 
be included for the loading area 
particularly for onsite and adjacent 
residents? 

The loading area fronting Antill 
Street will be enclosed by roller 
doors and is buffered from 
adjacent existing or potential 
future residential development by 
greater than 30m.  
The podium level residential 
carpark on the first floor provides 
a buffer between the loading area 
and the residences directly above.  
A noise management Plan has 
been prepared for the 
development and the 
recommendation in that report will 
be adopted. 

2. What are the operational 
arrangements for the loading dock?  

On entry and exit vehicles will 
travel in a forward direction, with 
no reversing of trucks required on 
Antill Street. All truck manoeuvring 
will be contained within the 
building. 
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3. Why is the loading dock located on 
Antill Street?  

After extensive consideration by 
traffic consultants and in 
consideration of the planning 
constraints for the site, the only 
option available is to locate the 
loading dock so that it is accessed 
off Antill Street. 

SOCIAL/ 
ENVIRONMENTAL 
1. 

Will there be any community 
housing?  
Expressed concern for how any 
renewal addresses high homeless 
population of Dickson. 

There is no community housing in 
the proposed development. 
Government had not identified 
this site for community housing 
provisions. 

2. What environmental / sustainability 
measures will be incorporated into 
the development? 

The development will meet current 
ACT Planning standards of 
environmental sustainability 
including WSUD and energy 
performance requirements. The 
roof for the seven storey building 
will contain PV solar cells for 
collecting electricity. 

3. What noise attenuation measures will 
be included particularly for onsite 
residents? 

The development will incorporate 
the noise management plan 
requirements. 

4. Concern for the loss of public space 
by the sale of public land. 

The decision to release the site for 
redevelopment was identified in 
the Dickson Master Plan and was 
released by the ACT Government 
to CGDP in 2014. 

CONSTRUCTION 
1. 

Concern for further dust and traffic 
disruptions during construction 

A Temporary Traffic Management 
Plan will be provided as a 
condition of Works Approval. The 
Plan will detail how the safety, 
accessibility and amenity of vehicle 
and pedestrian access will be 
maintained throughout the 
development and associated 
works.  

2. What will be the extent of the 
construction zone? Will construction 
affect the Dickson Library and 
Dickson Square area? 

Offsite works include upgrades to 
Road A, adjoining the Dickson 
Library, and the inclusion of a 
shared zone interface with Dickson 
Square. Pedestrian access will be 
maintained around Dickson 
Library, Dickson Square, 
Woolworths and McDonalds. 
Traffic will be impacted during 
construction on the western side 
of Dickson Library and Dickson 
Square and the northern side of 
Woolworths. 
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3. What noise requirements are in place 
during construction?  

Noise pollution in the ACT is 
regulated by the Environmental 
Protection Act 1997. During 
construction these regulations will 
be adhered to. 

4. When will the development be built 
and open? 

Subject to approval construction is 
expected to begin mid-late 2019 
for completion late 2021. 

5. Communication with the traders and 
public on parking arrangements 
during the construction period will 
be important.  

Noted and agreed.  A 
communication strategy will be 
undertaken to inform Dickson 
Group Centre businesses and 
members of the public about the 
alternative arrangements.  

6. How will construction vehicles access 
the site? 

The construction arrangements 
will be subject to approval by the 
ACT Government prior to the 
commencement of construction. 

PARKING 
1. 

What are the arrangements for public 
car parking during construction? 

Alternative parking arrangements 
will be provided during 
construction subject to agreement 
with the ACT Government. It is 
intended that parking for 
construction workers will be 
located off-site within the 
Section 72 Dickson precinct (Not 
adjacent to the Dickson Pool). 

2. How much will parking cost and will 
the car park be open 24 hours? 

The public car park will be open 
24 hours and will be pay parking. 
The car park will be managed by a 
private provider and rates will be 
commensurate with those applied 
to parking managed in the area by 
the ACT Government. 

3. What provision is there in the shared 
zone for car parking/drop off?  

There are three allocated drop off 
spaces accessed from the shared 
zone. 

4. What are the access arrangements of 
the shared zone for a monthly 
barbeque that occurs adjacent to the 
Dickson Library entry? 

The proposed shared zone will not 
impede the accessibility of the 
space adjacent to the Dickson 
Library. During construction, 
access will be available via the 
loading zone on the opposite side 
of the post office. 

5. What method of pay parking will be 
used? 

Licence plate recognition will be 
utilised for pay parking. 
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6. Will the temporary parking opposite 
the pool be going ahead? 

No the temporary parking 
opposite the pool will not be 
going ahead. 

ACCESS & TRAFFIC 
1. 

How will pedestrians accessing from 
Downer be able to cross near the 
intersection of Antill Street and 
Badham Street? 

Pedestrians will be able to utilise 
the crossings available at the 
signalised intersection of 
Antill Street and Badham Street. 

2. Concern regarding the potential for 
rat-running at Road A. 

On completion of the upgrades, 
the shared zone will incorporate 
multiple traffic calming devices 
and a well delineated pedestrian 
priority shared zone.  Driving 
through the shared zone would 
likely delay a driver’s route. 

3. Concern for the inconvenience of no 
right turn from Road A to 
Antill Street. 

There is currently no right turn 
from Road A to Antill Street with 
alternative east bound access 
available via Cowper Street.  This 
arrangement will not change by 
this proposal. 

4. Concern that the increased traffic will 
have an unreasonable impact on the 
exiting traffic congestion on 
Antill Street.. 

An updated traffic report will be 
provided with the development 
application to demonstrate 
consideration of the traffic by this 
development proposal. 

5. Request to improve pedestrian 
interface with Downer. Walking 
across and along Antill Street from 
Downer into Dickson is difficult and 
uncomfortable.  
 

A pedestrian movement plan will 
be submitted with the 
development application.  This 
development proposal will address 
the pedestrian improvements as 
are reasonable within the scope of 
this development. 

6. Why are the basement access and 
egress ramp in the locations? 

The access and egress locations 
for the ramps are positioned 
further away from Dickson Square 
and the Dickson Library. There are 
no alternative locations suitable 
for basement access. 

7. Require pedestrian priority for 
footpaths that crossover driveways. 

Noted. 

PUBLIC REALM 
1. 

Concern for the bollard design at the 
shared zone: low height, low visibility 
– suggestion of multi-functional or 
artistic bollards  

Noted. The details of the bollards 
will be considered in the final 
landscape plans and will be 
designed to meet Australian 
accessibility and safety guidelines. 

2. Concern for the lack of colour in the 
public realm – demand for Dickson 
to retain an edgy and colourful 
character. 

The design intent for the public 
realm at Dickson Village Square is 
to be reflective of the broader 
development scheme and is not 
considered to warrant an edgy and 
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colourful character. 

3. Will the structure defining the square 
be roofed for weather protection? 

No the structure will not be roofed 
however weather protection will 
be provided via awnings. 

4. 
 

Will the Dickson Village Square 
contain gutters and steps? Concerns 
of appropriateness for the elderly. 

Dickson Village Square will be 
accessible via an on-grade 
pedestrian priority shared zone 
free of gutters and steps with the 
exception of a small section of 
gutter located adjacent to the 
three layby spaces to address the 
potential for overland flow.  

