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Executive Summary 

This submission conveys important and balanced recommendations for Section 76.  It is offered as 

an alternative and in stark contrast to the poorly connected densification of North Watson to date.  

The recommendations aim to ensure optimal tree canopy, aesthetic values, environmentally 

sustainable design, sensible limits on the number of residences, a spacious local park, genuine 

consultation with younger generations and safe roadways’ configuration. 

Our experience as residents and members of the Watson Community Association (WCA) is that while 

consultations between the ACT Government and residents ‘go through the motions’, the resulting 

developments fail to adequately respond to the concerns raised.  This frustrates community input 

and undermines faith in a meaningful consultation process and the opportunity for true 

engagement.  

Of ongoing and increasing concern, is that developments are not required to be interconnected or 

aligned with existing infrastructure or a plan for the suburb overall.  Our Sustainable Plan for Watson 

(produced in 2019-20) articulates a community response to address many of these issues in an 

intelligent and methodical way and presents these to Government.  We propose that these 

principles be the starting point and foundation for discussions and development on Section 76.  

Our recurring concerns include: 

• poor design mitigating against local community interaction; 

• impact and insufficient planning for increased traffic; 

• lack of proximate services; 

• token integration of recreational and green space, 

• urban occlusion; and 

• no effective accountability when developers illegally destroy trees and habitat.  

Overall, the ACT Government’s proposed developments on Section 76 appear to be about housing 

development with some minor concessions to community thrown in.  Here is a unique opportunity 

for a grander vision for a large piece of land that will be for generations to come, a prominent 

element of the City and Gateway approach to Canberra.   

This development could really showcase innovative and sustainable housing with an inviting 

recreational park. 

‘Heat Island’ Impact 

The WCA is particularly concerned with the ‘heat island effect’.  This is addressed in The ACT 

Planning Strategy1 but more recent reports are suggesting alarming impacts from the reduction in 

tree canopy.  This was recently covered by the ABC report Australians face a hotter future if our 

cities don't do more to cool 'heat islands'.2  The WCA cannot stress too strongly our concern at the 

severe reduction in tree canopy coverage in developments in close proximity to Section 76 in North 

Watson and urgently seeks confirmation that this trend will not only cease but compensatory action 

will occur. 

 

 
1 https://www.planning.act.gov.au/__data/assets/pdf_file/0007/1285972/2018-ACT-Planning-Strategy.pdf 
2 Australians face a hotter future if our cities don't do more to cool 'heat islands', report finds - ABC News 

https://www.abc.net.au/news/2021-03-11/australians-face-unliveable-cities-less-greenspace-heat/13231068
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Background 

The Planning and Land Authority (the Authority) has prepared a Draft Plan Variation No 372 – 

Watson Section 76 (the Draft Variation) to vary the Territory Plan.  The Draft Variation will rezone 

Section 76 Watson from CZ6 Leisure and Accommodation to RZ4 Medium Density Residential and 

Parks and Recreation PRZ1 Urban Open Space, make amendments to the North Watson Structure 

Plan, introduce a Concept Plan for Section 76, and make amendments to the Watson Precinct Map 

and Code. 

A brochure outlining the proposed rezoning was distributed to residents of North Watson, and a 

copy of the page illustrating the proposed changes is shown at Figure 4 on page 17. 

The ACT Government’s proposal for this Section is defined in a draft Place Plan and Development 

Concept (PPDC). 

The ACT Government’s consultation process, at this stage being managed by the Environment and 

Sustainable Development Directorate (EPSDD), allows for community responses to the draft PPDC. 

The process of community consultation regarding Draft Variation 372 is probably the last 

opportunity the ACT Government, through the EPSDD, will get to show it is empathetic with 

community views, and to demonstrate a willingness to not just consider community input, but to act 

definitively on that input. 

It is essential that the views of the community not only be heard but be seen to be heard.  In that 

vein any amendments made by EPSDD when updating the draft PPDC to a final document should be 

identified with detailed explanations for changes. 

