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introduction & background
The Northbourne Housing Precinct was developed between 1959 and 1962 by the recently formed National
Capital Development Commission under the leadership of John Overall. Considerable pressure had
been growing on the housing stock in Canberra in relation to the proposed relocation of large numbers
of Department of Defence personnel from Melbourne. The Precinct was developed as subsidised rental
housing for public servants and others in the Canberra housing market at the time. Nevertheless, its prime
location on Northbourne Avenue at the northern entry to Canberra called for a high quality urban design
and architectural design response for what was regarded as a “gateway development”. The project was
designed by the well known post war modernist architect Sydney Ancher and his firm, Ancher Mortlock
Murray. Over subsequent decades the Precinct reverted to social housing and is now managed by Housing
and Community Services (HCS).
In 2012 HCS approached Ken Woolley and the original architectural firm, then known as Ancher Mortlock
Woolley Architects, to explore options for a major upgrading of the accommodation yield on the Precinct,
commensurate with its prestige location on Northbourne Avenue. In recognition of its fine Post War International
Modernist architectural and urban planning qualities, AMW sought independent Heritage Consultancy advice
from Graham Brooks and Associates, Heritage Consultants. In close consultation with HCS, this project team
formulated a proposal, whereby a high proportion of the existing buildings were to be retained and upgraded
to contemporary residential standards, while many of the spaces between and behind the buildings were
redeveloped for modern apartment blocks within the current statutory planning framework. To inform the
design, Graham Brooks and Associates produced a carefully researched Draft Conservation Management
Plan for the Precinct and liaised with the architects in the formulation of the overall approach. Professor Ken
Taylor also contributed to the original understanding of the cultural landscape of the Precinct.
In early 2014, ACT Land Development Agency (LDA) approached the architects, now known as Conrad
Gargett Riddell Ancher Mortlock Woolley, in conjunction with Cox Architecture and Philip Leeson Architects,
to explore an alternative approach that generated a higher development yield for the Precinct. This approach
was made in the context of a decision by the ACT Government to utilise funds from the staged sale of the
Precinct as a contribution to the construction of the proposed Capital Metro rail project down Northbourne
Avenue. Graham Brooks and Associates were separately commissioned by LDA to provide independent
Heritage Consultancy Services to the new project, herein known as the 2014 Master Plan.
Over the early months of 2014, the architectural team, in liaison with LDA and Graham Brooks and Associates,
formulated a new Master Plan for the Precinct that retained some of the original buildings while creating an
urban design composition that reflected and respected the original urban planning and design principles
established by NCDC and Sydney Ancher.
Adapted from Graham Brooks & Associates SHI Report 2014, Section 1.1.
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heritage significance and conservation
by graham brooks & associates
This summary outlines the heritage significance & conservation policies for development of a proposal
for the conservation, upgrading and development of the historically important Northbourne Housing
Precinct at Lyneham and Dickson in Canberra. The original project was designed and developed by
the widely recognised architectural firm Ancher Mortlock Murray (AMM) in the early 1960s.
The Northbourne Housing Precinct is included on the Australian Institute of Architects Register
of Significant Twentieth Century Architecture, has been classified by the National Trust and
was entered on the Register of the National Estate, indicating an important level of public and
professional interest in the complex. Nevertheless, Housing and Community Services ACT are fully
aware that the useful life of the buildings as social housing has reached its conclusion. There are a
number of long standing deficiencies with the accommodation types that require major intervention
to bring them to contemporary standards. The existing density of development on such a prime
site, while considered “high” in the early 1960s, is now regarded as well below that appropriate for
Northbourne Avenue as one of the most important main avenues in Canberra.
The key project objective, within a suite of planning and heritage constraints and opportunities,
is to optimise the potential financial yield from the redevelopment of the site for private sector
housing/commerical. The principal mechanism for this process is to develop a significant increase
in the scale and density of residential development within the Precinct. Additional, complementary
mechanisms may also be explored.
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statement of significance
by graham brooks & associates
The early 1960s Northbourne Housing Precinct, located on opposing sides of Northbourne Avenue in the
suburbs of Dickson and Lyneham is of considerable heritage significance. It uniquely represents and is the
pinnacle of Post-War International Modernist site planning and architectural design, as applied to medium
density public housing development in mid 20th century Canberra.
With the possible exception of the planning layouts of the Red Hill Flats in Cygnet Crescent, completed in
1960, the Northbourne Housing Precinct created an innocative and stongly rectilinear composition of buildings
and spaces that had not previously been attempted in Canberra. The majority of recently completed flats
in Canberra had been arranged around the edges of large, rectangular sites, excavating central, enclosed
areas of shared open space. The Northbourne Housing Precinct was the only project of this era to utilise a
combination of five distinctly different building types and siting arrangements, internal service roads, networks
of pergolas and common open spaces, the majority of which directly addressed the majory road artery.
The project was conceived at the conclusion of a decade-long programme of extensive medium density
subsidised rental housing construction in Canberra, which was aimed at attracting and catering for large
increases in public service staff. Given the location on the main entry thoroughfare to Canberra from Sydney
and Melbourne, civic design was an important objective identified for the Northbourne Housing Precinct by
the National Capital Development Commission (NCDC).
The project has strong associations with Sydney Ancher (architect) and Sir John Overall (client), both of
whom through their respective organisations created a major public housing project that played a signifi cant
part in the development of Canberra in the early 1960s. The principal architect, Sydney Ancher, was widely
recognised as one of the pioneers and leaders in post-war International Modernist residential architecture in
Australia. At the time, the newly formed NCDC sought to employ leading architects from throughout Australia
to create for Canberra an identity and individuality worthy of the national capital.
Ancher’s reputation as a post-war International Modernist architect was based on his ability to transpose the
essential tenets of architects such as Mies van der Rohe and Le Corbusier into an Australian context. The
Australian Institute of Architects considers that Sydney Ancher was one of the most important Australian
architects of mid 20th century residential development.
Ancher’s architectural firm, Ancher Mortlock & Murray, was commissioned by the NCDC, under Sir John
Overall, to develop and complete what was to be the first “high density” housing project undertaken by
the Commission. Overall and his senior NCDC staff kept a tight rein on all projects as they drove the early
development of Post War Canberra towards its status as the national capital. Construction took place in the
early 1960s. Sydney Ancher was deeply involved in the conception and design of the project, with Stuart
Murray responsible for overseeing the construction. The Northbourne Housing Precinct was Sydney Ancher’s
largest and most important residential project. It is the only example of his domestic work in Canberra.
The finished project achieved its outstanding creative qualities through an innovative combination of five
residential building types utilising consistent architectural imagery, site arrangement, external materials and
building scales. It was a combination that had not been attempted previously in Canberra for subsidised
housing. Ancher’s site planning and architectural design focussed on the use of light coloured cubist forms
for group housing, arranged within a landscaped setting. It was an approach that he had seen and studied in
the 1930s through the work of Le Corbusier, major building exhibitions in Stuttgart and Berlin and the mass
housing estates of the 1920s in several German cities and in Britain.
The Northbourne Housing Precinct provides evidence of a distinctive post war government policy for the
provision of subsidised housing in Canberra that is no longer practiced.
The Northbourne Housing Precinct is valued by the Australian Institute of Architects and the National Trust.
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master plan conservation overview
The conservation approach to the masterplan for the redevelopment of the Precinct seeks to
preserve the urban and architectural design significance of the original building development,
through the conservation & adaptive reuse of certain original buildings and through the institution
or heritage guidelines which will enable the construction of new buildings within the constraints
of the original external composition and its planning principles. The approach has been guided
by conservation objectives and developed in collaboration with Graham Brooks and Associates,
Heritage Consultants.
The Concept Masterplan meets the conservation objectives, within the context of the Precinct’s
proposed redevelopment as a larger scale private sector residential complex.
The architectural, urban design and site planning are based on the original masterplan design
principles, to retain certain existing dwellings and for the development of new residential buildings
in the Precinct, by:

•

the retention, refurbishment & adaptive reuse of the existing Pair Houses fronting Northbourne
Avenue, to provide commerical and/or mixed use accommodation and facilitate community
amenity. The interiors are to be demolished & re-planned to meet contemporary living standards
and current market expectations;

•

the development of new 8 storey high buildings on Site 1, within the constraints of designated
development site areas, located behind the principal frontage of existing Pair Houses along
Northbourne Avenue & 4 storey high buildings along De Burgh Street;

•

the development of new 8 storey high buildings on Site 3, within the constraints of designated
development site areas & 4 storey high buildings along Dooring Street;

•

the narrowest Sites 2 and 4, to be developed as largely unencumbered site areas, to optimise
the potential development outcomes.

Site 2:- demolition of all 4 Owen Flats buildings and associated carparking courts and structures,
Site 3:- demolition of 16 Karuah Garden Flat dwellings and associated carports,
- demolition of all Garden Flat carport structures, courtyard walls & driveways,
- resumption of the western section of Karuah Street to increase the available site area for a
potential new development,
- the demolition of 5 Karuah Maisonette buildings,
- demolition of all Maisonette carport structures fences & driveways.
Site 4:- demolition of the 3 Dickson & 1 Lyneham Bedsitter Flat buildings,
- removal of the rear driveway and carport structure,
- amalgamation of Blocks 40 and 41 as one new consolidated development site.

The proposed new development sites involve the following demolition and retention works:
Site 1:- demolition of 30 De Burgh Pair Houses at the ends of the housing groups fronting De Burgh
Street and the northern most isolated Pair Houses behind the Bedsitter Flat,
- retention of 17 De Burgh Pair Houses along the main frontage to Northbourne Avenue, for
refurbishment & adaptive reuse,
- demolition of the Lyneham Bedsitter Flat building,
- removal of 2 cul-de-sac roads and all associated carports, fences and driveways,
- retention of the central cul-de-sac & 4 adjacent significant street trees (2 street trees to be
removed),
- demolition of paired carport structures between houses, but retention of the upper level
terraces to enable adaptive reuse by the construction of new building elements.
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precinct heritage analysis

CONSERVATION APPROACH
PROPOSED RETENTION
& DEMOLITION OF EXISTING BUILDINGS
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CONSERVATION APPROACH
PROPOSED RETENTION OF LANDSCAPED SPACES
& potential zones for infill development
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precinct MASTER PLAN OVERVIEW
urban design, SITE PLANNING & DEVELOPMENT

•

- Propose new walkway structures across the green commons spaces and behind the row of Pair
Houses fronting Northbourne Avenue, to reinterpret the original pergola framed linking structures
and identify new building address points.

introduction
In the overall context of balancing the development and the heritage objectives within the
framework of regulatory planning controls, a number of masterplanning approaches were studied
and evaluated. The precinct redevelopment is to optimise yield and marketability, while referencing
and building upon the urban design principles that are the hallmark of the original Sydney Ancher
scheme.
The first approach involved the conservation of a significant number of existing dwellings on
the sites, to preserve the original urban design character and respect the heritage of the overall
Precinct. The retained dwellings were to be substantially augmented and/or added to, to bring
them up to contemporary living standards and, as far as possible, meet NCC compliance
requirements.
By contrast, the second involved the complete demolition of all existing dwellings in the precinct
with new development responding to the urban design principles of the original Ancher scheme.
The third involved a combination of aspects of the first and second approaches, with demolition
of all the existing buildings except for a small representative sample of the pre-eminent building
type and associated cul-de-sac and significant heritage trees. The new development responds
to the urban design principles of the original Ancher scheme. This is the approach that has been
taken forward.