5. Will there be enough seating in the 
Square? Expressed concern for the 
elderly. 

There will be seating in Dickson 
Village Square. Concerns raised 
have been noted. 

6. What measures will be in place to 
maintain the vertical wall landscape 
treatment on Antill Street? 

CGDP and the residential body 
corporate will maintain their 
associated landscape treatments. 

7. Can the development include a 
viewing platform and playground 
equipment?    

This proposal provides a 
landscaped podium at level 2 for 
the residential apartments which 
will overlook Dickson Square and 
Dickson Village Square.  Dedicated 
playground equipment is not 
proposed however an artificial 
grassed area will provide space for 
play.  

8. Clarify the arrangements for cyclists 
using the shared zone. 

Cyclist movements through the 
shared zone will be the same as 
other shared zone.  Being a low 
speed environment it is not 
anticipated that the shared zone 
will create any impediment to the 
movement of cyclists. 

9. Concern that the structure defining 
the Dickson Village Square space will 
be reduced in size. 

The development team have no 
intention to reduce the size of the 
structure defining the square as it 
is seen as an integral element of 
the scheme. 
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Appendix A – Plain English Statement 

Dickson Village - Mixed Use Development 
 
Background 
A Development Application for the redevelopment of the site was made in December 2014 and 
approved in June 2016.  This decision was the subject of a review process before ACAT and an appeal to 
the ACT Supreme Court.  
 
Aldi has removed its offer for the second supermarket creating an opportunity for design changes to the 
development.  A new urban design team was engaged to create new concept designs, without a second 
supermarket. 
 
Coles, North Canberra Community Council (NCCC) and the Downer Community Association (DCA) have 
reviewed concept designs and agreed key design elements for the development.  The parties also 
agreed to adjourn the Supreme Court proceedings to develop the concept designs and allow Coles to 
lodge a new Development Application incorporating the key design elements. 
 
Development Proposal 
The site of the proposed mixed use development is on land currently used as an at grade car park in the 
Dickson Group Centre (Block 21 Section 30).  The site is bounded on four sides by Antill Street, 
Badham Street and an access road (Road A). The site has an area of approximately 7,866 sqm. 
 
The proposed development is 7 storeys with a building height up to RL600.200; in accordance with the 
24m height limit as permitted in this part of Dickson Group Centre.   
 
The proposal includes: 

• a Coles supermarket 
• approx. 7 ground floor retail / commercial tenancies; 
• 140 residential units with a mix of one, one plus study, two and three bedroom units; 
• two basement levels of public car parking plus one level of podium car parking (replacing the 

existing car parking spaces and adding to the car parking required to address the demands of 
the development); and, 

• ·other associated works on-site and off-site. 
 
The proposed development creates the following public domain improvements: 

• the interface with the heritage Dickson Library is respected by the creation of high quality 
landscaped space, being the New Dickson Square (approx. 800 sqm) with an open canopy 
reinforcing the civic nature of the space; 

• a shared zone on Road A (from Badham Street toward Antill Street) being a one lane, one way, 
paved and low speed (maximum speed limit of 10 km/hr) zone prioritising pedestrian 
movement and activity;  

• access to the basement public car parking is by a ramp in Road A, keeping the majority of 
vehicles out of the Dickson Village precinct. Egress from the basement public car park is by 
ramp within the site; 

• laybys are provided within the shared zone to provide pick up and set down opportunities; 
• improved amenity provided by 4 metre wide public footpaths around the site; 
• cutting back the building on the south east corner of the site to create the new Dickson Square 

ensures that the existing Dickson Square is not overshadowed by the development at 3.00pm 
on 21 June (being the time of year that shadows cast are longest). 
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Appendix B – Emails to Community Councils 

From: Rebecca Thomas <Rebecca.Thomas@coles.com.au<mailto:Rebecca.Thomas@coles.com.au>> 
Date: 15 November 2018 at 2:59:34 pm AEDT 
To: "chair@northcanberra.org.au<mailto:chair@northcanberra.org.au>" 
<chair@northcanberra.org.au<mailto:chair@northcanberra.org.au>> 
Cc: Jane Goffman <active_planning@me.com<mailto:active_planning@me.com>>, "ron@3fidi.com<mailto:ron@3fidi.com>" 
<ron@3fidi.com<mailto:ron@3fidi.com>>, Denis O'Brien <denis.obrien@iinet.net.au<mailto:denis.obrien@iinet.net.au>> 
Subject: Update on the Coles Dickson development 
 
Dear Leon 
 
Thank you for meeting with me last Thursday, 8 November 2018.  I appreciated the opportunity to show you the 
current plans and flythrough model for the Coles Dickson development. 
 
Community Consultation 
 
Thank you for your suggestion of attending the DCA Party at the Shops this Saturday, 17 November.  We have 
made arrangements with Amit Barkay and I will be in attendance with Aaron Oshyer of Knight Frank Town Planning 
between 10am – 2pm on Saturday to discuss the current plans and present the fly-through model of the 
development. 
 
Knight Frank Town Planning on behalf of Coles will also be holding pop up events in the square adjacent to the 
Dickson Library on: 
 
11.30am – 1pm on Wednesday, 28 November 2018 4.30pm – 6pm on Tuesday, 4 December 2018 
 
This will be notified on the EPSDD Pre DA consultation website.  In addition a postcard notifying the engagement 
events will be delivered to Dickson / Downer residents (located within a 500m radius of the site) over the course of 
the next week. 
 
Coles are arranging a separate event for the traders located in the Dickson Group Centre. 
 
Status of development application 
 
On 8 October 2018 Coles requested the Supreme Court to adjourn the proceedings to allow a new development 
application to be lodged.  The Court was willing to vacate the November hearing dates, but was not prepared to 
adjourn the proceedings without having confidence that the new development application was progressing and on 
that basis, has listed the proceedings for directions at the beginning of Court term (8 February 2019).  At the next 
directions hearing Coles is required to confirm that the development application has been lodged and notified. 
This morning, Coles Group Property Development (CGPD) lodged its proposed infrastructure plans with the Deed 
Manager for the Estate Development Plan (EDP) process.  The objective of the EDP process is to engage with 
government and service entities and obtain endorsement from the Deed Manager to enable lodgement of the 
development application (DA). 
 
CGPD need to lodge the new development application by Christmas this year and intend to submit by 14 December 
2018.  EPSDD will then carry out its completeness check and CGPD will pay the DA lodgement fee. 
 
Due to the proximity to Christmas, EPSDD will arrange public notification of the development application on or after 
2 January 2019.  We understand the notification period is 15 business days. 
 
I am very happy for you to share this information with your members and will continue to keep you and other NCCC 
and DCA representatives updated of our progress.  Please do not hesitate to contact me, if you wish to discuss. 
 
Kind regards 
 
 
 
Rebecca Thomas 
Development Manager – NSW / ACT 
Coles Group Property Development 
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Appendix C – Canberra Times Article 
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Appendix E – Demographic Survey 
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Appendix G – Invitation to Dickson Traders 
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1 Introduction 

Renzo Tonin & Associates was engaged to prepare a Noise Management Plan (NMP) in respect of a 

proposed seven storey mixed-use development comprising a Coles supermarket and other ground floor 

retail tenancies, car parking on two basement levels and on the Level 1 podium, 140 residential units, 

and other associated works on-site and off-site at Block 21 Section 30 Dickson ACT (Site).