Public Submissions 

Public submission during this consultation process may, at the submitter’s request, be published by 

EPSDD.  It is only fair that EPSDD respond to those publicised submission, and even those withheld, 

with explanatory notes as to the acceptance or otherwise of community proposals.  This would 

demonstrate an open process, and indeed enhance the reputation of EPSDD as a Directorate 

responsive to community opinions. 
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Historical Concerns 

The Watson community has some concerns based on their disappointment with the lack of 

recognition of community input with previous Watson developments. 

When Watson was initially developed in the area south of the easement that runs between Stirling 

Avenue and Antill Street, the underlying template consisted of houses centred around cul-de-sacs.  

Indeed, there are approximately thirty-two short cul-de-sacs which provide privacy within micro-

neighbourhoods yet enabling everyone to be no further than about 800 metres from the shopping 

centre.  This design template also minimises through streets, thus increasing safety for pedestrians 

and cyclists. 

The initial development of North Watson provided a mix of single-residence blocks as well as some 

medium density residences.  Every exit route connects into Aspinall Street, although one end of 

Negus Crescent does now connect into Antill Street by an intersection considered dangerous by 

many of those who use it. 

In 2019 the WCA, through its Planning Group, developed their own Plan for Watson; a Plan for the 

Sustainable Development of Watson.  This Plan has been developed by, and for, the community of 

Watson to set out the community’s vision for the sustainable development of their suburb.  The Plan 

aims to fill the vacuum left by the lack of an ACT Government Master Plan for Watson.  It was 

designed to serve as a Sustainable Development Plan for Watson until the ACT Government either 

established a Master Plan in consultation with residents or accepts this document as a community-

developed Plan. 

Why did the community feel the need to develop this Plan? 

Overall, the Watson community felt that their views and submissions have been ignored and that 

the various ACT Government agencies responsible for planning and development were not acting in 

the best interests of the community, but rather were acting in isolation from the community and the 

community’s representatives.  Recent planning decisions underline the veracity of this opinion. 

In recent years, the area generally bounded by Negus Crescent, Aspinall Street and Antill Street has 

been redeveloped.  This redevelopment is of a higher density than the rest of North Watson and will 

include some residential buildings approved to six-storeys.   

Approval for buildings of this height was vigorously opposed by the WCA.  Subsequent approval of 

buildings of this height reinforced the view that community comments were ignored and suggestions 

over-ridden.  Further, there appeared to be no active development plan or template for the suburb; 

no plan which gave credence to the characteristics and interactions within the suburb; no plan on 

which to identify future planning and development strategies. 

There is a general view that the appearance of ‘The Ridge’ development is uninspiring and dull with 

no visual context with its surrounds.  ‘Norrebro’, which is still being developed, appears as a 

conglomeration of look-a-like boxes, albeit of different sizes and with some interchange of two 

differently coloured facades.  Again, this development does not suggest architectural inspiration nor 

sympathy with its surrounds.  Another disturbing feature of these two developments is their 

designed social isolation; there is no pedestrian or vehicular interconnection between the 

development and its surrounds.  Their design limits social interaction in the same way as a ‘gated 

community’ restricts social interaction. 

 



Response to Draft Variation No 372 Section 76    Watson 

Watson Community Association Inc.  Page | 4  

Proposed Amendments to Draft Variation 372 

Generally, the proposal appears to meet expectations, but with some caveats, as described below. 

The WCA supports the retention of the trees on the western side of Section 76 as a wildlife 

protection area, including for the vulnerable Superb Parrot.  The WCA recognises the ACT 

Government is working to support this vulnerable species. 

The WCA also supports the provision of a public neighbourhood park of at least one hectare as 

described in the proposed draft rezoning plan. 

WCA maintains that the proposed medium density housing on Section 76 can and must co-exist with 

a landscaped, garden city plan and that future developments should be resource efficient and 

environmentally friendly.  The WCA believes future development must be in accordance with 

Canberra’s original concept as a garden city and that gardens and landscaping must be designed into 

any development from the start, not tacked on as an afterthought.  We believe that that ACT 

Government should only work with developers who meet this standard as a requirement.  General 

community access needs to be planned for, such as public gardens, benches, areas for small groups 

to gather, to make up for loss of amenity that is currently available on this public land. 