Residential Amenity

- Propose a new vehicular slip road, directly off Northbourne Avenue to give access to the retained
pair houses adaptively reused for commercial activity.
- Propose to recontour and realign the stormwater canal at the northern end of the site, to provide
a new water feature and landscape amenity to the residents.
•

Proposed Target Development GFA (Site 1):
					

34,538m2 Residential
+1,836m2 Commercial

Site 2
•

Urban design and heritage outcomes:
- Because of this site’s narrow width and street setback requirements, its development potential is
significantly constrained.

•

Site Development
- New development is linear and steps down to Owen Lane.

•

Residential Amenity
- Propose to establish a series of landscaped spaces across the site and between the new
high-rise building development, to minimise the impact on the visual, view, sunlight and access
amenity provided to the existing and neighbouring residents.

While the yield of the second approach was marginally less it was considered to have a more balanced
outcome in terms of the principles outlined above.
The GFA is 113,028m2 yielding 1,134 apartments made up of 50% 1 bed and 50% 2 bed apartments.

- Propose to reinstate linking walkway structures across the landscaped spaces, to reinterpret the
original pergola framed linking structures and identify new building address points.

Site 1

- Propose a new vehicular cross link to Northbourne Avenue at the northern end and retain the
grove of original significant trees in the north west corner.

•

Urban design and heritage outcomes:
- Preserved the “daisy-chain” pattern of the rows of existing Pair House buildings including the
cul-de-sac and significant trees and reference to the Bedsitter Flat building on the original
northern “gateway” site.

•

Proposed Target Development GFA (Site 2):

20,448m2

- Preserved the three existing landscaped thoroughfare spaces between the rows of Pair Houses
fronting Northbourne Avenue, but propose to reinstate their original “green commons” urban
character and retain the original significant trees.
•

Site Development
- Propose to utilise two of the three existing cul-de-sac street spaces off De Burgh Street, as sites
for new high rise building development.
- Propose to demolish the remaining end Pair Houses, to enable the establishment of new
development sites fronting De Burgh Street, and at the northern and southern ends behind the
existing Pair Houses, for new low rise building development.
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Site 3
•

PRECINCT
Urban design and heritage objectives:

•

Proposed Target Development GFA (TOTAL): 113,028m2

- Retain the rhythm of the five existing Maisonette buildings fronting Northbourne Avenue.

•

Proposed Target FSR: 2.49:1 (Based on a Total Site Area of 45,370m2 )

- Preserve and enhance the existing landscaped thoroughfare spaces between the Maisonette
buildings and retain original significant trees.
•

Site Development
- Propose to resume the Karuah Street road reservation and combine this with the site area
currently occupied by the western row of Garden Flats which are to demolished, to form a large
central site for new high rise building development.

•

Residential Amenity
- Propose to reference the central open space and original “green commons” by providing new
green commons that address Northbourne Avenue
- Propose new walkway structures between buildings, to reinterpret the original pergola framed
linking structures and identify new building address points.
- Propose a new vehicular entrance road, directly off Northbourne Avenue and linked to Karuah
Street, between the two northern Maisonette buildings.

•

Proposed Target Development GFA (Site 3):

41,516m2

Site 4
•

Urban design and heritage outcomes:
- Because of this site’s narrow width and street setback requirements, its development potential is
already significantly constrained.
- The northern Dickson Flat building is to be redeveloped on the same footprint as part of a new
‘gateway’ building composition which will be duplicated on site 1.

•

Site Development
- New development is made up of a linear building separated by the entry court from a new
gateway building

•

Residential Amenity
- Propose to establish a series of landscaped spaces across the site and between the new high
rise building development, to minimise the impact on the visual, view, sunlight and access
amenity provided to the existing and neighbouring residents.
- Propose to reinstate walkway structures across the landscaped spaces and around the new
gateway building, to reinterpret the original pergola framed linking structures and identify new
building address points.
- Propose a new vehicular entrance and forecourt entry space, directly off Morphett Street at the
northern end.

•

Proposed Target Development GFA (Site 4):

14,690m2
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proposed development
urban and Building design controls and principles
The Masterplan for the proposed redevelopment of the Northbourne Housing Precinct, incorporates new buildings proposed to meet the control requirements and design recommendations of the “Heritage Guidelines” and
“Design Control” documents.

The new buildings have been located to respond to the urban design principles of the original Ancher scheme (not what the scheme has become over time with change).The scheme endeavours to
reference the site planning, architectural & landscaping design principles in recognising the heritage significance of the original, perhaps speculating on what Sydney Ancher may have done nowadays had
he been presented with the current planning controls, development brief & market expectations.
The street alignments, boundary setbacks and interface distances between the proposed new buildings, meet the requirements of the NAPC, planning codes and Technical Amendments. This enables the
provision of open, external space and pedestrianised street access is created to all existing and new buildings with street lighting, security gates and screens.
OUTLINE OF PLANNING, ARCHITECTURE AND URBAN DESIGN PRINCIPLES
The basic urban design principles of the original Ancher Masterplan which are to be referenced in the masterplan include:
1. buildings with an architectural expression derived from the basic & cubic forms, evocative of the Post War International Modernist style
2. facade fenestration based on rectangular shapes, well-proportioned glazed and solid wall panels, limited palette of materials and light colours of the original dwellings

Page 10

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

3. direct visual and physical relationship of different building types (and groups), within an architecturally unified ensemble, which characterises the Precinct along a 500m long frontage to Northbourne
Avenue
4. expression in the point buildings on both sides of Northbourne Avenue, as the original northern “Gateway” to Canberra

Distinctive “U” shaped daisy chain
pattern

Repetition of 4 building forms
Repetition of 5 building facades

Point buildings
signify the
“Gateway” to
Canberra

Repetition of 4 building forms
Repetition of 5 building forms facades

Retain existing buildings & partial
“U”shaped pattern

Iconic new
“Gateway”
buildings express
original urban
design landscape

Freestanding
buildings in an open
setting

Buildings within a walled “enclosure”
with limited views to the central common

Limited views through the street
buildings to the landscaped courtyards

500m long integrated urban design scheme for the precinct

500m long integrated urban design scheme for the precinct

original ancher scheme

proposed new master plan
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5. urban design based on the basic site planning structures of the Radburn Planning Model:

-- separation of vehicular & pedestrian movement & access networks,
-- cul-de-sacs/motor courts, off secondary and loop roads,
-- public and semi-private (commons) open spaces between groups of dwellings, though now adapted to meet government’s contemporary vision for the urban boulevard & activation of Northbourne
Avenue to support the Capital Metro light rail project.

Vehicular access off DeBurgh
Street to basement carpark
driveway & retain one cul-de-sac

Vehicular access off DeBurgh
Street to cul-de-sacs
Vehicular access off Owen
Crescent to basement carpark
driveways

Vehicular access off Owen
Crescent to carcourts

Pedestrian access off
Northbourne Avenue

Pedestrian access off Northbourne
Avenue to courtyard “commons”

Vehicular access
off Dooring Street
Pedestrian access to
Courtyard “commons”

Pedestrian access off
Northbourne Avenue to
Gateway sites

Pedestrian access off
Northbourne Avenue

Improved activation &
address to Northbourne
Avenue with direct access
to residential/commerical
buildings

Improved permeability of
the flanking sites with new
road connections

Vehicular access
off Morphett Street

Vehicular access
off Dooring Street

original ancher scheme

Pedestrian access off Northbourne
Avenue to courtyards

Pedestrian access off
Northbourne Avenue to
Gateway sites

Vehicular access
off Morphett Street

proposed new master plan
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6. landscaped open spaces that maintain the distinctive Canberra aesthetic of buildings/housing in a park setting
7. major trees in courtyards, rear streets and along the Northbourne Avenue frontages which reflect the original landscaping scheme, i.e. the planting of large scale trees in an open grassland setting.

Landscaped connections extend through to courtyard “commons”

Landscaped connections extend through to courtyard “commons”
Preservation
of significant
street trees

Landscaped connections extend
between buildings

Landscaped courtyard
“commons”

Major trees along the Northbourne
Avenue frontages

“Gateway”
buildings in an
open garden
setting

Landscaped connections extend
through buildings
between
buildings

Major trees along the Northbourne
Avenue frontages

Iconic new
“Gateway”
buildings in an
“Gateway”
open garden
buildings
in an
settinggarden
open
setting

Landscaped
courtyards

original ancher scheme

proposed new master plan
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8. networks of pergolas and pathways to link the various buildings and present a cohesive ensemble

Network of pathways

Linkage frame structures provide
address points

Linkages frame structures provide address
points & separate public open space from
private courtyard “commons”

Network of pathways

Linkage frame
structure

Network of pathways

Linkage frame structures provide
address points

Linkages frame structures provide
address points & separate public open
space from semi-private courtyards

Linkage frame
structure

Network of pathways

original ancher scheme

proposed new master plan
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NEW BUILDING FORMS

UNIT TYPE, MIX AND NUMBERS

The proposed new buildings meet the planning control requirements and design recommendations of the
“Heritage Guidelines” and “Design Control” documents, as cubic building “blocks” which are to reference
and complement the modernist building forms. The highrise buildings are separated into individual blocks,
with relatively modest sized, rectangular shaped floor plates. Generally the width of the block has been faced
to Northbourne Avenue and divided into two parts, to favour northerly orientation, enable views past and
reduce the building scale. The blocks are also articulated with deep recessed facades and loggias that further
reduce the visually apparent bulkiness and scale of the large forms, with more vertical proportions. The wall
articulation also serves to maximise the buildings’ perimeter facade area and opportunity to provide more
windows for light and view, and to facilitate cross ventilation of the corner units. There are to be no cantilever
balconies, all outdoor space is to be within the building envelope.

The Precinct Master Plan floor plans show indicative ground and typical floor apartment layouts for each
of the proposed new buildings. Generally, the units have been arranged on the rectangular shaped floor
plate around a central corridor, which articulates the buildings into two parts maximising the number with
preferable orientation to the north-east to north-west sector. Many will enjoy favourable aspect, with views
along Northbourne Avenue and at higher levels, over the surrounding residential areas to the Canberra CBD
and mountain ranges beyond.