This NMP demonstrates how environmental noise pollution will be managed for the Site and details 

how the proposal will comply with the Environment Protection Act 1997 (the Act), Environment

Protection Regulation 2005 (the Regulation) and other applicable standards and outlines measures to 

prevent, minimise or control noise impacts. 

This NMP has been prepared in accordance with the “Guidelines for the preparation of Noise 

Management Plans for development applications” issued by the ACT Environment Protection Authority, 

February 2014 (Guidelines).  In accordance with the Guidelines, an NMP must be prepared by a person 

suitably qualified in the assessment of environmental noise. The EPA considers full members of the 

Australian Acoustical Society, listed in the directory of Members Areas of Professional Practice under 

Environmental Noise, to be suitably qualified.  The author of this NMP declares that he has the 

qualifications required in the Guidelines.  

A list of documents referred to in preparing this NMP can be found in the References section of this 

document. 

The work documented in this NMP was carried out in accordance with the Renzo Tonin & Associates 

Quality Assurance System, which is based on Australian Standard / NZS ISO 9001.  

Appendix A contains a glossary of acoustic terms used in this NMP.  
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2 Description of the development and surrounding 

sensitive land uses 

The proposal is a comprehensive redevelopment of the Site as a single stage including the demolition 

of all existing structures and removal of regulated trees to accommodate one supermarket, ground floor 

retail tenancies, 140 residential units with associated communal open space, and replacement public car 

parking and car parking generated by the development and offsite works including paving and 

landscaping treatments to Road A, the installation of new street furniture and lighting, and intersection 

upgrades. 

Figure 1 shows the location of the site and surrounding land uses.   

The site will generally be built to all boundaries, with the exception of ground level and above where it 

is set back from the southern and eastern boundaries, with retail activity focused towards Road A as the 

interface with the rest of the Dickson Group Centre.  The residential component will be set against Antill 

Street and will rise to 24m in height (seven storeys).  Two basement car parking levels will be provided.  

Retail activities will be accommodated on the ground floor including the Coles supermarket and retail 

tenancies extending across the site.  The first floor will also accommodate car parking (podium parking).  

The second floor incorporates the first level of residential accommodation, communal open space for 

residents and mechanical plant.  

Once the development is completed, a Crown Lease will be issued to Coles Group Property 

Development Limited (CGPD), being the developer of the Site.  The draft version of the Crown Lease [1] 

requires that the uses which are required or may be carried out as part of the proposed development 

are: 

1) there must be a minimum of two supermarkets. 

2) there must be: 

a) residential use limited to multi-unit housing restricted to the first floor and above; and/or 

b) commercial accommodation use (for example, a hotel) restricted to the first floor and above;

provided always that the combined number of residential dwellings and commercial 

accommodation units is not less than 100. 

3) and permitting the following additional uses at ground floor level only: 

a) community use; 

b) drink establishment; 

c) non-retail commercial use (excluding office which is limited to 4,000sqm);

d) pedestrian plaza; 

e) restaurant; and, 

f) shop. 
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There is only one supermarket proposed for the Site.  A variation will therefore be sought by CGPD to 

amend the requirement in the draft Crown Lease that there be two supermarkets.  There is no proposal 

to incorporate commercial accommodation use on the Site (for example, a hotel).  In respect of the 

ground floor tenancies, other than the supermarket space, the proposal provides for a number of retail 

tenancies on the ground floor. 

Land to the north of Antill Street lies within the residential suburb of Downer.  Blocks with immediate 

frontage to Antill Street are occupied by 1960’s two storey duplex residential units and are zoned RZ3 

Urban Residential (see Figure 1).  Residential blocks on Antill Street are separated from the Site by 

approximately 39m.1  Antill Street in this location comprises a dual carriageway with wide verges and a 

median strip. 

Land to the west, on the opposite side of Badham Street, is occupied by a service station and fast food 

restaurant. Access to both is from Badham Street.  To the south lies a McDonalds restaurant with drive 

through access from Road A, and a Woolworths supermarket. 

Land immediately to the east is zoned CF Community Facilities.  This is occupied by a health centre on 

the Antill Street frontage and the Dickson Library on Road A. The Dickson Library comprises a single 

storey, heritage registered building with its primary address to a small, south facing community 

courtyard formed by the arrangement of surrounding buildings.  

Land further south east is occupied by a mix of one, two and three storey buildings, most of which date 

from the centre development in the 1960’s, with specialty retail on the ground floor and commercial 

offices above. 

There are residential uses on the corner of Challis Street and Antill Street (Block 31 Section 32), Challis 

Street and Cape Street and in Dumaresq Street, however, these residences are sufficiently separated by 

distance from the proposed development so as not to be affected by way of noise. 

1 44.5m separation with respect to the façade of the subject building 
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AS/NZS 2107:2000 - Acoustics - Recommended design sound levels and reverberation times for building 

interiors and AS/NZS 3671 - Acoustics – Road Traffic Noise Intrusion Building Siting and Design.   

Pertinently, Antill Street currently carries 16,863 vehicles per day therefore triggering the first 

requirement.3

The second requirement is that a noise management plan must be prepared demonstrating compliance 

with the Rule. 

Australian Standard 2107:2000 Recommended design sound levels and reverberation times for building 

interiors (AS2107:2000) recommends design criteria for building interiors based upon the function of 

each occupancy. The sound levels are to apply to a fully fitted out and completed building, but 

excluding occupant noise. The Standard is applicable to steady-state or quasi-steady state sounds such 

as mechanical services equipment and road traffic noise intrusion, but not intended for transient or 

variable sources such as aircraft noise, railways and construction noise.  It is noted that AS2107:2000 has 

recently been updated in 2016 4, however, as the 2016 version is not specified in Rule 67 it will not be 

referred to. 

AS/NZS 3671:1989 - Acoustics – Road Traffic Noise Intrusion Building Siting and Design (AS3671:1989) 

provides guidelines for determining the type of building construction necessary to achieve acceptable 

noise levels indoors, as recommended in AS2107:2000 for different occupancies. 

The principal noise sources affecting the residential building constructed on Level 2 and above on the 

Site are a) noise associated with traffic on Antill Street, b) noise from mechanical plant servicing the 

building, particularly the supermarket and c) noise from activities associated with restaurants and 

drinking establishments on the ground floor (should those uses eventuate in the future). 

Table 5 below shows the applicable noise criteria for building spaces associated with residential 

accommodation.  In particular, the categories " Houses and apartments near major roads" would apply 

in this instance as Antill Street carries more than 12,000 vpd and would therefore be classified as a major 

road. 

3 Email correspondence from Northrop traffic consultant.  The figure is the average daily weekday traffic for Antill Street 

from Monday 22/10/2018 to Sunday 4 November 2018 combined both directions and all lanes. 