Some amendments are proposed as recommendations to further improve the draft variation and to 

align the PPDC more closely with community wishes and expectations.  These recommendations are 

listed below and explained in more detail at Supporting Details on page 6. 

Recommendations 

1. That Section 76 be rezoned along the 

general lines as shown on the 

brochure issued to Watson residents 

with the exceptions noted below: 

a. The area shown as reference 

number 4 be established as two 

separate blocks, one of 

approximately 35,500m2 and the 

other of approximately 

12,000m2.  (Refer partial extract 

from the distributed brochure 

shown on the right); and 

b. The tree line on the eastern 

boundary of the block be added 

to the recreation area so its 

ongoing maintenance is not the 

responsibility of the residents. 

2. That a tree canopy cover of at least 

30% of the overall area be 

established and maintained through 

and after any redevelopment. 

3. That the total number of residences be limited to 150. 

Figure 1   Draft rezoning option, as provided to Watson residents. 
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4. That the area proposed for a neighbourhood park be confirmed as shown at number 6 on Figure 

1 on page 4, and that local children and youths be consulted on its functional design. 

5. That the area of the line of trees on the eastern border of the Section be added to the area 

allocated for the neighbourhood park. 

6. That the proposed road into the blocks designated for buildings be the primary road, extended 

through the Section, and that all building layouts be based on cul-de-sacs from this roadway, 

thus emulating the base design template of the original residential area of Watson.   

7. That different developers be engaged to develop the two separate areas currently designated as 

number 4, thus ensuring visual variation on completion. 

8. That indented parking be provided on the northern side of Aspinall Street. 

9. That access for Emergency Services from the Federal Highway be provided. 

10. That Co-Housing be included within the area proposed for Demonstration Housing. 

11. That all roadways, including cul-de-sacs and other hard surfaces, are planted with trees along 

their immediate perimeter. 

12. That traffic management safety be paramount at the Aspinall Street entrance/exit. 

13. That recognition be given to strata management issues. 
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Supporting Details 

Recommendation 1  Boundaries of New Zones 

This recommendation proposes that Section 76 be rezoned along the general lines as shown on the 

brochure, with two exceptions.   

These exceptions are, firstly, that the area shown as reference number 4 be established as two 

separate blocks, one of approximately 35,500m2 and the other of approximately 12,000m2, and 

secondly, that the line of trees on the eastern side of the block be added to the area set aside as a 

recreation area. 

Rationale / Benefits 

Separate Blocks 

Two different build requirements apply across the full block.  Subdividing this block into two blocks 

will provide easy separation between that area requiring compliance with the NCA requirements, 

and those requiring compliance solely with ACT Planning requirements. 

The larger area, adjacent to the Federal Highway, will be maintained at a maximum of two storeys, 

while the remaining area may contain buildings up to four storeys. 

When combined with Recommendation 7  Multiple Developers to be Engaged on page 11 there will 

be a visual benefit of two differing façade styles, providing a superior visual effect when compared 

with the earlier developments of ‘The Ridge’ and ‘Norrebro’. 

This will greatly enhance the overall perception of the site as a well-designed and well thought out 

development. 

Whilst it may be said that the building guidelines for the area within 160m of the Federal Highway 

differ to the remainder of the site, this will not necessarily result in differing facades or structure 

profiles, especially if the same developer is involved. 

Exclude Tree line from Residential Zone 

It is important that the area zoned for Residential does not include stands of trees which are to be 

retained.   

The line of trees on the eastern boundary of this Section must be retained and must not be within 

the area where responsibility lies with a developer.  Too often trees are “accidentally” destroyed or 

damaged, or subsequent DAs for tree removal are submitted. 

This rationale is expanded in Recommendation 5  Adding the Eastern Treeline to the Proposed Park 

on page 10. 

Recommendation 2  Tree Canopy Extent 

This recommendation proposes that a tree canopy cover of at least 30% of the overall area be 

established and maintained through and after any redevelopment. 

Rationale / Benefits 

This target is mentioned in various documents distributed by the ACT Government in support of this 

Draft Variation.  Recent developments in North Watson have resulted in significant diminution of the 
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tree canopy and this is a trend which not only needs to be halted, but also needs a compensatory 

response. 