The 2 storeys at the base of the buildings are to be setback from the main building face above, to articulate
their scale to respect the generally low scale of the urban context. It is envisaged these lowest 2 levels could
be 2 storey maisonettes, or commercial spaces, or community facilities where ground level access and visual
presence off the residential pedestrian areas would be beneficial.
The unified visual character of the existing buildings, in both their housing groups and as a collection overall,
is distinctive as an urban development and asserts its architectural heritage significance. The referencing of
the building forms, and the external compositional features, fenestration, finishes and colour are paramount
to reinterpreting the character of the new development.
The existing dwellings are characterised by the:
•

simple, cubic modernist building forms,

•

panelled composition of wall areas and full height, vertical strip windows in the elevations,

•

repetition of modular building elements,

•

use of a limited palette of external materials,

•

light coloured and off white finishes.

The size of the apartments are based on residential marketing and property consultant’s advice. A 1 Bed unit
is 60m2 and 2 bed unit 85m2 plus loggia/terrace.
The Precinct Master Plan proposal has a total GFA across all sites of 113,028m2 made up of 1,836m2 of
ground floor Commercial space and 111,192m2 of Residential.
Based on a 50% / 50% 1 Bed and 2 Bed unit mix it is estimated that a total of 1,134 units could be
accompanied in the redevelopment.

CARPARKING
The Precinct’s carparking and site access requirements are set out under the applicable rules and criteria of
the NAPC, with reference to the requirements of the Parking and Vehicular Access General Code. This Code
schedules the required parking provision rates for residential zones, with the number of carparking spaces
determined on the basis of the proposed unit type, mix and number within the development.
Preliminary studies have indicated that 2 levels of basement carparking floors, to the indicative areas shown
on the carparking floor plans, will be required to accommodate the car space numbers. Additional spaces,
including for visitors, could be provided to designated parking bays off De Burgh Street, Owen Crescent
and Karuah/Dorring Streets, and in areas adjacent to the on site vehicular drop off and entry courts where
proposed.
The basement carpark entry and exit access ramps shown on the ground floor and site plans, are indicative
locations, distributed along the site perimeter to facilitate carparking access off the secondary streets at the
rear of the Precinct.

BUILDING HEIGHTS AND NUMBER OF STOREYS
The heights of proposed buildings meet the NAPC (as varied), requirements within the maximum building
heights permissible for each of the sites and as related to their various Northbourne Avenue/street frontage
conditions.
For the 25m high buildings, the number of storeys is determined on the basis of nominally 3m floor to floor
heights. This enables up to 8 storey high buildings to be proposed, with a nominal 1m high “float” to allow for
an increased roof thickness zone, or raised ground floor level condition, within the overall maximum height
limit. For the 12m high buildings, a minimum of 2.9m floor to floor heights will be required to maximise the
number of storeys achievable within the overall height limit. This enables up to 4 storey high buildings to be
proposed.
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Resume cul-de-sacs to
DeBurgh Street Reservations

Canal Reservation
(Blocks 3,4,5 &6)

SITE 2
(Block 8)

SITE 1
(Block 8)

Proposed new boundaries
(allowing for new road
reservation)

Resume Karuah Street
reservation

SITE 4

(Combined Blocks 40 & 41)

SITE 3

(Combined Blocks 1, 4 & 43)

Proposed new boundaries
(allowing for new road
reservation)

Acquire additional site area
(Block 43)

PROPOSED SITE BOUNDARY PLAN

SITE AREAS
SITE 1		
17 918M2		

SITE 2 		
5 425M2		

SITE 3 		
16 308M2		

SITE 4		
5 544M2		

TOTAL SITE AREA
45 195M2
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De burgh street

SITE 1

owen crescent

SITE 2

northbourne avenue

northbourne avenue

SITE 3
SITE 3

morphett street

SITE 4

dooring street

master plan SITE PLAN
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northbourne avenue precinct (view from NORTH EAST)
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northbourne avenue precinct (view from north west)
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single subdivision
approx. 108 units

single subdivision
approx. 108 units

potential single subdivision
approx. 216 units and 648m2 commercial
single subdivision developed in 2 or more parts
approx. 360 units and 1836m2 commercial

single subdivision developed in 1 or 2 parts
approx. 216 units
single subdivision developed in 1 or 2 parts
approx. 338 units
single subdivision
single subdivision
approx. 166 units
approx. 172 units

potential single subdivision
approx. 144 units and 1188m2 commercial

single subdivision
approx. 164 units

single subdivision
approx. 56 units

possible site staging plan
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De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

GROUND floor plan
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De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

LEVEL ONE floor plan
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De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

TYPICAL floor plan
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SECTION: SITE 2 and 3
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adaptive reuse of paired houses
REFURBISHMENT, REPLACEMENT AND RESTORATION WORKS
The “Heritage Guidelines” document outlines the general requirements and recommendations for the
conservation of the paired houses, that are to be retained in the redevelopment.
Generally, the primary cubic building form, facade fenestration and original building fabric are to be
preserved, but enable the:
•

removal of any non-original building elements, including fences, gates, low brick courtyard walls,
security grilles etc,

•

removal of the carport structures,

•

restoration of any damaged, or deteriorated/drummy exterior plasterwork and its Tyrollean finish,

•

replacement of timber framed windows and glazed doors, fascias and trims, but with new timber
joinery to match the details of the original,

•

replacement of flat metal deck roofing, guttering and downpipes, with the new roofs to match the
details of the original and include the provision of new insulation and moisture barriers,

•

repair and refurbishment of original metal balustrades, steel columns and exterior finishes.

Where existing external window and door openings are made redundant by the replanning of the dwelling,
these should be infilled with a recessed panel to designate the former opening.

Site 1
•

De Burgh Pair houses to be adaptively reused for commerical/ retail/ residential

•

Pair Houses (refer to Site 1: De Burgh Pair Houses - Existing Conditions and Augmentation
Proposals)
- Internal walls and stair are to be demolished, to enable alterations for the replanning of the 3
bedroom unit.
- Floor area has been augmented by the demolition of the existing carports and roof terraces
(paired between houses), to enable the construction of a new building addition to accommodate
a new entry lobby and stair.
- Cul-de-sac courtyard spaces are to be reconfigured with new wall alignments, screens and
gates.
- The new building addition, retains the original framed structure of the existing carports and
terraces and is of a similar scale and height, with glazed fenestration that makes reference to the
existing architectural style.
- New pergola framed structures link the “L” and “U” shaped groupings of houses, with sheltered
pathways. These enable the “green commons” to be screened off from the Northbourne Avenue
frontages for privacy and provide entry structures to the pedestrian close around the new tower
buildings.

ADAPTIVE REUSE
The “Heritage Guidelines” and “Design Controls” documents will outline the controls, requirements
and recommendations for altering the existing Pair House dwellings to enable their adaptive reuse as
commercial and/or mixed-use accommodation, improve (or update) functionality and update amenity to
meet current standards in the commercial and residential marketplace.
The viability of the Paired Houses structural, acoustic and fire rating compliance under the National
Construction Code (NCC), will need to be addressed as part of this process.
The “Heritage Buildings (Augmentation Proposals)” drawings indicate the scope of permissible demolition
works to the retained paired housing and design recommendations for increasing floor areas, functionality
and amenity, by alteration and new building additions. However, the structural and fire-rating implications
associated with this work have not yet been investigated. An assessment of the structural condition and
adequacy of the existing building fabric is beyond the scope of this report. It is however evident from our
site survey work and initial site inspections, that the existing upper level suspended slabs are only 100125mm thick, and are supported by the perimeter masonry walls and a centrally located SHS steel column.
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landscape masterplan
landscape and heritage
The landscape design of the Northbourne Ave Housing Precinct draws on to the original planting of
the Sydney Ancher scheme from 1959 and the NCDC planting scheme 1979-80.
The presentation of the completed project as photographed by Max Dupain in 1965 appears
relatively stark with formal and deliberate planting of Cedar and Cyprus trees at an entry to common
landscape courtyards. A landscape planting program agreed between the architects and the Parks
and Garden Department at that time indicates that mature trees, advanced shrubs, pergolas and
vines were subsequently planted. This was to enrich the structured and formal layout of the hard
landscape and pathway system of the original scheme.
The significance of the precinct relates to the spatial context, the layout of the spaces between
the buildings and the relationship of Northbourne Precinct to Canberra context/modernism and
landscape design as outlined by Prof Ken Taylor. He describes the work undertaken by the NCDC
in 1979 as continuing the early philosophy that had been adopted, with loosely arranged groups of
trees placed deliberately to create the unified and leafy setting.

The tradition of loosely placed groups of deciduous and evergreen trees will be extended to build on
the existing landscape character. The outcome will conform to Garden City principles by expanding
on the intent of the earlier planting schemes, creating together a unified and leafy setting.
Water sensitive urban design principles (WSUP) will be applied wherever possible. This will include
collection and polishing of stormwater in planted and grassed swales, the collection of rainwater
in underground storage tanks for irrigation and use of planted roof terraces to delay stormwater
discharge and improve water quality. The opportunity exists to extend the recently constructed
wetland located to the west and transform the concrete lined drainage channel on the northern side
with ‘new ecology’. Other sustainability initiatives include community places, connection to bikeways
and easy access to public open space. In courtyards new mature tree planting is anticipated to
afford an instant and mature landscape that is comparable with the scale of the buildings.