4 AS/NZS 2107:2016 Acoustics - Recommended design sound levels and reverberation times for building interiors 
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4 Acoustic assessment of use of the Site with the noise 

criteria 

The following noise issues are assessed as being pertinent to compliance of the site with the noise 

criteria discussed in the previous section: 

a. Noise from use of the loading dock at the residences located opposite the road on Antill Street 

and at the residential units situated above the loading dock on Level 2 and above;  

b. A design for the external glazing for the residential building to comply with Rule 67 of the Multi 

Unit Housing Development Code; 

c. Noise from mechanical plant servicing the building; and, 

d. Noise from use of restaurants and drinking establishments on the ground floor (should those uses 

eventuate in the future).  

4.1 Noise from use of the loading dock 

Noise from the loading dock comprises noise from trucks manoeuvring in the dock, engine starts, doors 

closing, the sound of exhaust brakes, the sound of reversing beepers and noise from loading and 

unloading trucks.  This type of activity is quite complex and therefore, to quantify the noise levels, a 

noise survey was conducted of an operating loading dock at Coles West Ryde, NSW. 

The Coles West Ryde development is relevant not only because it is a similar sized store having a net 

lettable area of 3,467sqm, compared with the Coles supermarket at the Site which is 3,833sqm, but also 

because it is also a 7 storey mixed use building with the number of residential apartments being in 

excess of the proposed Dickson development. 

The survey was conducted from Thursday 3 November to Tuesday 8 November 2016.  The results of all 

dock movements (with motor vehicle movements omitted) are annexed hereto in Appendix B.  The 

microphone was located at a level of 3.5m above the floor at a point just inside the dock adjacent to the 

wall separating the entry and exit to the dock.  At this point, the microphone is located very close to 

truck exhausts on entry and on exit and not representative of noise emitted when averaged over the 

loading dock openings.  An allowance is made in the subsequent calculations to account for this. 

The noise survey includes multiple instances of more than one truck using the loading dock at any one 

time. 

The eight highest noise levels in Appendix B denoted by a "marker" were analysed, each over a period 

of 15 minutes to determine the LA10,15min noise level within the dock.  The following results were 

obtained: 
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dining must be confined to the day-time hours Monday-Saturday 7am-10pm and Sunday and public 

holidays 8am-10pm. 

It is therefore concluded that noise from the use of restaurants or drink establishments (should those 

uses eventuate in the future) will comply with the zone standards provided that: 

a. high noise level uses (such as amplified music) are confined indoors and appropriate treatment is 

provided to the glazing and doors; and, 

b. any outdoor dining is restricted to Monday-Saturday 7am-10pm and Sunday and public holidays 

8am-10pm. 

This is advice in principle because the precise nature or location of any restaurant or drink establishment 

is not known at this time.  In any event, a noise management plan should be prepared at the time of 

lodging any development consent for such uses. 
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6 Conclusion 

This Noise Management Plan (NMP) has been prepared to address noise impact potentially associated 

with a proposal to construct a seven-storey mixed-use development comprising a Coles supermarket 

and other ground floor retail tenancies, podium car parking, 140 residential units, and other associated 

works on-site and off-site at Block 21 Section 30 Dickson ACT. 

The NMP addresses the applicable noise criteria for the Site and surrounding land as required in the 

ACT Environment Protection Regulation 2005. 

The NMP has had regard to Rule 23 and Rule 60 of the Commercial Zones Development Code as 

applying to development on the Site and Rule 67 of the Multi Unit Housing Development Code and has 

established the appropriate noise criteria for affected receivers.   

The NMP examines compliance of use of the site with the noise criteria and concludes as follows: 

i. noise from the loading dock is predicted to comply with the zone standards provided that the 

loading dock hours are restricted to Monday-Saturday 7am-10pm and Sunday and public holidays 

8am-10pm and that acoustic absorption material is installed within the loading dock as specified 

in this NMP. 

ii. the design of glazing for the residential building proposed on the Site will comply with Rule 60 of 

the Commercial Zones Development Code and Rule 67 of the Residential Zones - Multi Unit 

Housing Development Code. 

iii. noise from mechanical plant can be designed with appropriate noise control treatment to comply 

with the zone standards at the nearest affected receivers. 

iv. noise from alternative use of the retail shops (such as restaurant or drink establishment use) is 

predicted to comply with the zone standards provided that: 

 High noise level uses (such as amplified music) are confined indoors and appropriate 

treatment is provided to the glazing and doors; and, 

 any outdoor dining is restricted to Monday-Saturday 7am-10pm and Sunday and public 

holidays 8am-10pm. 

However, a specific noise management plan should be prepared if there is a change of use for any 

of those retail tenancies in the future. 

It is concluded that the proposal by Coles Group Property Developments Ltd to construct a seven-storey 

mixed-use development comprising of a Coles supermarket and other ground floor retail tenancies is 

predicted to comply with the requirements of the ACT Environment Protection Regulation 2005, the 

Commercial Zones Development Code and the Multi Unit Housing Development Code provided the 

recommendations in this report are implemented. 



RENZO TONIN & ASSOCIATES 17 DECEMBER 2018

COLES GROUP PROPERTY DEVELOPMENT  

TJ357-02F01 CGPD DICKSON ACT NOISE MANAGEMENT PLAN (R4) 21 
CGPD DICKSON ACT

NOISE MANAGEMENT PLAN

Signed and dated this date 

Renzo Tonin  
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APPENDIX C  Unattended noise logger graphs 



Carpak North Boundary, Opp 55 Anthill Street

Date Day1 Evening2 Night3 Day1 Evening2 Night3

Saturday-29-October-2016 - 51.4 40.8 - 60.4 55.3

Sunday-30-October-2016 - - - - - -

Monday-31-October-2016 53.7 52.0 40.1 63.1 61.4 56.3

Tuesday-01-November-2016 54.7 51.6 40.3 63.2 60.9 57.0

Wednesday-02-November-2016 54.4 52.2 39.2 62.6 61.2 55.7

Thursday-03-November-2016 53.7 52.4 40.9 62.3 61.5 56.5

Friday-04-November-2016 55.1 52.1 - 62.4 61.0 -

Saturday-05-November-2016 - 51.8 41.3 - 60.5 55.5

Sunday-06-November-2016 52.7 49.2 40.0 61.6 59.4 55.9

Monday-07-November-2016 - - - - - -

Representative Weekday5 54.4 52.1 40.2 62.7 61.2 56.4

Representative Weekend5 52.7 51.4 40.8 61.6 60.1 55.6

Representative Week5 54.1 51.9 40.3 62.6 60.8 56.1

Notes:

1. Day is 8:00am to 6:00pm on Sunday and 7:00am to 6:00pm at other times 2. Evening is 6:00pm to 10:00pm 3. Night is the remaining periods

4. Assessment Background Level (ABL) for individual days 5. Rating Background Level (RBL) for LA90 and logarithmic average for LAeq