This block is currently surrounded by lines of trees.  These trees serve useful purposes, not only for 

heat abatement but also for noise abatement.  This character of Section 76 – being surrounded on 

all sides by trees – must be retained. 

The original area of Watson is characterised by a strong canopy from established trees, providing a 

cooling effect on that part of the suburb. 

This characterisation is not evident in North Watson, where an overhead view of the area bounded 

by Roma Mitchell Crescent, Negus Crescent and Aspinall Street shows that no trees predate the 

development of that area; development which occurred within the last 20 years. 

The following pictures, extracted from Google Maps, clearly show the different levels of tree canopy. 

  
Figure 2   Example of Tree Canopy in the older area of 
Watson  

 

Figure 3   Example of Lack of Tree Canopy in North 
Watson  

 
Due to generally smaller block sizes in North Watson, the trees planted in North Watson are unlikely 

to grow to such an extent as to provide an effect tree canopy cover.  

All trees evident in Figure 3 above have been planted this century, either at the time of 

redevelopment or by residents.   

This history of tree decimation must not be repeated. 

Tree Types 

The WCA believes that the use of deciduous trees should be applied to some areas of the total site.  

Such trees would provide cover and shade, and heat reduction, during summer, but in winter would 

allow more light and heat to penetrate. 

Recommendation 3  Limited Number of Residences 

This recommendation proposes that the total number of residences be limited to 150. 
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Rationale / Benefits 

The total area proposed for residences is 59,600m2.  This area includes areas to be converted to 

roads and pathways and includes the area of trees on the eastern boundary.  Arithmetically, on this 

basis each residence would average 298 m2 for 200 residences.  This average rises to 398 m2 for 150 

residences.   

In either case this number would preclude single-dwelling blocks, so the site is clearly designated for 

medium density multi-storey buildings. 

In the Plan for the Sustainable Development of Watson, it is stated that the WCA is aware of the 

excellent design requirements for the approach routes into Canberra as specified in the National 

Capital Plan and one acceptable design alternative would be to extend those requirements to apply 

to the residential zones in this Section. 

The WCA proposes that the above option should apply to the areas designated as 4 and 5 in Figure 4 

on page 17. 

Provision for Parking 

The last two Commonwealth Census reports showed that the average number of cars per residence 

in Watson, in both cases, is 1.5.  With 200 residences this would equate to 300 cars across the site. 

Anecdotal evidence has suggested that in established medium density apartment blocks in North 

Watson the number of cars per residence more closely equates to the number of bedrooms.   

One only must look at the Dickson College carpark during school hours to get an idea of how many 

Year 11 and Year 12 students travel by car.  That would suggest a minimum of two cars per residence 

of two bedrooms or more would apply.  Similarly, the amount of utilised car parking at the Catholic 

University and the Academy of Interactive Entertainment (AIE) gives further evidence of the large 

number of students who travel by car.  The conclusion must be that more car spaces per residence 

must apply.  This then tends to reduce the available space for residences, thus demonstrating the 

need to keep the maximum number of residences to 150. 

The Transport Impact Assessment, Indicative Residential Developments at Block 10‐12, Section 74 & 

Block 2, Section 763, Watson which was issued with the Draft Variation proposed visitor parking at 

the ratio of one visitor parking space per four dwellings.  This is considered totally inadequate, and 

indeed somewhat antisocial.  The WCA proposes that at least one visitor parking space, or one 

‘uncovered’ parking space for each residence be provided.  The rationale for this is further explained 

in Recommendation 13  Strata Management on page 14. 

It should be noted that the National Capital Plan, on page 223, stipulates that, for residential 

buildings, two spaces per dwelling unit be provided if such unit is designed for family 

accommodation and one space per dwelling unit plus adequate space for visitor parking if such unit 

is designed for single accommodation.  This criterion will apply to those residences within 160m 

from the Federal Highway. 

The WCA believes that this is the minimum possible ratio of parking spaces required, and this ratio 

should be applied, or indeed even more parking should be provided. 