The spaces between the buildings and fronting Northbourne Avenue together with the tree planting
over time created a unique setting. The grassed areas between the buildings offered a unique
opportunity for larger scale tree planting. The layout and well thought through use of the spaces
created its distinctive sense of place and relates back to the Griffin plan(s) and the Garden City
character of Canberra. The 1959 planting scheme uses amongst others European Cedar, River
Oak and Cypress Pine whereas the 1979-80 scheme is characterised by Oak, Pistachio, Ash and
Eucalyptus.
The central cul-de-sac off De Burgh Street giving access to the remaining Paired Houses, together
with its significant heritage trees is retained as a tangible reference to the spaces and buildings
Ancher created.
The intent of the proposed landscape scheme is to built on this legacy by retaining as many of the
historic significant trees as possible and by creating spaces between the buildings comparable to
the space and use of the original scheme. Retained mature trees will result in an appropriate scale
relationship between the new building and the landscape and in combination with large scale new
tree planting will characterise the precinct.
Space under retained heritage trees and around the built fabric will be adapted to uses commensurate
with ‘modern living’. As in the original scheme, new buildings will be accessed off Northbourne
Avenue and through landscaped courtyards. The precinct will largely be pedestrian oriented and
the Wisteria covered pergola (an element used in the Ancher scheme) will characterise, connect and
define the well thought through spaces between the buildings and fronting Northbourne Avenue.
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existing trees & landscape spaces
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Landscape Principles, Public and Communal Spaces

Page 34

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

1

-

4

1

1

2

1

7

6

4

8

2
1

3
5

3
6

5

6

9

1

5

1

LEGEND
1. Common Courtyard
2. Courtyard with Heritage Oaks

002 LANDSCAPE MASTERPLAN
1 : 1000

3

4
3
7

5

4

5

1

3. Vine Covered Pergola
4. Building Forecourt
5. Shared Access

6. Heritage Buildings
7. Connections
8. Ecological Zone

9. Opportunity for Gateway
Planting

landscape master plan

Page 35

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

5

2

5

3
6

1

3
5

2
1

LEGEND
1. Pedestrian Pathway
2. Shared Zone

4

3

4

4

6
2

3

5

1

1

6
3

2

3

3

6
5
2

4

2

3

3. Low Planting
4. Lawn
5. Private Open Space

6. Vine Covered Pergola

landscape master plan - ground plan

Page 36

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

2

2
2

1

1
1

1

1
1

3

2

2
2

4

1

LEGEND
1. Existing Trees
2. New Trees

landscape master plan - trees

Page 37

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

1

2

4

3

landscape master plan - roof terraces

Page 38

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

Section through Common Courtyard

Northbourne Road Eastern Elevation
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precinct MASTER PLAN analysis
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Building Setbacks
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INFRASTRUCTURE AND TRAFFIC ASSESSMENT
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MASTERPLAN OVERVIEW DIAGRAMS
introduction
The Northbourne Avenue Housing Precinct comprises Sites 1 and 2 in Lyneham and Sites 3 and 4 in
Dickson, which have frontages along Northbourne Avenue. These sites are identified as “CZ5 Mixed
Use - Commercial Zones” in Table A1 of the Northbourne Avenue Precinct Code (NAPC) which notes the
applicable planning, design and environmental requirements for proposed new development.
Additional requirements for “Residential Use” and multi unit housing in this commercial zone, are included
in the Residential Zones - Multi Unit Housing Development Code.
The ACT Planning and Land Authority codes applicable to Sites 1 - 4 are:
•

•

Northbourne Avenue Precinct Code (NAPC)
-

Part A(5) - Commercial C5 - Residential Mixed Use

-

Part B - General Development Controls

Residential Zones - Multi Unit Housing Development Code
-

Part C(5) - Multi Unit Housing - Apartments of three (3) storeys or more in other areas and all
multi unit housing in commerical zones.

These codes were used to study, design and propose planning options, which led to the preparation of the
precinct Masterplan for redevelopment of the Northbourne Housing Precinct. However during this process,
it became evident that the application of the NAPC’s building height and setback controls to Sites 2 and 4
would render these sites either undevelopable, or at best, very difficult to develop within the physical and
financial feasibility constraints. This is because Sites 2 and 4 have characteristic that are unique, compared
to all the other sites along Northbourne Avenue that are subject to the NAPC planning controls.
The potential development of these two sites is significantly limited by the narrow physical width of each
site (Site 2 is 35m and Sites 4 is 42.5m wide) compared to the generally 75m wide sites elsewhere in the
Precinct and along Northbourne Avenue. The application of both the mandatory 10m wide front boundary
setback to Northbourne Avenue and the rear boundary setbacks leaves limited potential development site
area between
Alternative development plans and planning control proposals were drafted and presented to the
authorities. The Environmental and Sustainable Development Department of the ACT Government
were consulted to determine whether the subject sites could be granted exemption (perhaps under any
provisions of the Heritage Act 2004), or alternatively, given special consideration under the Planning and
Development Act 2007. It was agreed to seek amendments to certain provisions of the NAPC through a
variation approval process, which involved the drafting and reviewing of proposals with the Department,
that lead to the issue of a “Technical Amendment to the Territory Plan Variation 2012-30” in September
2012.
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BUILDING heights
The Northbourne Avenue Precinct Code notes in Part A and B, the following specific height controls for the design of new buildings, that are relevant to the proposed developments in the Northbourne Housing Precinct;

RELEVANT PROVISIONS

MASTERPLAN RESPONSE

2.1 Height
R10
This rule applies to front boundaries that are adjacent to residential zones.

Rule applies to De Burgh St frontage and Dooring Street frontages as they are adjacent to residential zones.

Within 20m of the front boundary the maximum building height is 12m.

Rule does not apply to Owen Crescent frontage as the adjacent sites are zoned commercial.

C10
Buildings are compatible with the desired character of the adjacent residential zone.

The 4 storey buildings proposed in the masterplan can be made to be consistent with this rule. However, it is considered more desirable to include a
900mm high basement podium to base of the 4 storey building, which is desirable for residential amenity of lower level dwellings and efficiency of basement
carparking. The approximately 13m height of this outcome is considered consistent with criterion in C10.
There is also the option to make a Technical Amendment to this provision Precinct Code to allow 13m high buildings and so remove reliance on criteria and
improve certainty for future development approvals.

R21
For new buildings:
a. The minimum height of building is 3 storeys
b. The maximum height of building is a horizontal plane 25m above
datum ground level measured at the Northbourne Avenue front
boundary

The proposed heights in the masterplan are consistent with this rule.

For this rule height of building excludes rooftop plant provided they are set
back and screened.
R22
Any part of a building fronting Northbourne Avenue with more than 3 stoThe proposed heights in the masterplan are consistent with this rule.
reys has a parapet height as close as practicable to 25m.
For this rule the height of the parapet is measured from datum ground level
at the Northbourne Avenue front boundary.
R22A
Despite the previous two rules rule, alterations or rebuilding up to the
height of any lawfully erected building on the block is permitted.

The proposed rebuilding of the two existing 4 storey bachelor flats buildings to the same number of storeys is consistent with this rule.
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20m from zone for 12m
max building height (R10)

Up to 4 storeys

De burgh street

Up to 8 storeys
(Max 12m Height) (R21)
3 storey

owen crescent

Up to 8 storeys
(Max 25m height)
(R21 & R22)

northbourne avenue
2 storey (Existing)

Up to 8 storeys
(Max 25m height)
(R21 & R22)
4 storey (min 12m height)

Up to 8 storeys
(Max 25m Height) (R21 & R22)

Up to 8 storeys
(Max 25m height)

northbourne avenue

Up to 8 storeys
(Max 25m height)

morphett street

dooring street

20m zone for 12m
max building height (R10)

Up to 4 storeys
(Max 12m Height)

BUILDING HEIGHTS

Page 43

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

BUILDING setbacks
The Northbourne Avenue Precinct Code notes in Parts A and B, the following specific building setback controls for the design of new buildings that are relevant to the proposed developments in the Northbourne Housing Precinct.

RELEVANT PROVISIONS

MASTERPLAN RESPONSE

2.5 Front Setbacks – Buildings on Other Streets
R15
This rule applies to front boundaries that are adjacent to residential
zones.

This provision applies to De Burgh Street frontage and Dooring Street frontages as they are adjacent to residential zones.
The provision also applies to northern park frontage adjoining De Burgh Street.
The provision does not apply to Owen Crescent frontage as the adjacent sites are zoned commercial.

Front setbacks are as specified in Table 1.
C15
Front boundary setbacks achieve all of the following:
a) consistency with the desired character
b) reasonable amenity for residents
c) sufficient space for street trees to grow to maturity.

The proposed 3m setback to De Burgh and Dooring Streets is considered to be consistent with the criteria of C15.
The proposed 0m setback to the northern park frontage adjoining De Burgh Street is considered to be consistent with the criteria of C15.
There is also the option to make a Technical Amendment to Precinct Code Table 1 to reflect the setbacks proposed in the masterplan, which would
remove reliance on criteria and improve certainty for future development approvals.

2.2 Front Setbacks – Northbourne Avenue
R23
Unless stated elsewhere, new buildings facing Northbourne Avenue have All new buildings are consistent with this Rule.
a 10 m building line setback to the Avenue. (Mandatory rule)

2.3 Front Setbacks – Streets intersecting with Northbourne Avenue
R24
Unless stated elsewhere, the minimum setback is 10 m. (Mandatory rule) Proposed setback to Morphett Street is consistent with this Rule.
The application of this rule to the two proposed new street connections, Owen St, Lyneham and Karuah St, Dickson, needs to be further considered. It appears desirable to amend the Precinct Code to establish setbacks that are in accordance with those proposed in the Masterplan.
This may include different setbacks for 12m high buildings and 25m high buildings.
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RELEVANT PROVISIONS
2.4 Setbacks – Side and Rear Boundary

MASTERPLAN RESPONSE

R26
This rule applies to buildings with more than three
storeys.
Minimum side and rear setbacks are:
a) to any northern or southern boundary - 5m
b) to any western or eastern boundary - 10m
Note: These setbacks apply to the whole building, not just that part of
the building over three storeys.
C26
Side and rear boundary setbacks achieve all of the following:
a) consistency with the desired character
b) reasonable amenity for residents.
R26A
This rule applies to buildings with more than three
storeys.
Buildings do not reduce the hours of direct sunlight between 9am–4pm
to any habitable room in any adjoining residential or commercial accommodation developments to less than 2.
C26A
Reasonable solar access for adjoining residential or commercial accommodation developments is achieved.

The proposed building locations in the masterplan are generally consistent with this rule.
The only exception is the 0m setback proposed to pedestrian laneway (block 7 Section 51) which is considered consistent with criteria as the adjoining commercial building already has a larger setback to side boundary.

Consistency with these provisions are demonstrated through the the sunshadow diagrams included in the masterplan.