6. Leq is calculated in the free field. 2.5dB is subtracted from results if logger is placed at facade

Carpak North Boundary, Opp 55 Anthill Street

LAeq Noise Levels LAeq 1hr Noise Levels

Date Day1 Night2 Day - Up4 Day - Low5 Night - Up4 Night - Low5

Saturday-29-October-2016 63.6 57.5 64.8 62.3 61.3 54.6

Sunday-30-October-2016 63.4 57.6 65.2 59.7 62.9 52.3

Monday-31-October-2016 65.2 58.8 67.2 62.7 64.1 51.5

Tuesday-01-November-2016 65.2 59.5 68.3 62.1 63.3 51.3

Wednesday-02-November-2016 64.8 58.2 66.2 62.4 63.1 49.8

Thursday-03-November-2016 64.6 59.0 65.9 63.0 64.2 51.6

Friday-04-November-2016 64.5 57.6 66.1 62.3 60.9 52.6

Saturday-05-November-2016 63.5 57.6 64.7 61.6 61.1 53.9

Sunday-06-November-2016 63.4 58.4 65.4 60.2 63.8 50.1

Monday-07-November-2016 65.0 - 66.2 63.7 - -

Representative Weekday3 64.9 58.7 66.8 62.7 63.3 51.5

Representative Weekend3 63.5 57.8 65.0 61.1 62.4 53.0

Representative Week3 64.4 58.3 66.1 62.1 62.9 52.2

Notes:

1. Day is 7:00am to 10:00pm 2. Night is 10:00pm to 7:00am 3. Logarithmic average of daily LAeq

4. Upper 10th percentile LAeq 1hr 5. Lower 10th percentile LAeq 1hr

6. Values are calculated at the facade. 2.dB is added to results if logger is placed in the free field

C

Background & Ambient Noise Monitoring Results - NSW 'Industrial Noise Policy', 2000

Road / Rail Noise Monitoring Results (at one metre from façade)

LA90 Background Noise Levels4 LAeq Ambient Noise Levels

Acoustics
Vibration

Structural Dynamics

sydney@renzotonin.com.au
www.renzotonin.com.au



























Commonwealth Bank Awning, Dickson

Date Day1 Evening2 Night3 Day1 Evening2 Night3

Saturday-29-October-2016 - 50.0 42.7 - 57.9 52.2

Sunday-30-October-2016 - - - - - -

Monday-31-October-2016 50.9 49.6 46.0 55.4 57.9 56.6

Tuesday-01-November-2016 51.5 49.0 46.3 56.4 58.7 53.8

Wednesday-02-November-2016 51.1 48.5 40.2 58.0 56.6 53.7

Thursday-03-November-2016 50.7 49.4 44.6 57.8 58.9 54.9

Friday-04-November-2016 52.0 51.2 - 59.7 58.5 -

Saturday-05-November-2016 - 51.2 43.1 - 60.7 53.1

Sunday-06-November-2016 50.2 46.7 44.1 56.4 56.1 53.5

Monday-07-November-2016 - - - - - -

Representative Weekday5 51.1 49.4 45.3 57.7 58.2 54.9

Representative Weekend5 50.2 50.0 43.1 56.4 58.6 53.0

Representative Week5 51.0 49.5 44.1 57.5 58.4 54.2

Notes:

1. Day is 8:00am to 6:00pm on Sunday and 7:00am to 6:00pm at other times 2. Evening is 6:00pm to 10:00pm 3. Night is the remaining periods

4. Assessment Background Level (ABL) for individual days 5. Rating Background Level (RBL) for LA90 and logarithmic average for LAeq

6. Leq is calculated in the free field. 2.5dB is subtracted from results if logger is placed at facade

Commonwealth Bank Awning, Dickson

LAeq Noise Levels LAeq 1hr Noise Levels

Date Day1 Night2 Day - Up4 Day - Low5 Night - Up4 Night - Low5

Saturday-29-October-2016 59.1 54.9 62.7 56.3 61.9 50.7

Sunday-30-October-2016 59.6 55.0 62.6 52.6 57.3 49.7

Monday-31-October-2016 58.7 59.1 62.1 55.9 67.0 51.5

Tuesday-01-November-2016 59.6 56.3 63.4 56.0 62.2 50.7

Wednesday-02-November-2016 60.1 56.2 62.8 55.7 60.6 48.0

Thursday-03-November-2016 60.6 57.4 63.9 56.5 63.0 50.6

Friday-04-November-2016 61.9 58.5 65.3 58.8 66.7 50.6

Saturday-05-November-2016 63.0 55.7 66.6 59.1 59.0 51.5

Sunday-06-November-2016 58.6 56.0 61.1 54.1 61.9 50.1

Monday-07-November-2016 58.3 - 59.9 56.3 - -

Representative Weekday3 60.1 57.7 63.2 56.7 64.6 50.4

Representative Weekend3 60.5 55.4 63.8 56.2 60.4 50.5

Representative Week3 60.2 56.8 63.4 56.5 63.2 50.5

Notes:

1. Day is 7:00am to 10:00pm 2. Night is 10:00pm to 7:00am 3. Logarithmic average of daily LAeq

4. Upper 10th percentile LAeq 1hr 5. Lower 10th percentile LAeq 1hr

6. Values are calculated at the facade. 2.dB is added to results if logger is placed in the free field

C

Background & Ambient Noise Monitoring Results - NSW 'Industrial Noise Policy', 2000

Road / Rail Noise Monitoring Results (at one metre from façade)

LA90 Background Noise Levels4 LAeq Ambient Noise Levels
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DICKSON VILLAGE

DA Budget - December 2018                                  

Component

GFA $/m² $

Car Parking:
Basement Car Parking:

 - Basement Excavation - m3 (3-4m) 26,880       24$             645,120$                            
 - Basement Excavation - m3 (4-6m) 23,520       39$             917,280$                            
 - Basement Car Parking (B1 - 209 Cars) 8,400         772$           6,482,616$                         
 - Basement Car Parking (B2 - 245 Cars) 8,400         734$           6,165,096$                         
 - Travelators (4 No.) Item 660,000$                            
 - Ticket Machines & Boom Gates Item 360,000$                            
Upper Level (L1) Car Parking:

 - Upper Level Car Parking (206 Cars) 6,823         813$           5,545,325$                         
Total - Car Parking 23,623       879$           20,775,437$                       

Apartment Building (Upper Levels):
 - Residential Foyers 134            1,921$        257,374$                            
 - Apartments (140 No.) 11,144       1,980$        22,069,345$                       
 - Lobbies & Corridors 1,071         1,234$        1,321,698$                         
 - Plant/Service/BOH/Stairs/Risers 388            1,393$        541,011$                            
 - Balconies 1,498         1,293$        1,936,579$                         
 - Courtyards/Terraces 970            1,076$        1,043,235$                         
 - Extra for Landscaped Communal Roof Item 200,000$                            
 - Passenger Lifts (4 No. - Serving 7 Levels) Item 880,000$                            

Total - Apartment Building 15,206       1,858$        28,249,241$                       

Retail Building (Ground Level):
 - Retail - Supermarket (Cold Shell) 3,830         892$           3,417,892$                         
 - Retail - Specialty (Warm Shell) 1,118         1,585$        1,772,365$                         
 - Retail Arcade 157            2,253$        353,674$                            
 - Retail Amenities 86              3,559$        306,045$                            
 - Loading Dock 682            983$           670,270$                            
 - Plant/Service/BOH/Stairs/Risers (Ground & Level 2) 1,512         1,393$        2,105,611$                         
 - Passenger Lift (1 No. - Serving 4 Levels) Item 160,000$                            
 - Goods Lift (1 No. - Serving 5 levels) Item 200,000$                            