 
3 5-FINAL-Traffic-Impact-Assessment-for-Section-74-and-76-April-2020.pdf 

https://www.planning.act.gov.au/__data/assets/pdf_file/0011/1695170/5-FINAL-Traffic-Impact-Assessment-for-Section-74-and-76-April-2020.pdf
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Recommendation 4  Neighbourhood Park Zone 

This recommendation proposes that the area proposed for a neighbourhood park be confirmed as 

shown at number 6 on Figure 1 on page 4, and that local children and youths be consulted on its 

functional design. 

Rationale / Benefits 

It has long been known (but rarely openly acknowledged) that the most important input into a 

design comes from the ultimate users.  Can you imagine flying in an aeroplane where the cockpit 

had been designed without any input from someone with a pilot’s licence?  How many successful 

motor vehicles have been designed by people who cannot drive?   

Watson youths have shown a keen interest in the design of recreation areas which they would like to 

use.  Two examples are: 

a. In late 2020, Year 4 students at Majura Primary School completed designs for a park on the 

open space area of Section 13.  This Section is the site of the old Watson High School and is 

to be developed by the ACT Government because of their negotiations with the Academy of 

Interactive Entertainment (AIE) for part of this Section.  This site was chosen as it was known 

to be available for development as a neighbourhood park; at that time, the option available 

on Section 76 was not known. 

 

The students’ concept diagrams were presented to Minster Gentleman in December 2020 

with a request to pass them to Minister Steel. 

 

The students would, no doubt, be very willing to repeat the exercise for the proposed 

neighbourhood park on Section 76. 

b. In 2018 the ACT Children’s Week Committee awarded a Youth Commitment Ward “For 

recognising a need in their community and working together to create a solution” to a group 

of Watson youths.  These youths are part of the Living Streets Association and regularly 

participate in community events and activities. 

 

This specific award was for their concept designs of a park on Section 13, redesign of the 

immediate vicinity of the Watson shops, visual enhancement of the new Watson bus 

terminal, and a proposal for a community park on Section 76. 

A further example of the involvement of Watson youths in the environment and sustainability of 

their suburb is this award made as part of the Canberra Citizen of the Year. 

a. 2020 Canberra Citizen of the Year 

ENVIRONMENT AND SUSTAINABILITY AWARD COMMENDATION 

 

Awarded to the Watson Living Streets for: 

i. Campaigning and working to gain support of the community to save a block of land 

which was going to have the habitat and wildlife destroyed for a new housing 

development; 

ii. Striving to preserve the natural environment and wildlife in the ACT and being successful 

in saving habitat and wildlife;  

iii. Organising community events to save the block of land;  
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iv. Making flyers and sharing at local shops and door knocking to encourage the community 

to attend events to help save the block;  

v. Organising experts to speak about how the local fauna and flora would be affected by 

the development; and 

vi. As a direct result of the many weeks of activism, the block remains as open space for 

everyone. 

There can be no doubt that the young people of Watson have the desire, and demonstrated ability, 

to provide a template for a neighbourhood park.  Their involvement would not only ensure that the 

potential users of the park have input into the design, but their involvement would also provide a 

motivation to use the park, and to promote it within their peer group. 

The involvement and commitment of the youth of Watson to be involved in community activities 

and the future of their suburb was on show when they conducted a ‘pop up’ at Watson shops on 

Saturday 13th March to discuss with the public the future development of Section 76. 

Recommendation 5  Adding the Eastern Treeline to the Proposed Park 

This recommendation proposes that the area of the line of trees on the eastern border of the 

Section be added to the area allocated for the neighbourhood park. 

Importance of Open Space 

The following is an extract from a research article published in the Proceedings of the National 

Academy of Sciences of the United States of America4. 

“Residential green space in childhood is associated with lower risk of psychiatric disorders from 

adolescence into adulthood. 

“Growing up in urban environments is associated with risk of developing psychiatric disorders, but 

the underlying mechanisms are unknown.  Green space can provide mental health benefits and 

possibly lower risk of psychiatric disorders.  This nation-wide study covering >900,000 people shows 

that children who grew up with the lowest levels of green space had up to 55% higher risk of 

developing a psychiatric disorder independent from effects of other known risk factors.  Stronger 

association between cumulated green space and risk during childhood constitutes evidence that 

prolonged presence of green space is important.  Our findings affirm that integrating natural 

environments into urban planning is a promising approach to improve mental health and reduce the 

rising global burden of psychiatric disorders.” 