Page 45

NORTHBOURNE precinct master plan | 25 June 2014
master plan report
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front boundary (C15)
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De burgh street
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front boundary (C15)

3m
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west, rear boundary

0m front
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owen crescent
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south boundary
(R26)

req. 10m front setback
from Northbourne Ave. (R23)

req. 10m front setback
from Northbourne Ave. (R23)

northbourne avenue

req. 10m front setback
from Northbourne Ave. (R23)

Proposed amalgamation of
sites and new boundary lines

Proposed amalgamation of
sites and new boundary lines

northbourne avenue

req. 10m front setback
from Northbourne Ave. (R23)

5m
setback
north
boundary
(R26)

5m
setback
south
boundary
(R26)

dooring street

3m
front setback
(C15)

20m zone for 12m
max building height (R10)

3m
front
setback
(R15)

req. min
10m
setback
intersecting
street (R24)

5m
setback
south
boundary
(R26)
10m setback
east, rear boundary (R26)

10m setback
east, rear boundary (R26)

morphett street

5m
front
setback
(R26)

req. 10m front setback
from Northbourne Ave. (R23)

BUILDING SETBACKS
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BUILDING INTERFACE & privacy
Multi-Unit Housing Development Code, 21 March 2014 version, Element 6.3 Privacy contains Rules 59 and
60 which both use a 12 metre minimum distance between unscreened elements of dwellings to ensure
adequate residential privacy is achieved. The 12 metre privacy provision does not change according to the
number of storeys. The site plans on the following pages demonstrate that these privacy provisions are
complied with.
In addition to minimum compliance with current code, the site plans on the following pages also demonstrate
the good urban design principle of increasing the spacing of taller building elements beyond minimum 12
metres to ensure both a high standard of residential amenity and amenity to outdoor spaces is achieved.
These principles are illustrated in the below Figure C3 Building Interface taken from a recent version of the
Multi-Unit Housing Code that has now been superseded by current code. The building interface text is
included on the site plan is provided as information only as it is not a current Territory Plan requirement.
The site plan diagrams indicate proposed dimensions between buildings together with the code privacy
requirement and the preferred urban design interface for both:
•

Ground Floor - for interfaces between buildings up to four storeys high,

•

Typical Floor – for interfaces between buildings five to eight storeys high

Primary / Primary window interface		

Primary / Secondary window interface

Primary window interface with
adjoining potential development site

Secondary / Secondary window interface

Secondary window interface with
adjoining potential development site

Figure C3. Building Interfaces
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Privacy: Min.
12m required
(unscreened
elements)

Privacy: Min.
12m required
(unscreened
elements)

De burgh street

20m

4m

owen crescent

Privacy:
screening
required

20m

4m

Privacy: Min.
12m required
(unscreened
elements)

Privacy: Screening
required to elements
less than 12m

9m

20m

Privacy:
screening
required

Privacy: Screening
required to elements
less than 12m

10m
12m
Privacy: Screening required to
elements less than 12m

northbourne avenue

northbourne avenue
Privacy: Screening
required to elements
less than 12m

10m

morphett street

Privacy:
screening
required

2.2m
18m
Privacy: Min.
12m required
(unscreened
elements)

18m
Privacy: Min.
12m required
(unscreened
elements)

dooring street

18m
Privacy: Min.
12m required
(unscreened
elements)

GROUND FLOOR BUILDING site plan
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De burgh street

Privacy: Screening required to
elements less than 12m
Interface: 9m preferred between
screened elements

9m

4m

4m

Privacy:
screening
required

owen crescent

5m
Privacy: Some
screening may be
required. Interface:
exceeds 4.5m
preferred minimum.

24m

Privacy:
screening
required

9m

34m

Privacy: Screening required to
elements less than 12m
Interface: 9m preferred between
screened elements

Privacy: Min. 12m required (unscreened elements)
Interface:18m preferred between unscreened elements

northbourne avenue

northbourne avenue

24m

22m

22m

Privacy: Screening required to
elements less than 12m
Interface: 9m preferred between
screened elements

28m
10m

24m

Privacy: no screening
required. Interface: exceeds
9m preferred minimum

morphett street

Privacy: Some
screening may be
required. Interface:
exceeds 4.5m
preferred minimum.

10m

Privacy: Min. 12m required (unscreened elements)
Interface:18m preferred between unscreened elements

5m

dooring street

TYPICAL FLOOR BUILDING site plan
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ADDRESS, ENTRY & ACCESS LINKAGES
The project was initiated to provide Government funded housing to accommodate the large influx of new
public servants and their families, who arrived from Melbourne, Sydney and other capital cities, to work in
Canberra’s new Government departments. At the time, the project helped respond to the housing demand,
when the market was in very short supply. However over subsequent years the housing needs of Canberra
were to change, due to the growth of the city and expansion of Canberra’s suburbs which increased the
availability of other forms of housing in the market, and upgraded living standards. This also increased the
number of disadvantaged residents and the demand for Government welfare housing became a new concern.
With such low housing stock available and the Northbourne Housing development no longer marketable for
private sale, its use was changed to accommodate residents on subsidised leases. As a consequence, the
Precinct’s social standing in the surrounding residential community diminished and over the years its identity
also suffered due to the general deterioration and unkept appearance of the development. This issue has
become one of increasing poignancy recently, because of the importance of the developments’ presence on
Northbourne Avenue upon arrival into Canberra and the identification of the Precinct as a Nominated Place
under the ACT Heritage Act.

The new entry courtyards are to be connected to the reconstructed infrastructure of pathways and pergola
framed structures that are proposed to re-interlink the various housing groups and provide entrance ways
to the ground levels of the new development. This system of pedestrian pathways and structures seeks to
re-establish the original linkages, with similar principles to the Radburn Planning model, to address each of
the communal open spaces on the sites. At these points, the pergola framed structure will be screened off to
provide secured entry for residents and visitors into semi-private areas of the development, the existing open
landscaped and new urban spaces between the buildings.

The relationship between the development and Northbourne Avenue was an important urban design
consideration in the planning. The development had a major presence and address to Northbourne Avenue
with many of the houses fronting directly onto the Avenue. The housing groups were arranged in patterns
along the length of the sites and the Bedsitter Flat buildings were conceived as the point buildings for
the “Gateway” at the approach to the Precinct. However despite the prominence of the urban address,
the identification of the main vehicular entry and access points into the development, has always been
problematic. The entry points that are accessible by car, are off cul-de-sac’s and loop roads located to
the rear of the development and behind its main address. The route to these from Northbourne Avenue is
not readily apparent, and is not evident as one passes through the Precinct until a likely connecting street
is found. While the Precinct’s presence may be well recognised on the Avenue, the visual and physical
disconnection between this address and its entrances to the rear, hinders way finding and identification.
Similarly, many of the main pedestrian entry points and front doors to the houses are difficult to identify. On Site
1, the original main entrances to the Pair Houses addressed the communal open spaces and the Northbourne
Avenue footpath. The curved walls that were associated with these were subsequently demolished when the
new private courtyards were created to enclose the spaces along the edges of the houses. This reorientated
the main entrances to the traditional street side of the house, adjacent to the carport and its driveway. As
a consequence, the important visual identification of the main entrance, which had formerly been focussed
towards pedestrian access and its association with the address to the house, became deprioritised.
The masterplan seeks to re-establish many of the fundamental urban design principles of the Ancher
Scheme appropriate to the significant increase in density. The retained paired houses are adaptively reused
as commercial offices and retail outlets with the main entrances addressing the commerical spaces and
Northbourne Avenue footpath.
A slip road off Northbourne Avenue provides direct access and short term parking. The centre cul-de-sac
off De burgh Street is retained including the significant trees as a vehicular entry to the commercial and
residential premises.
Cross site connections from Owen Crescent and Dooring Street to Northborne Avenue are proposed to
provide convenient access to the vehicular address points and underground carpark entries.
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retain existing cul-de-sac address and
form new De Burgh Mews
entry / exit

entry / exit

entry / exit

De burgh street

entry / exit

building address points along
DeBurgh Street

entry / exit

owen crescent
new 2-way
connecting road

To Sydney

exisiting bus stop

building address points along
Northbourne Avenue

main courtyard and open
space address points

northbourne avenue

one way slip roads and
carparking bays
new building development to
preserve original “gateway” to
the precinct

main courtyard and open
space address points

To Canberra Civic centre

northbourne avenue
exisiting bus stop

exisiting bus stop

new 2-way
connecting road

entry / exit

retain existing
vehicular
driveway

Convert Karuah Street to a
private vehicular road

dooring street

entry / exit

entry / exit

morphett street

entry / exit

building address points along
Dooring Street
entry / exit

Principles: Traffic, Address and Entry

Carpark entry / exit

Building address points
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De Burgh Mews
pedestrian path entry
points to buildings

Semi private
“commons”
Courtyards

owen crescent

pedestrian path entry
points to buildings

pedestrian path entry
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Principles: Access, Pathways and Linkages
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landscaping, public and communal open spaces
The 3 existing open thoroughfare spaces fronting the 3 groups of Pair Houses are to be reestablished as communal open spaces, consistent with the original urban design intent. The
perimeters are to be redefined with new screens. A new landscaping design will retain and
preserve any heritage significant trees, and incorporate any other existing trees or planting
species that provide contributory value to the original landscape design.

Multi-Unit Housing Development Code, 21 March 2014 version, Element 4 Site Design and Element
6 Amenity contains provisions for communal open space and private open space for multi-unit
developments.
Element 4: Site Open Space
Rule R39:

“An area of communal open space is provided that is centrally located and comprises
at least 20% of the total site area. The calculation of the communal open space area
is not to include front setbacks or narrow strips of residual land that are not visually or
physically incorporate into the area not readily accessible by residents.”

Criteria C39:

Criteria for communal open space consideration note general requirements for
access, privacy, passive surveillance, maintenance, outdoor activities, landscaping
with sufficient deep soil zones to enable mature tree planting.

Existing street frontage trees located on Northbourne Avenue and De Burgh Street verges
and in the northern corner adjacent to the Lyneham Bedsitter building, will be retained and
preserved.
Site 2

The new buildings are proposed with ground level courtyard/loggias, balconies/loggias on
typical floors and strategically located roof gardens.
•	Rule R39 and/or Criteria C39 are applicable to the communal open spaces proposed on the
site.

Communal open space of less than 20% area may be considered if it is clearly
defined and meets the general requirements, if the site:
•

is in a constrained urban area, or

•

adjoins a large area of public open space.

The existing open space between the southernmost De Burgh Pair Houses on Site 1 and
northern most new building on Site 2 is to be preserved. The existing grove of heritage
significant trees in the NW corner of this space is to be retained and preserved, and
incorporated into the new landscape design for this proposed entry forecourt.

Element 6: Private Open Space
Rule R61:

“Private open space for each dwelling on the ground and podiums is provided and
meets the following requirements:
a)

Minimum area 24m2

b)

Minimum width: 4m opening directly off a daytime living area.”

Communal open spaces are to be provided between and to the rear, Owen Crescent side of
the new buildings.
Site 3

Minimum area 6m2

b)

Minimum width: 1.8m opening directly off a daytime living area.”

“Private open spaces at ground and podium levels are designed and located to
achieve a minimum of 3hours of direct sunlight to a minimum of 50% of the area,
between the hours of 9.00am and 3.00pm on 21 June (Winter Solstice).”
Rule R234:

“Fully transparent balustrade construction is not used on balconies for the first four
floor levels above street level.”

The application of these rules and criteria to the proposed developments on each Precinct Site, are as
follows:
Site 1

• Rule R61 is applicable to the redevelopment of the existing Lyneham Bedsitter building, the
retained De Burgh Pair Houses and the new development on this site.
The masterplan complies, with screened and private courtyards proposed to the entry and
communal/public open space sides of each dwelling and flat building, to meet the minimum
requirements. The new buildings are proposed with ground level courtyard/loggias, balconies/
loggias on typical floors and strategically located roof gardens.