Total - Retail Building 7,385         1,217$        8,985,857$                         

External Works:
 - Demolition 95,000$                              
 - In-Ground Services Upgrades/Relocations Item 190,000$                            
 - Badham/Road A Intersection Item 190,000$                            
 - Antill Street/Road A Intersection Item 95,000$                              
 - Road A/Road B Intersection Item 48,000$                              
 - Water Main Upgrade -  Antill Street Item 85,000$                              
 - Sewer Main Upgrade - Badham Street Item 24,000$                              
 - Gas Main Upgrade Works Item 28,500$                              
 - Relocation of Existing Telstra Infrastructure Item 95,000$                              
 - HV Infrastructure Upgrade Item 190,000$                            
 - External Road Lighting Upgrade Item 80,000$                              
 - Reinstatement of Off Site Verge Paving & Kerb Infrastructure Item 20,000$                              
 - Removal of Existing Car Park Ticket Machines Item 5,000$                                

Total - External Works 1,145,500$                         

On-Costs:
 - Preliminaries & Supervision (15%) Item 8,873,405$                         
 - Management Fee (2.5%) Item 1,700,559$                         

Total - On-Costs 10,573,964$                       

PROJECT TOTAL 69,730,000$                       

Exclusions:
 - Supermarket Fitout
 - Retail Fitouts
 - GST

Estimated Cost
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•	 Pr vacy Screen ng and vegetat on 
comp ements the vert ca ty of 
the ba ustrades and pr vacy 
screens  offer ng fi tered pr vacy 
for c othes dry ng and outdoor 
d n ng  Br ck ba ustrades a so 
m t gate pr vacy concerns on 
exposed corner apartments

•	 F ne gra n  Ground floor act vat on 
s further enhanced w th fine-gra n 
arch tectura  deta ng and spec a  
fin shes  Masonry defines the 
res dent a  port on of the deve opment 
but s a so ntroduced nto the 
ground p ane to further connect 
the two uses subt y  Landscape 
e ements offer a further fine gra n 
to the open spaces around the 
s te and on the bu d ng facade

to ach eve art cu at on and fine gra n 
part cu ar y from v ewpo nts on grade and 
where v s b e from the pub c doma n  
Mater a s se ect ons are des gned to 
weather gracefu y and to be durab e and 
s mp e to ma nta n  The des gn approach 
addresses the fo ow ng e ements  
art cu at on  entr es  pr vacy and fine gra n

•	 Art cu at on  The overa  form s 
art cu ated to reduce the sca e of 
the form  Vert ca  and hor zonta  
e ements have been emp oyed to 
art cu ate the mass ng and prov de 
sca e and rhythm  Expressed s ab 
edges  a const tuent part of the 
structure  define res dent a  floors  
and are pa nted to contrast the br ck 
work to accentuate the hor zonta  
nature of the res dent a  tower  
Curved e ements n the facade are 
dep oyed as a way to soften the 
angu ar junct on of the s te boundary

•	 Lobb es and reta  frontages 
are enhanced w th awn ngs 
and soffits treatments

The bu d ng form has been deve oped 
and ocated to respond to

•	 The Terr tory P an v s on of a 
rev ta sed D ckson  foster ng a 
v brant and cohes ve commun ty 
w th upgraded pub c doma n  reta  
and commerc a  components

•	 Bu d ng program  Cons derat on of 
d fferent components of the r nter 
re at onsh p and spec fic requ rements

•	 Or entat on  to ach eve opt mum 
so ar access w th n the constra nts 
of the prescr bed bu d ng enve ope  
The northern enve ope has been 
sp t to prov de for a centra  sp ne  
Th s max m ses the number of 
apartments that rece ve so ar access 
and a so prov des for enhanced so ar 
access to the centra  open space  

•	 Prov de for natura  cross vent at on  
The bu d ng form has been configured 
to max m se corner apartments

The des gn methodo ogy for the 
arch tecture of the project s configured 

Design Concept
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A finer gra n of mater a ty define reta  uses Vert ca  veg ta on soften no art cu ated facades

Curved face br ck softens the bu d ng form T mber c add ng references the vert ca  ba ustrade treatments

Design Elements

Ba ustrades d srupted the hor zonta  rhythm Expressed s ab edges accentuates the hor zonta y of the bu d ng form
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Ant  Street e evat on (north fac ng)

Design Quality Principle 2
Built Form and Scale

Good des gn ach eves a sca e  bu k 
and he ght appropr ate to the ex st ng 
or des red future character of the 
street and surround ng bu d ngs  

Good des gn a so ach eves an appropr ate 
bu t form for the s te and the bu d ng s 
purpose n terms of bu d ng a gnments  
proport ons  bu d ng type  art cu at on 
and the man pu at on of bu d ng 
e ements  Appropr ate bu t form defines 
the pub c doma n  contr butes to the 
character of streetscapes and parks  
nc ud ng the r v ews and v stas  and 
prov des nterna  amen ty and out ook

Proposal

The sca e of the proposed deve opment 
s des gned to fit w th n the D ckson 
Prec nct Map and Code   

The s te ma nta ns a re at ve y eve  
topography therefore the bu d ng he ght 
s cons stent w th the contro s for th s s te

The new D ckson Square w  offer greater 
pedestr an nteract on n and around the 
s te and the w der context  The pub c 
doma n w  benefit from mproved 
pedestr an connect v ty wh ch s expressed 
n the D ckson Prec nct Map and Code

The mass ng of the bu d ng s art cu ated 
to define a s ng e storey reta  pod um w th 
res dent a  form above  The res dent a  
form s art cu ated w th curved corners 
and component mass ng so that the forms 
appear more s ender and reduced n 
sca e  A ong Ant  Street the upper floor s 
art cu ated to reduce the apparent sca e of 
the bu d ng  A vert ca  andscape e ement 
a ong Ant  Street softens the appearance 
of the first and second floor of the bu d ng

Landscape e ements nc ud ng street 
trees  pav ng fin shes  p ant ng  seats 
and urban furn ture are des gned to 
create a we come atmosphere and a ow 
flex b ty of use w th n the square

The proposed bu d ng meet the 
object ves for bu d ngs that respond 
to the s te  oca ty and andscape  
and demonstrates a we  art cu ated 
bu d ng ncorporated w th we  des gned 
andscap ng and open space   The 
proposa  contr butes to the pub c doma n 
w th act ve and v brant street frontages

Principle

2
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Proposal

The proposed mass ng and bu d ng 
use s a d rect response to the D ckson 
Prec nct Map and Code p anned future 
des red character of the area   

The number of proposed apartments 
(140)  var ety n reta  offer ngs and 
assoc ated car park ng s cons stent of the 
des red future dens ty of the prec nct   

The proposed res dent a  bu d ng prov des 
a range of dwe ng types to su t the 
des red hous ng d vers ty of D ckson and 
the greater Terr tory P an  Th s nc udes the 
prov s on of 10% of dwe ngs that may be 
adapted to meet the needs of peop e w th 
m ted phys ca  mob ty  The adaptab e 

apartments are ocated on each floor 
and n c ose prox m ty to the ft obb es

The deve opment s cons stent w th 
the future des red dens ty of the 
D ckson Group Centre  The proposa  
s cons stent w th the deed for the s te 
- wh ch dent fied the need for reta  n 
the area and the appropr ateness of 
we -des gned res dent a  apartments