Closer to home, Richard Aedy on ABC's “The Money” also discussed the importance of diverse spaces 

in neighbourhoods, especially strong connections to natural spaces5. 

Rationale / Benefits 

Having a line of trees on the eastern boundary is essential to achieving a 30% canopy cover across 

the entire Section.  Whilst it is understood that the actual trees currently making up that tree line 

may be inappropriate for several reasons, it is essential that any removed trees be replaced.  

Ensuring the ongoing survival of planted trees, and maintain this area into the future, should not be 

the responsibility of future residents. 

 
4 Residential green space in childhood is associated with lower risk of psychiatric disorders from adolescence 
into adulthood | PNAS 
5 https://www.abc.net.au/radionational/programs/themoney/the-20-minute-neighbourhood/12804148 

https://www.pnas.org/content/116/11/5188
https://www.pnas.org/content/116/11/5188
https://www.abc.net.au/radionational/programs/themoney/the-20-minute-neighbourhood/12804148
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This line of trees will make an outstanding extension to the proposed recreation area and will 

enhance the visual aesthetics of the site when developed. 

Exclusion of this line of trees from a construction area will reduce to possibility of any tree being 

‘accidentally’ removed or seriously damaged.  It will also ensure that there are no subsequent 

applications to amend a primary Development Application to allow for the removal of one or more 

trees, as has happened in recent developments in Watson. 

Adding this area to the proposed one-hectare recreation area will enhance the ambiance of the area 

and will provide additional shade areas for people using that area. 

Retaining this area under the control of the ACT Government will ensure the ongoing viability of this 

important feature of Section 76. 

Recommendation 6  One Primary Road Through the Site 

This recommendation proposes that the proposed road into the blocks designated for buildings be 

the primary road, extended through the Section, and that all building layouts be based on cul-de-

sacs from this roadway, thus emulating the base design of the original residential area of Watson. 

Rationale / Benefits 

Section 76 as currently proposed will only have the one access or egress point.  It will be important 

for developers to understand the location of the “spine” road.  This will facilitate an effective and 

safe design for internal traffic. 

The initial part of the sole access road is shown in Figure 5 on page 18.  Extension of this road 

through the site, in the same general direction, as part of the rezoning process, will provide three 

major benefits: 

a. It will provide certainty for coordinated traffic design and movement; 

b. It will provide continuity of roadway development through the whole site; and  

c. It will form the backbone for a traffic movement development based on cul-de-sacs, rather 

than looped roads or circuits. 

The use of cul-de-sacs has been shown to be effective and popular; residents of that original 

residential area of Watson can attest to that. 

Recommendation 7  Multiple Developers to be Engaged 

This recommendation proposes that different developers be engaged to develop the two separate 

areas designated as number 4, thus ensuring visual variation on completion. 

Rationale / Benefits 

The use of a single developer for one site of nearly five hectares raises the highly likely possibility of 

visual ‘sameness’.  This does not enhance either the architectural visage or the individuality of 

buildings; rather it enforces ‘sameness’. 

A developer could argue that multiple developers on the one site would cause delays; that 

completion would be dependent on the ‘slowest’ developer.  This argument is fatuous.  An overall 

design template based on a ‘spine’ road and cul-de-sacs as described in Recommendation 6  One 

Primary Road Through the Site above precludes that from happening. 
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The use of more than one developer will ensure visual variations and enhance the aesthetics of the 

site when completed. 

It will also ensure a variety of housing options for potential residents. 

Attention is drawn to this extract from the City and Urban Design Framework (p28) 

“Urban design guidance 

“Good design is concerned with functionality, performance, build quality, innovation and creativity. 

The Framework aims to ensure Canberra’s sense of identity is reinforced and enhanced.  New public 

domain and buildings will be required to demonstrate commitment to good design, sustainability and 

make a positive contribution towards the desire to create a city of international standing.” 

The WCA urges EPSDD to ensure that this guidance is followed in full.  It should not be necessary to 

state that Canberra should be developed as a city of international importance. 