• Rule R61 is applicable to the new development on this site.
The new buildings are proposed with ground level courtyard/loggias, balconies/loggias on
typical floors and strategically located roof gardens.

“Private open space for each upper floor dwelling is provided in the form of a balcony
which meets the following requirements:
a)

• Rule R61 is applicable to the development on this site.

•	Rule R39 and/or Criteria C39 are applicable to the communal open spaces proposed on the
site.
Existing street fronting trees located on the Northbourne Avenue and Dooring Street verges
will be retained and preserved.
Site 4

• Rule R61 is applicable to the new development on this site.
The new buildings are proposed with ground level courtyard/loggias, balconies/loggias on
typical floors and strategically located roof gardens.
•	Rule R39 and/or Criteria C39 are applicable to the communal open spaces proposed on the
site.
A new landscaping design will retain and preserve any significant trees and incorporate
any other existing trees or planting species that provide contributory value to the original
landscape design.
Communal open spaces are to be provided between and to the rear, eastern side of the new
buildings.
Existing street fronting trees located on the Northbourne Avenue and Morphett Street verges
will be retained and preserved.

•	Rule R39 and/or criteria C39 are applicable to the communal open spaces proposed on the
site.

Page 53

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY WINTER SOLSTICE 21 JUNE 09:00aM

Page 54

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY WINTER SOLSTICE 21 JUNE 12:00pM

Page 55

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY WINTER SOLSTICE 21 JUNE 03:00pM

Page 56

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY summer SOLSTICE 21 december 09:00aM

Page 57

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY summer SOLSTICE 21 december 12:00pM

Page 58

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

De burgh street

owen crescent

northbourne avenue

northbourne avenue

morphett street

dooring street

OVERSHADOWING STUDY summer SOLSTICE 21 december 03:00pM

Page 59

NORTHBOURNE precinct master plan | 25 June 2014
master plan report

INFRASTRUCTURE AND TRAFFIC ASSESSMENT report
Executive Summary
The objective of the Northbourne Housing Precinct Study – Infrastructure and Traffic Assessment is to provide
high level advice on the impacts of the proposed development on:
--

Existing services and utilities infrastructure

--

Traffic generation and impact on the existing road network and access points

A range of utility relocations/upgrades have been identified as part of the assessment, as well as the traffic
impacts resulting from the proposed development. The proposed development covers the following blocks
which have been consolidated to form potential development sites.

B#
40
41
4
43
1
8

S#
6
6
1
6
12
51

Division
Dickson (102)
Dickson (102)
Dickson (102)
Dickson (102)
Dickson (102)
Lyneham (101)

Development Proposal
Consolidated Blocks to for Site 4
Consolidated Blocks to for Site 4

Consolidated Blocks to for Site 4

Existing Property /Building Name
Vacant
Dickson Flats
Garden Flats
Vacant
Garden Flats
Lyneham Flats/Owen Flats

Sewerage
The existing 300 mm dia trunk sewer main which runs through the block along the same alignment as the
Stormwater trunk main will require relocation to accommodate the proposed development footprint. This
will also require the relocation of the 150 mm dia reticulation main which crosses Northbourne Avenue. New
easements will be required as part of these relocations. These relocations may incur significant additional
costs to the development. An alternative route for the sewer infrastructure along with its increase in size
would need to be negotiated with Actew Water to accommodate the proposed development.
The proposed development would require localised augmentation to the existing local network within the
block in order to meet the development load.

Gas
Localised augmentation to the existing network within the block will be required, including the replacement
of the 32 mm dia main on the boundary of the site. The existing 32 mm dia medium pressure main servicing
the block will require extension to provide service to southern extent of the block.

Electricity
The existing substation 3182 within Block 8 Section 51 Lyneham will require decommissioning and the LV
reticulation network will require removal/replacement. A new pad mount or indoor chamber substation will
need to be installed within the block.

A summary of the impacts of each block on existing services and utilities infrastructure is provided below.
A summary of the overall traffic impacts of the full development is also provided.

ActewAGL advised the existing overhead LV cable running to the west of Owen Crescent should be
undergrounded as part of the development of the area.

For the full Infrastructure and Traffic Assessment report to this executive summary, refer separate
AECOM report.

Within the block localised augmentation will be required to provide power to the new development footprints.

Block 8 Section 51 Lyneham

Localised augmentation of the existing Telstra communications infrastructure will require relocation and
upgrade to service the proposed development on the site.

Block 8 Section 51 Lyneham is located to the west of Northbourne Avenue and is identified on the Architects
Master Plan as Site 1 and 2. Site 1 is south of the Sullivans Creek green belt and ends at the proposed
extension of Owen Crescent to Northbourne Avenue. Site 2 is east of the existing Owen Crescent and south
of Owen Crescent extension to Northbourne Avenue. The following summary includes both Site 1 and 2.

Telecommunications

Based on the data received, it appears that all other telecommunications do not currently provide service to
the development block, but advised that they would look at providing service on a case by case basis.

Stormwater
The proposed development will require the relocation of the existing 1050 mm dia and 1200 mm dia trunk
stormwater mains which run through the block adjacent to Owen Crescent. These relocations may incur
significant additional costs to the development. An alternative route for the stormwater infrastructure would
need to be negotiated with TAMS to accommodate the proposed development footprint.

Water
The following works will likely be required as part of the proposed development for Block 8 Section 51
Lyneham:
--

There are four (4) existing 100 mm mains which run through the block which would require relocation to
avoid the building footprint of the proposed development

--

The existing 100 mm dia main on Northbourne Avenue will require upsizing to 225 mm dia main between
Block 8 Section 51 Lyneham and Macarthur Avenue to cater for the development

--

The existing 100 mm dia main to on the southern boundary of the block may require upsizing to a
150mm dia main to cater for the proposed development
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Block 4 Section 1, Block 1 Section12 and Block 43 Section 6
Dickson
These blocks are located to the east of Northbourne Avenue, south of the Canberra Visitor Information
Centre.
Block 4 Section 1 currently contains the Front Garden Flats located west of Karuah Street. Block 1 Section
12 currently contains the Garden Flats located between Karuah Street and Dooring Street. Block 43 Section
6 is directly adjacent to the Visitors Centre and is vacant.
The Architects Master Plan identifies these blocks being consolidated to form Site 3. Due to the proximity of
these blocks the infrastructure impacts are generally consistent for all.

Block 40 and 41 Section 6 Dickson
Block 40 and 41 Section 6 Dickson are located to the east of Northbourne Avenue, south of Morphett Street.
Block 41 currently contains the Dickson Flats. Block 40 is vacant.
The Architects Master Plan identifies these blocks being consolidated to form Site 4. Due to the proximity of
these blocks the infrastructure impacts are generally consistent for both.

Stormwater
Only minor localised augmentation of the internal stormwater network will be required within the site.

Water

Stormwater

Internal augmentation and upgrades will be required.

The proposed development of Block 4 Section 1 and Block 1 Section 12 will require the relocation of the
existing trunk main which currently runs through both blocks. We assume this is a 750 mm dia pipe based on
adjacent pipe sizes however data received does not identify a size for this infrastructure. This relocation may
incur significant additional costs to the development. An alternative route for the stormwater infrastructure
would need to be negotiated with TAMS to accommodate the proposed development footprint.

Sewerage

A 1050 mm dia pipe runs between Block 43 Section 6 and blocks 4 Section 1, Block 1 Section12. The
Master Plan appears to avoid development within this easement area.

Water
The existing 100 mm dia main on Dooring Street will require upsizing to 150 mm dia main to cater for the
development.

Sewerage
Only localised augmentation of the internal sewer network will be required within the site.

Gas
There is currently no gas supply to these blocks. An extension of the existing network may be required if gas
is needed. A connection may be provided from the 450 mm dia main in the median of Northbourne Avenue;
however Jemena advised this would be at a significant cost to the developer. Alternatively, the existing 110
mm dia medium pressure main on Wakefield Avenue may be extended along Dooring St to provide service
to the development.

Electricity
An overhead LV supply currently services Block 4 Section 1 and Block 1 Section 12 along Karuah Street.
To accommodate the development the existing LV cabling should be undergrounded and a new easement
provided.

The existing network will be sufficient for the proposed development.

Gas
Both blocks can be serviced from the existing gas network on Morphett Street and Lowrie Street. No major
upgrades are expected as part of the proposed development.

Electricity
Block 41 is currently serviced by an underground high voltage supply off Morphett Street. Block 40 does not
appear to be serviced at this time. The supply of power to the future development would require ActewAGL
to assess their network capacity to determine the preferred connection point into the network.
There is an existing overhead high voltage line to the east of Block 41. This overhead line services the houses
located off Lowrie Street. ActewAGL have advised that this overhead supply should be retained to avoid the
requirement to supply new connections to the existing housing.
ActewAGL advised that the existing overhead LV line and overhead substation on Morphett Street will require
undergrounding due to age. This infrastructure is outside of the development footprint.

Telecommunications
Telstra have identified the existing infrastructure servicing to the development will require upgrade in order to
cater for the proposed development scenario.
Based on the data received, it appears that all other telecommunications do not currently provide service to
the development block, but advised that they would look at providing service on a case by case basis.

Telecommunications
Telstra have identified the existing infrastructure servicing the blocks will require upgrade in order to cater for
the proposed development scenario.
Based on the data received, it appears that all other telecommunications do not currently provide service to
the development block, but advised that they would look at providing service on a case by case basis.
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Infrastructure Summary

Traffic

The following table summarizes the infrastructure impacts for each block.

The proposed development will increase traffic on the surrounding road networks including Northbourne
Avenue.

Stormwater

Block 8 Section 51 Lyneham

Relocate the existing 1050 mm dia and
1200 mm dia trunk stormwater mains which
run through the block adjacent to Owen
Crescent.

Sewerage

Water

Relocate four existing 100 mm dia mains.
Upsize existing 100 mm dia main on
Northbourne Avenue to 225 mm dia main
between Block 8 Section 51 Lyneham and
Macarthur Avenue.

Block 4 Section 1, Block
1 Section12 and Block
43 Section 6 Dickson
Relocate existing 750 mm
dia stormwater main.

Upgrade existing 100
mm dia main on Dooring
Street to 150 mm dia
main.

Gas

Minor localised
augmentation of the
internal stormwater
network.
Internal augmentation
and upgrades will be
required.

Relocate 300 mm dia trunk main.