The proposed dens ty s cons dered 
appropr ate for the s te and 
cons stent w th the D ckson Prec nct 
Mapr and Code pr nc p es  

Design Quality Principle 3
Density

Good des gn ach eves a h gh eve  
of amen ty for res dents and each 
apartment  resu t ng n a dens ty 
appropr ate to the s te and ts context

Appropr ate dens t es are cons stent w th 
the area s ex st ng or projected popu at on  
Appropr ate dens t es can be susta ned 
by ex st ng or proposed nfrastructure  
pub c transport  access to jobs  commun ty 
fac t es and the env ronment  

V ew from 'Road A' and Badham Street

Principle

3





Design Quality Principle 5
Landscape

Good des gn recogn ses that together 
andscape and bu d ngs operate as an 
ntegrated and susta nab e system  resu t ng 
n attract ve deve opments w th good 
amen ty  A pos t ve mage and contextua  fit 
of we  des gned deve opments s ach eved 
by contr but ng to the andscape character 
of the streetscape and ne ghbourhood

Good andscape des gn enhances the 
deve opment s env ronmenta  performance 
by reta n ng pos t ve natura  features 
wh ch contr bute to the oca  context  co-
ord nat ng water and so  management  
so ar access  m cro-c mate  tree canopy  
hab tat va ues  and preserv ng green 
networks  Good andscape des gn opt m se 
usab ty  pr vacy and opportun t es for soc a  
nteract on  equ tab e access  respect for 
ne ghbours  amen ty  prov des for pract ca  
estab shment and ong term management  

Proposal

The proposa  s des gned to de ver a h gh 
qua ty bu t env ronment w th n a mature 
andscaped sett ng  The proposa  cons ders 
the nterface w th the pub c doma n  the 
var ety of outdoor spaces generated by 
the bu d ng and the uses surround ng t

Landscape des gn s a cr t ca  component of 
the des gn and Turf Landscape Consu tants 
have been engaged to contr bute to the 
proposa  and to ntegrate the andscape 
components nto the overa  bu d ng form

Ded cated communa  open space 
s prov ded for the res dents on the 
eve  2 pod um  Th s space has a 
extended out ook  and offers a var ety 
of structures to fac tate d fferent 
act v t es for groups and nd v dua s  

Setback to the ground floor  prov des a 
human-sca e fine gra n to the pub c doma n 
and street nterface  Th s a so a ows 
opportun ty for substant a  trees n the 
pub c areas where ncreased shad ng n 
the outdoor env ronment s more des rab e

The D ckson Square and pub c 
doma n components have rece ved 
part cu ar attent on w th p ant ng  urban 
furn ture and pav ng fin shes des gned 
to ntegrate nto the ex st ng D ckson 
Square pa ette and andscape

A vert ca  garden feature s ocated on the 
northern e evat on to med ate the form and 
to screen the serv ce entr es to the bu d ng

The proposa  has a comprehens ve 
andscape concept and des gn  
ntegrated w th the arch tectura  
programme  Further nformat on on 
the andscape concept s out ned n 
the Landscape Arch tecture draw ngs  
nc uded as part of th s DA proposa

Design Quality Principles14
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Landscaped pub c doma n and northern facade a ong Ant  Street

Principle

5
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Design Quality Principle 7
Safety

Good des gn opt m se safety and secur ty  
w th n the deve opment and the pub c 
doma n  t prov des for qua ty pub c and 
pr vate spaces that are c ear y defined and 
fit for the ntended purpose  Opportun t es 
to max m se pass ve surve ance of pub c 
and communa  areas promote safety

A pos t ve re at onsh p between pub c 
and pr vate spaces s ach eved through 
c ear y defined secure access po nts 
and we  t and v s b e areas that are 
eas y ma nta ned and appropr ate 
to the ocat on and purpose

Proposal

The deve opment proposa  opt m se safety 
and secur ty by ntegrat ng res dent a  
w th the pub c doma n to encourage 
casua  surve ance of communa  spaces

The proposa  has recons dered safety 
for res dents and reta  v s tors to the s te  
S ght nes to obb es and entry areas have 
been cons dered and enhanced where 
poss b e  The s ght nes from the top of the 
trave ator and reta  obby are now more 
d rect to the D ckson brary and adjacent 
reta  tenanc es  The proposa  has been 
reconfigured to better engage w th D ckson 
Square a ow ng s mp e access to nearby 
commun ty bu d ngs and reta  tenanc es

The res dent a  eve s are separated 
from the ground floor v a secure obb es 
and fts  Lobb es are we - t  v s b e from 
the pub c doma n and supp emented 
by CCTV Park ng has been a ocated to 
ensure adequate separat on and secur ty 
to both res dents and the genera  pub c  

Way-find ng and s gnage are an 
mportant cons derat on and are 
des gned to be c ear  eg b e and 
fac tate s mp e nav gat on through the 
s te for pedestr ans and veh c es

Act ve and casua  surve ance to the 
pub c doma n s ach eved by res dent a  
apartments over ook ng the ground p ane  
wa kways through communa  spaces and 
secur ty and management procedures 
for car park ng areas  Concea ed spaces 
and recesses have been m n m sed

There w  be appropr ate ght ng to 
pub c and pr vate areas  des gned to 
both prov de a secure env ronment and 
to m n m se ght sp  for res dents

Principle

7



Design Quality Principle 8
Housing diversity and Social Integration

Good des gn ach eves a m x of 
apartment s zes  prov d ng hous ng 
cho ce for d fferent demograph cs  
v ng needs and househo d budgets

We  des gned apartment deve opments 
respond to soc a  context by prov d ng 
hous ng and fac t es to su t the 
ex st ng and future soc a  m x  Good 
des gn nvo ves pract ca  and flex b e 
features  nc ud ng d fferent types of 
communa  spaces for a broad range 
of peop e  prov d ng opportun t es for 
soc a  nteract on amongst res dents  

Proposal

The deve opment conta ns a m x of stud o 
1-  2- and 3- bed apartments  There are 
mu t p e apartment types and s zes to 
cater for a range of demograph cs and 
pr ce po nts  10% of the hous ng stock s 
a ocated to adaptab e hous ng  ntegrat ng 
th s prov s on n the deve opment  
Arch tectura  treatment  access to v ews 
and a var ety of apartment types are 
prov ded across a  res dent a  eve s

The proposed communa  space s des gned 
to engender commun ty sp r t for res dents 
w th n the deve opment by offer ng 
pr vate and pub c open spaces  Areas 
are prov ded for groups to congregate n 
the eve  2 andscape pod um together 
w th communa  garden fac t es

The ocat on of the communa  open space 
has been s ted to opt m se so ar access 
dur ng m d w nter w th n the constra nts 

of the presr bed bu d ng enve ope  

A  common areas are des gned 
for equ tab e access

Bus  ght ra  stops and b cyc e park ng 
are nearby for the conven ence 
of reta  v s tors and to a ow 
a ternat ves to pr vate veh c e use