Double-Glazing 

The WCA believes that both energy saving and noise abatement can be achieved by the mandatory 

of (at least) double-glazing on all residences in the area designated as 4 in Figure 4 on page 17.  

When combined with the retention of the trees along the Federal Highway frontage a reduction in 

road noise should result. 

Recommendation 8  Aspinall Street Parking 

This recommendation proposes that indented parking be provided on the northern side of Aspinall 

Street. 

Such parking was added to Negus Crescent when the ‘Norrebro’ development was approved.  These 

bays provide two-hour parking, and the same time limit should apply to the northern side of Aspinall 

Street. 

Rationale / Benefits 

It seems that the expectation is that users of the proposed neighbourhood park will all walk to the 

site.  

Providing indented parking bays on the northern side of Aspinall Street would facilitate easier access 

to the neighbourhood park, especially for a parent with very young children. 

Parking is always at a premium when a medium to high density environment is established.  The 

provision of time-limited parking in the immediate vicinity of the neighbourhood park would 

increase its popularity and use. 

The verge on that side of Aspinall Street has sufficient room for this option. 

Recommendation 9  Emergency Services Access 

This recommendation proposes that access for Emergency Services from the Federal Highway be 

provided. 

Rationale / Benefits 

As currently proposed, there will only be the one entry / exit point to the site.  In the event of an 

emergency at the western area, on the Federal Highway side, which necessitated an evacuation, this 
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would require evacuating vehicles using the same exit as emergency services vehicles would be 

using. 

If an access point were set up on the Federal Highway boundary, for the use of emergency services 

vehicles only, greater safety would apply. 

Aircraft manufacturers are required to demonstrate the speed with which an aircraft can be safely 

evacuated; should not a similar requirement apply to developments where numerous residences 

share a common entry/exit point? 

National Capital Authority Approval 

The WCA acknowledges that this proposal is contrary to the contents of the National Capital Plan but 

believe that such a variation should be permitted as it is a personal and property safety issue. 

Recommendation 10  Include Co-Housing within the Demonstration Housing 

This recommendation proposes that Co-Housing be included within the area proposed for 

Demonstration Housing. 

Rationale / Benefits 

The ACT Planning website6 defines Demonstration Housing as “The Demonstration Housing Project is 

testing and showcasing how we can best deliver a compact, sustainable, accessible and active city 

through innovative planning, design and delivery.” 

It also defines Co-Housing as “Co-housing is a type of living arrangement which emphasises building 

a sense of community.  It consists of separate dwellings with some common or shared facilities, such 

as kitchens, living areas, gardens, laundries and even car-share schemes for residents to use.” 

The WCA is fully supportive of Demonstration Housing on this site and supports the allocation of 

separate areas of approximately 6,600m2 and 5,000m2 for this purpose. 

In addition to supporting Demonstration Housing on this site the WCA proposes that a portion of 

this overall area be allocated to Co-Housing. 

The provision of these types of residences will ensure diversity of building types while at the same 

time addressing housing affordability within the ACT. 

The WCA believes that there is sufficient demand for, and acceptance of, these types of 

accommodation to make them a beneficial addition to the site specifically and the suburb overall. 

Recommendation 11  Ensure all Roadways are Tree-Lined 

This recommendation proposes that all roadways, including cul-de-sacs and other hard surfaces, are 

planted with trees along their immediate perimeter. 

Rationale / Benefits 

When the main access road is extended, and when the proposed cul-de-sacs (or any other forms of 

roadway) are developed the WCA urges that all services, included fibre optic cable for the NBN, be 

laid underground. 

The WCA also urges that trees be planted and maintained along all such roadways. 

 
6 FAQ - Environment, Planning and Sustainable Development Directorate - Planning (act.gov.au) 

https://www.planning.act.gov.au/urban-renewal/demonstration-housing-project/faq
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The ‘death by 1,000 cuts’ approach that we have seen by developments across suburbs in Canberra 

means a steady decline in mature trees in our beautiful bush capital. 

Climate change and energy efficiency and savings to residents is a significant factor.  Trees provide 

cooling and trees should be better integrated into planning and development.  This site offers an 

outstanding example of how trees, and tree canopy, can be integrated, and will make this site stand 

in stark contrast to the ‘Norrebro’ development opposite where there is a noticeable dearth of tress.  