The additional traffic generated by the increased population in this precinct will tend to displace some of the
existing traffic on Northbourne Avenue to other parallel routes. There is likely to be some increased traffic
on Majura Avenue, Officer Crescent and MacPherson Street. This may have a negative impact on residents
fronting these streets.
The Master Plan proposes the extension of Owen Crescent and the creation of a new intersection with
Northbourne Avenue. This intersection would be a left in, left out arrangement.
This increase in traffic congestion as a result of this development and other’s along the corridor will make
active travel modes and public transport more attractive. Pedestrian, cycle facilities, public transport stops
and vehicle access points should be designed to ensure:
--

Conflicts between modes are minimised

--

New paths and connections to trunk cycle paths are as direct as possible and along desire lines

Adequate parking provision may reduce parking intrusion into the adjacent residential areas. Parking controls
will need to be employed to minimise the current unsatisfied office parking from using the onsite parking.

Upsize existing 100 mm dia main on the
southern boundary of the block to a 150
mm dia main.
Localised augmentation.

Relocate 150 mm dia main across
Northbourne Avenue.

No upgrade or
relocation.

Despite the addition of an intersection on Northbourne Avenue and an increase in traffic volume - the
proposed development scenario is consistent with the long term plans for the corridor and changing usage
profile of Northbourne Avenue.

Localised augmentation.
Localised augmentation

No supply. Extend
existing 110 mm dia
Replace 32 mm dia main on the boundary of
medium pressure main on
the site.
Wakefield Avenue along
Extend existing 32 mm dia to provide
Dooring Street.
service to southern extent of the block.

No upgrade or
relocation.

Decommission existing substation 3182.

ActewAGL to assess
their network capacity
to determine the
preferred connection
point into the network.

Remove/replace the LV reticulation.
Electricity

Block 40 and 41
Section 6 Dickson

New pad mount or indoor chamber
substation required for block.

Underground existing
LV supply and create
easement on Karuah
Street.

Underground existing overhead LV cable
running to the west of Owen Crescent.

Retain existing
overhead HV Line.

Telecomm
unications

Underground existing
overhead LV Line.
Telstra local upgrade

Telstra local upgrade

Telstra local upgrade

Currently no other services.

Currently no other
services.

Currently no other
services.
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INTRODUCTION TO SITE LOCATION
The Northbourne Housing Precinct is located in the District of North Canberra, Division of Lyneham Section
51 and Division of Dickson Sections 1, 6 and 12, on a number of sites flanking the eastern and western sides
of Northbourne Avenue.
Specifically, the Precinct maybe identified by 4 component sites, that currently accommodate 5 different
groups of dwellings which have recently been heritage listed:
Site 1: Lyneham Section 51, Block 8 (North) is bounded by Northbourne Avenue to the east, DeBurgh
Street to the west, a stormwater canal and reserves (Blocks 3, 4, 5 and 6) to the north, and Site 2 to
the south. The site accommodates 47 existing dwellings, known as the DeBurgh Pair Houses and 1
Bedsitter Flat building.
Site 2: Lyneham Section 51, Blocks 7 and 8 (South) is bounded by Northbourne Avenue to the east,
Owen Crescent to the west, Site 1 to the north, and the Macarthur House building and associated
carparking area to the south. The site accommodates 4 existing buildings, known as the Owen Flats.
Site 3: This site is composed of separate blocks in 2 Sections of Dickson, which are divided by the Karuah
Street loop road. Dickson Section 1, Block 4 is bounded by Northbourne Avenue to the west,
Karuah Street to the east, the Visitors Information Centre and associated carparking area to the
north, and the Pavilion on Northbourne Hotel property to the south. The site accommodates 5
existing buildings, known as the Karuah Maisonettes. Dickson Section 12, Block 1 is bounded by
Dooring Street to the east and Karuah Street loop road to its north, south and west frontages. The
site accommodates 16 existing dwellings, known as the Karuah Garden Flats.
Site 4: Dickson Section 6, Block 41 is proposed to be amalgamated with Block 40 to the south, to define
a larger development site bounded by Northbourne Avenue to the west, Morphett Street to the
north, the Visitors Information Centre and associated entry to its carpark to the south and adjoining
residential properties to the east. Block 41 accommodates 3 existing Bedsitter Flat buildings.
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EXISTING PRECINCT SECTIONS, BLOCKS AND SITE BOUNDARIES
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AERIAL VIEW
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EXISTING PRECINCT PLAN
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EXISTING northbourne avenue precinct (view from NORTH EAST)
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DESCRIPTION OF THE ORIGINAL MASTERPLAN
The masterplan was designed by Sydney Ancher in 1959, for the National Capital Development Commission
(NCDC). The original client’s brief was to provide a community housing development for 150 dwellings, of
one, two and three storeys (specifically no multistorey buildings). Specific types of housing were required, but
there was to be no road entry off the highway and no drying areas or yards were to be visible. Later, 4 storey
flat buildings were added to the northern end of the scheme. These were required to enhance the visual
prominence and cohesion of the housing, that was considered to be generally too low rise and to establish a
“Gateway” presence for the Housing Precinct on Northbourne Avenue. Building blocks were arranged in the
various housing types and grouped to achieve the two main urban design aims;
•

to maintain an ordered and unified presentation along Northbourne Avenue with buildings of urban scale
and character,

•

to provide as far as possible on a narrow site, the maximum number of dwellings with good orientation.

This resulted in a planning arrangement that provided open spaces and common use areas between the
buildings, so that an alternating pattern of buildings and landscaping was to be seen as one passed through
the development. The site was accessed from the rear streets via a pattern of loop roads and cul-de-sacs
with off street parking, similar to the Radburn Planning model.
Urban Character
Housing types consisted of one, two, three and four storey buildings linked in groups, to provide a unified
expression of town scale and character for the developments on both sides of Northbourne Avenue. To
achieve harmony between the different building types, all roof forms, external finishes and window types were
kept identical. Individual buildings only varied in form and detail.
Housing Types
Flats (F): Four blocks of three-storeys, each contains twelve flats, two stairs, and one laundry shared between
two flats. Each flat has a balcony facing north. Spaces between the blocks contained planting, motor courts,
carports (one per flat) and a screened drying yard located at the rear. (24 two-bedroom, 24 one-bedroom).
Pair houses (P): Eleven blocks of two-storeys, each block contains 2 pairs of two-storey houses linked by
double carports and roof pergola. Blocks were arranged in U-shapes, with a cul-de-sac to serve the rear
entries. The fronts face either Northbourne Avenue or the landscaped open space “commons” (47 threebedroom).
Maisonettes (M): Five blocks of three-storeys, each contains six town houses with carports beneath. Blocks
have an east-west aspect and were linked by garden walls, with planting in areas between. Rear access is
provided from the loop road (30 three-bedroom).
Garden flats (GF): Sixteen single-storey separate flats, each flat was linked by an attached carport and private
walled garden. At the rear, kitchens and laundries have access to an internal landscaped “commons” area for
services, drying and children’s play. (12 three-bedroom, 4 two-bedroom).
Bachelor flats (B): Four blocks of four storeys, each contains seven bedsitting room flats; two to each upper
floor, and one on the ground floor. Each flat faces north. On the ground floor a screened area for garbage
bins, opens from a common laundry which contains automatic washing facilities. An incinerator is provided
to each block. (28 bed-sitters)
Total housing in the project was 169 dwellings: 77 three-bedroom dwellings; 36 two-bedroom; 28 onebedroom; 28 bed-sitters
Reference: Architecture in Australia – June 1962
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ARCHITECTURE IN AUSTRALIA MARCH 1965, MASTERPLAN
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1.
2.
3.
4.

Dickson Bedsitter Flats
Karuah Maisonettes
DeBurgh Pair Houses
Pergolas and connecting pathways between Dickson Flats

1

2

3

4
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5

6

7

8

5.
DeBurgh Pair Houses and landscaped commons off Northbourne Avenue
6, 7, 8. Sydney Ancher designed ANU Student Union building, Canberra,1963
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DESIGN INFLUENCES OF international style
MODERN ARCHITECTURE
During the years of the Great Depression, Sydney Ancher left Australia to work in England and travelled to
Europe. He became familiar with large scale housing developments and was inspired by the work of Mies
van der Rohe and Le Corbusier, in particular when he visited the Weissenhof housing estate in Germany, in
1931.
The ‘Weissenhofsiedlung’ is one of the most significant landmarks left by the movement ‘neues bauen’. This
group provided a forum for architects concerned about the problems of industrial and artistic productions,
in meeting the need for low cost housing in the residential marketplace. The development was erected in
1927 as a residential building exhibition arranged by the city of Stuttgart and the arts & crafts association
‘Deutscher Werkbund’.
The aim of the exhibition was to draw public attention to the achievements of the modern movement in
architecture and was presented in the form of a residential suburb. Planned under the artistic direction of
later bauhaus Professor Ludwig Mies van der Rohe, the then avant-garde of 17 German and international
architects including Walter Gropius, Bruno and Max Taut, Peter Behrens, Hans Scharoun, Le Corbusier,
Mart Stam, J.J.P. Oud and others created an exemplary residential scheme for modern urban residents and
radically modern houses.
Each of the architects who participated, presented a different house-type. This resulted in 21 terraced and
detached houses and apartment buildings of slightly varying form, with a total of 60 dwellings. While overall the
exhibition appeared fragmented, it illustrated the “new” principles, of the independence of individual houses
from preconceived schemes and their siting in garden surrounds. What they had in common, were simplified
facades, flat roofs (some as terraces’), bands of windows and open planned interiors. They represented
of the latest advances in technology, mass production and prefabrication at the time, and enabled their
construction to be completed within 5 months.
The most important houses were those designed by Swiss born architects ‘Le Corbusier’, and his cousin
Pierre Jeanneret (1896-1967). Their building, a duplex of two completely different house-types, is located on
two prime sites facing the city within the framework of the Stuttgart ‘weissenhof siedlung’. What they had in
common, were simplified facades, flat roofs (some as terraces), bands of windows and open planned interiors.
The houses were distinctive because the interiors of each were conceived as a single large living area (apart
from the kitchen and bathroom), subdivided into compartments (in one, by mobile partitions) and with a long
ribbon window to provide light. The roof garden was divided into areas of green planters and paved terraces,
with the 2 stairwells placed outside the building in rectangular blocks. The roof construction, skeletal column
structure, and window fenestration were all standardised components. These houses demonstrated a new
conception for a way of living: a new relationship between man/individual houses and the urban environment.
The architecture later became known as the International Style of Modern Architecture.
Ancher returned to Australia in 1936 “captivated by the possibilities of slender frame structures independent
of wall, of large and free use of glass, of the discipline of modular planning, of the freedom offered to internal
planning by the flat roof, and of elements arranged to join indoor and outdoor spaces”1. However it wasn’t
until after the war that he had the opportunity to explore the design ideas and express the Modernist concepts
that he had learned while overseas. He designed a number of private houses in Killara and built another
house for himself in 1951, all influenced by the International Style, but always with deference to the unique
site and Australian setting. In 1963 he designed the Student Union building at the ANU, Canberra, but was
to receive no further major or non-domestic commissions. Except that is towards the end of his career, when
Ancher was commissioned by the NCDC to design a group housing development on Northbourne Avenue.
1

Page 11 - “Ancher Mortlock Murray Woolley, Sydney Architects 1946-1976”, By David Saunders, Catherine Burke,
Power Institute of Fine Arts University of Sydney, 1976
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1

2

3

4

5

6
HISTORICAL CONTEXT

1 & 2 J.J.P. Oud, 1927: row houses, original entrance and reburbished/restored.
3

Mies van der Rohe, 1927: apartment house, south-east view

4

Mies van der Rohe’s large apartment building (left) and J.J.P.Oud’s small row houses.