Design Quality Principles18
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Ant  Street v ew of res dent a  tower and ground floor obby

Principle

8



Design Quality Principle 9
Aesthetics

Good des gn ach eves a bu t form 
that has good proport ons and a 
ba anced compos t on of e ements  
reflect ng the nterna  ayout and 
structure  Good des gn uses a var ety 
of mater a s  co ours and textures

The v sua  appearance of we  des gned 
apartment deve opment responds to 
the ex st ng or future oca  context  
part cu ar y des rab e e ements and 
repet t ons of the streetscape  

The proposa  s des gned w th a number of 
d fferent arch tectura  strateg es n order to 
ach eve a we -ba anced aesthet c and an 
appropr ate v sua  presence from vantage 
po nts both near and far from the s te  

The n t a  strategy was to art cu ate the 
overa  bu d ng form w th n the enve ope 
so that e ements of the bu d ng read as a 
ser es of sma er vo umes by express ng 
d screte parts of the bu d ng d fferent y  

Principle

9
The des gn methodo ogy for the facades 
has been refined to ach eve an appropr ate 
eve  of art cu at on w th a robust pa ette 
of mater a s  and appropr ate address 
to the street and pub c doma n  A 
cons stent anguage un fies the d fferent 
typo og es  The des gn approach addresses 
the fo ow ng e ements  art cu at on  
entr es  pr vacy and fine gra n

Articulation. The overa  form s art cu ated 
to reduce the sca e of the form

Vert ca  and hor zonta  e ements have been 
emp oyed to art cu ate the mass ng and 
prov de sca e and rhythm  Expressed s ab 
edges  a const tuent part of the structure  
define res dent a  floors  and are pa nted to 
contrast the br ck work to accentuate the 
hor zonta  nature of the res dent a  tower  

Curved e ements n the facade are 
dep oyed as a way to soften the 
angu ar junct on of the s te boundary

Entries. Lobb es and reta  frontages 
are enhanced w th awn ngs to g ven 
a sense of arr va  and dent ty  

Privacy. Screen ng comp ements the 
vert ca ty of the ba ustrades  offer ng 
fi tered pr vacy for c othes dry ng and 
outdoor d n ng  Br ck ba ustrades 
a so m t gate pr vacy concerns on 
exposed corner apartments

Fine grain. Ground floor act vat on 
s further enhanced w th fine-gra n 
arch tectura  deta ng and spec a  fin shes

Masonry defines the res dent a  port on of 
the deve opment but s a so ntroduced 
nto the ground p ane to further connect 
the two uses subt y  Landscape e ements 
offer a further fine gra n to the open spaces 
around the s te and on the bu d ng facade  

Further nformat on regard ng the fin shes  
mater a s and e evat ons compos t on can 
be found n the e evat ons and perspect ve 
mages subm tted as part of th s app cat on

Examp e 1

Th s shop front s des gned around product d sp ay where arge w ndow are used to max m se connect on 
to the pedestr an traffic and two s ng e entry po nts are prov ded to encourage the pub c ns de  

Examp e 2

Th s shop front s des gned around food and beverage where the shopfront acts as a d n ng bench and 
outdoor d n ng s encourage and a s ng e entry po nts he ps tenants mange the flow of d nners  

T U R N E RDesign Quality Principles19

B ock 21 Sect on 30  D ckson_Des gn Report_DA Subm ss on
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01 DEVELOPMENT SUMMARY

Summary
Site Area 7,258 sq  m
Overa  Bui ding FSR 2.46 :1
Number of Storeys 7 5 Storeys residentia  over 1 storey retai

Size range / 1 Bed Apartment 55-66 sq m
Size range / 2 Bed Apartment 75-85 sq m

96-138 sq m

Percentage of Studio Apartments 5.0%
Percentage of 1 Bed Apartments 45.0%
Percentage of 2 Bed Apartments 39.3%

10.7%

Nett nterna  Area for Residentia 10,067 sq m
Efficiency NSA/GFA 82%

Tota  Number of Studio Apartments 7 units
Tota  Number of 1 Bed Apartments 63 483
Tota  Number of 2 Bed Apartments 55 units
Tota  Number of 3 Bed Apartments 15 units

Tota  Number of Apartments 140 units

Retai  GFA 5,001 sqm

Retai  GHR/Amenities/Lobby 269 sqm

Residentia  GFA 12,251 sq m

Residentia  GHR / Storage / obbies 313 sqm

17,834 sq m

Car Park
Carparking Studio 1 Bed 2 Bed 3 Bed Retai /Comm

Number per Type 1.0 1.0 1.5 2.0 0

Sub Tota 7 63 83 30 169 470

Accesib e 14 15

Actua  number of spaces provided 183 485

Size range / 3 Bed Apartment

Percentage of 3 Bed Apartments
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03 YIELD AND ADG SUMMARY

Apartment and Amenity Ana ysis > Overa  Summary 

Apartment Yield

Apartment Type
No. of 

Apartments % Mix Net internal (m2) Net External (m2) Average Internal Average External

Total
Studio 7 5% 301 120 43.0 17.1
1 Bed 63 45% 3575 983 56.7 15.6
2 Bed 55 39% 4589 801 83.4 14.6
3 Bed 15 11% 1600 319 106.7 21.3

Total 140 100% 186 2223 98.1 15.9

Apartment Amenity (Reference to Apartment Design Guide)

Natural Vent Solar (LIV) Solar (BY) Adaptable
Livable Housing 

(Silver) Lift NDS 9am-3pm

Studio 1 1 0 0 0 0 6
1 Bed 13 13 0 0 0 0 50
2 Bed 15 55 55 9 0 0 0
3 Bed 15 15 15 5 0 0 0

Total 44 84 70 14 0 0 56
31% 60% 50% 10% 0% 0% 40%
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04 HEIGHTS SUMMARY

Height Summary > Foyer A

Storeys FLOOR Leve RL Floor to Floor

Parapet 600.20 0.55

Roof 599.65 3 00

7 Leve  6 596.65 2 90

6 Leve  5 593.75 2 90

5 Leve  4 590.85 2 90

4 Leve  3 587.95 2 90

PODIUM 3 Leve  2 585.05 2 90

2 Level 1 - Carpark 582.05 3 00

Transfer 1 Ground 576.20 5 85

B1
Basement 01 Car 
Park 573.20 3 00

B2
Basement 02 Car 
Park 570.20 3 00

Lift Pit 567.25 2 95
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05 PARKING ANALYSIS

Parking Analysis > Overall Summary

Vehicle Parking Requirements_Target Rates

Residentia Apartment Type Parking Rate
No. of Apartments Parking Provided.

Studio 1.0 7 7
1 Bed 1.0 63 63
2 Bed 1.5 55 83
3 Bed 2.0 15 30

183

Subtota 140 183
Total (less Adaptable) 169

Parking Rate (Minimum / Apartment)
Car rep acement 237
New Supermarket/Retai 248
Tota  Retai  ( ess Adaptab e) 470

TOTAL RETA L 485

Ancillary Parking Requirements

Residentia
Adaptab e Space 14

Non-Residentia
Accessibi e - Retai 15

TOTAL Accessib e/Adaptab e Bays 29
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