5

North-west side (entrances) of Ludwig Mies van der Rohe’s apartment house.

6

Le Corbusier, 1927: 3 storey duplex building, roof terrace area.
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precinct HERITAGE analysis
Apart from the distinctive architecture of the housing, much of the significance of the Northbourne
Housing Precinct is derived from its urban design. The siting of the developments in the Precinct,
demonstrate an exploration of the Radburn planning model and Garden City principles adopted for
the urban design of Canberra. Its heritage value in this regard, is as a unique example of the urban
design thinking at the time and application of early NCDC planning policies.
It was a requirement of the original NCDC brief, that no car entries be provided off Northbourne
Avenue. Car access and off street parking was to be provided from the rear streets which run
parallel to Northbourne Avenue, off loop roads and cul-de-sacs. The resultant road layouts and site
planning of the different housing groups, were based on variations to the Radburn Planning model,
in which different modes of road traffic are separated from pedestrian pathway systems through
green spaces;
Site 1: reflected the basic Radburn Planning principle, whereby the Pair House dwellings are
grouped around cul-de-sacs and the house entries are oriented to the communal open
space between the adjacent groups.
Site 2: Owen Flat buildings had carparking courts located in the open spaces which front the
buildings. Screened off drying areas were provided to the rear.
Site 3: Karuah Maisonette buildings were open at ground level, with direct frontage and address to
Northbourne Avenue. Car access was provided off the rear loop road to under-croft spaces
and drying courts, and the Garden Flats and individual carports directly front and address
the streets. A semi-private commons was enclosed by the houses in a central open space
behind.
Site 4: Bedsitter apartment blocks were to stand in an open communal garden setting. A separate
carport building was accessed from a secondary street off Northbourne Avenue.
The groupings of the 5 different housing types gave rise to distinctive patterns of building development
on the 4 sites;
Site 1 a “daisy-chain” like pattern of U-shaped groups, each around a cul-de-sac, with alternating
open spaces between the various groups,
Site 2 4 building blocks faced front to back and oriented to the north, which presented a repetitive
pattern of building ends (rather than frontages) to Northbourne Avenue,
Site 3 a linear pattern of 5 building blocks fronting Northbourne Avenue, and two linear patterns
of buildings along the loop road frontages, connected by courtyard walls and gates to
present a continuous, walled street frontage.

The open spaces in the Precinct flank the roadways, provide garden settings, or occupy the
communal areas between the building groups. They also have functional uses related to the dwellings,
to accommodate carparking, drying courts, garbage storage and pedestrian ways. However it is
evident that the original vision for the use of the common open spaces has changed over time.
Those that were conceived as “commons” with houses opening directly on to the public open
space (as per the Radburn Planning model) have lessened in their community oriented importance.
Perhaps because of changes in the social landscape, or in response to a greater need for resident
privacy and security with some ambiguity of ownership; the outdoor edges of the houses fronting
commons have become privatised, by the enclosure of the perimeters to he open space with
fences and courtyard walls.
While early photographs and the architectural perspective drawings indicate some formal pattern of
tree placement around the buildings, there is little evidence of this nowdays. The intention for trees
and planting to help “soften” the stark and cubic appearance of the new buildings in the open terrain
was important. A report from the Architects indicated that the architectural and civic presentation of
the Precinct was to be enriched by a well-developed and extensive planting programme of mature
trees (both deciduous and evergreens), advanced shrubs and vines. The planting of significant
street flanking trees and others in small groves, was to help reinforce the presence of Northbourne
Avenue and its surrounding beyond the site boundaries. However, in other areas along the verges
flanking Northbourne Avenue, the trees are now overgrown and crowd the entry into the urban
spaces between the buildings. The centre cul-de-sac on Site 1 is the only on site carparking area to
be flanked by significant trees and presents a very pleasant streetscape. Ken Taylor AM (Professor
at ANU) has identified the existing trees that should be retained, for their heritage significance and
contribution to the understanding of the early NCDC and Department of the Interior, Parks and
Gardens Section, tree planting policies in Canberra.
The character of the different urban spaces within the Precinct was also distinguished by the
presence (or absence) of significant trees and planting. The major open spaces on Sites 1 and 3
vary in their landscape character, influenced by the types of tree species, density of vegetation and
attention to the upkeep of planting by the maintenance gardeners and residents. The central space
to the garden flats on Site 3, perhaps best reflects what was originally intended for the character of
a community oriented open space in the Precinct, as a tranquil, semi-private and gardened green
space. Similarly the apartment blocks on Site 4, stand in an open garden of significant trees and
varied planting species.

Site 4 a staggered pattern of 3 freestanding building blocks, in an open space.
These simple block forms and rectilinear building patterns were unified in the landscape by
interlinking pergola framed structures, screens and carports. These defined the main walkways
through the Precinct, a system of paths, driveways and entry points that formalised the pedestrian
infrastructure. While all the original buildings remain, the visual clarity of the building patterns have
been diminished at ground level by the overgrown vegetation and construction of later built walls
to enclose private outdoor courtyards. All the original pergola framed structures and formalised
pathways have been removed over time.
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HERITAGE ANALYSIS OF BUILDING PATTERNS & LINKAGES
(CONSERVATION OF ORIGINAL RESIDENTIAL DEVELOPMENT DESIGN INTENT)
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HERITAGE ANALYSIS OF URBAN SPACES
(CONSERVATION OF ORIGINAL URBAN DESIGN INTENT)
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1 (East) & 2 (West)
3&5
4

1

2

3

4

5

Dickson (to the left) & Lyneham (to the right) Bedsitter Flats are the “point” buildings in the original “gateway” urban design concept for the Precinct. Buildings are overgrown by
trees and their significance has been reduced by the scale of other larger and more prominent recent developments along Northbourne Avenue.
Northern and southern ends to the Karuah Maisonette buildings. The repetition of the multiple buildings along Northbourne Avenue and urban scale of the buildings, has been
reduced by the presence of overgrown trees and the enclosing brick courtyard walls, which have contributed to a loss in visual clarity of the original urban design concept.
A typical overgrown open space in the frontage between the Maisonette buildings, with the carparking area walls blocking off views through to Karuah Street behind.
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1 (North), 2 (Centre), 3 (South)
4 (North), 5 (Centre), 6 (South)

1

2

3

4

5

6

DeBurgh Pair Houses open space thoroughfares from Northbourne Avenue. The original urban design concept for these open spaces to be “green commons” for
shared use, has largely been lost by the overgrown trees and presence of the enclosing brick courtyard walls. The resultant thoroughfare spaces are generally unkept
and considered alienating to the public.
DeBurgh Pair Houses cul-de-sac streets for carpark access from DeBurgh Street. These spaces will become redundant in the Site 1 redevelopment as all carparking
is proposed below ground and these resultant areas are proposed as the sites for the new high rise building development.
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HERITAGE ANALYSIS OF EXISTING significant trees
(CONSERVATION OF ORIGINAL TREES AND LANDSCAPING CONCEPTS)
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EXISTING BUILDINGs & SITE CONDITIONS
Nowdays, the original urban design concept for the Precinct, patterns of the different housing groups and
presentation of the “Gateway” buildings on both sides of Northbourne Avenue, has lost much of its visual
clarity and prominence. The physical context of the original development has changed considerably over
time and its presence diminished by the scale of newer building developments and the large growth of street
trees along the Avenue.
Since the development depicted in the early photographs, where once the new buildings stood prominently
and unified in the open landscape, they have now become overgrown by vegetation, corralled by the walls
of private courtyards at ground level, and the sites further disconnected by the development of the multilane highway corridor. The originally communal and green open-spaces between the building groups, have
become overgrown with trees and planting and the perimeters fractured by later built courtyard walls, so
they now appear left over and uninviting. The dilapidated condition of the fences, high brick walls and closed
off private gates contribute to the unkept and somewhat alienating appearance of these spaces and the
Precinct as a whole.
While the scale of the existing building development is very low rise (the flat roofs, minimum floor to floor
heights and natural depression in the site topography contribute to this), the build-up of the surrounding
ground levels, main roadways and footpaths, has further reduced the visual presence, identity and scale of
the buildings fronting Northbourne Avenue. To add to this, the importance of the house entrances, as the
main address points directly off the communal open spaces (particularly for the largest Site 1), has diminished
with time. Undoubtably due to increased car ownership and everyday usage of cars by the residents, with
convenient access provided to carports and parking spaces off the cul-de-sacs and loop roads, the main
house entrance has been redirected to the conventional street side of the house. Consequently, the original
urban design principle (based on the Radburn Planning model), for the main address and entrance to the
houses, has largely been lost. The entrances have been closed off from the communal open spaces by
courtyard walls and private gates, to meet the requirements of the residents for private and safe outdoor
spaces. The development now appears isolated and alienating to the general community and residential
areas of the neighbourhood.
The buildings and their exterior fabric appear to be structurally sound and in generally fair to reasonable
condition for their age. The Precinct has been administered by the Department since the early 1960’s and is
maintained in a fair condition, although the general presentation of many dwellings is poor. The somewhat
unkept appearance of the building facades, balconies and grounds is not atypical of older style public welfare
housing developments in the ACT and NSW.
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CURRENT CONDITIONS PRECINCT PLAN
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SITE 1
DE BURGH PAIR HOUSES
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SITE 2
OWEN FLATS
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SITE 3 (east)
KARUAH GARDEN FLATS
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SITE 3 (west)
karuah maisonettes
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SITE 4
DICKSON BEDSITTER FLATS
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Existing Heritage BuildingS:
plans & elevations
Overall Site Plan
Site 1 : De Burgh Pair Houses - Existing Plans & Elevations
Site 2: Owen Flats - Existing Plans
Site 2: Owen Flats - Existing Elevations
Site 3 : Karuah Maisonettes - Existing Plans
Site 3 : Karuah Maisonettes - Existing Elevations
Site 3 : Garden Flats (1 Bedroom Unit) - Existing Plan & Elevations
Site 3 : Garden Flats (2 Bedroom Unit) - Existing Plan & Elevations
Site 4 : Dickson Bedsitter Flats (Lyneham similar) - Existing Plans & Elevations
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overall site plan - existing location
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