Building a massive concrete steel and brick development with trees around the edges is not good 

design for mental health, climate, immunity, habitat and many more reasons. 

“The urban heat-island effect is created by the built environment absorbing, trapping, and then 

releasing heat.  Canberra has been found to have a surface urban heat island at night in built-up 

areas that is around 8 °C warmer in summer than surrounding rural areas.”7   

This is sufficient evidence in itself to  mandate a 30% tree canopy cover and the planting of trees 

along all roadways. 

Recommendation 12  Traffic Management 

This recommendation proposes that traffic management safety be paramount at the Aspinall Street 

entrance/exit. 

Rationale / Benefits 

Residents have expressed concern at the safety issues associated with the proposed public road, as 

shown in Figure 5 on page 18, and its intersection with Aspinall Street.  It is widely acknowledged 

that Aspinall Street is used for “rat running” as an alternative to the Federal Highway. 

Local peak hour users of Aspinall Street are concerned at the safety issues associated with exiting 

Section 76 and joining Aspinall Street heading towards the city. 

With this in mind, the WCA proposes that a roundabout be constructed at this intersection, at the 

time the road is constructed.  This concurs with the opinion of residents that safety should be 

paramount. 

Recommendation 13  Strata Management 

This recommendation proposes that recognition be given to strata management issues. 

Rationale / Benefits 

The WCA believes that to achieve the objective of 150 residences there must be some degree of 

strata title, although the WCA would prefer subdivision into individual blocks. 

Should the PPDC mandate strata developments, the WCA proposes that representatives of Owners 

Corporations within the North Watson precinct should be included in the development planning 

process. 

It is critical to long term market value of units and for quality of living for residents that medium and 

high-density residential planning and development take account of strata management legislation.  

Under the ACT Government Strata Management (2020) legislation there is limited capacity for 

Owner's Corporations to create the management and governance frameworks that will underpin an 

 
7 Extract from p 69 of The ACT Planning Strategy available at ACT Planning Strategy 2018 

https://www.planning.act.gov.au/__data/assets/pdf_file/0007/1285972/2018-ACT-Planning-Strategy.pdf


Response to Draft Variation No 372 Section 76    Watson 

Watson Community Association Inc.  Page | 15  

acceptable quality of life for residents and ensure continued market value of the complex and, by 

implication, the North Watson area. 

Examples of where ACT government planning decisions and development requirements can work in 

synergy with long term strata management requirements include: 

a. planning for a realistic number of residents and guest vehicles based on the number of 

bedrooms within the complex and not based upon the number of units; 

b. recognition that units within body corporate governance arrangements are increasingly the 

only economic living option for young families with children and have a high ratio of 

tenanted as opposed to owner occupied, a situation that impacts upon behaviours within 

the complex; 

c. vehicle parking cannot be effectively managed by the Owners Corporation and needs to be 

influenced by development planning and controls; 

d. in the absence of the developer ensuring that public space or common garden areas are 

fenced to not only deter but to avoid improper parking then garden areas become waste 

land and unattractive with a resulting diminution of market attractiveness and economic 

value of units; 

e. internal roadways must be planned and developed in a manner ensuring that vehicle parking 

cannot be a cause of disruption to the entry and effective operations of emergency vehicles, 

garbage vehicles and commercial vehicles such as removal vans and, increasingly, mail order 

and retail grocery shopping vehicles; 

f. under Strata Management legislation, Owner's Corporations House Rules have limited ability 

to regulate or influence the behaviours of residents and development planning should 

compensate to ensure the quality of life of residents in areas such as soundproofing, speed 

humps to avoid internal vehicle speed, an adequacy of signage to inform acceptable 

behaviour in respect of vehicle speeds, signage to influence appropriate garbage disposal 

behaviours and garden spaces must be planned in a manner that ensures sustainability over 

the long term with reasonable maintenance requirements. 
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Conclusion 

The amendments to Draft Variation No 372 Section 76 – Watson proposed by the WCA are reasoned 

and practical and designed to align the future development of this site more closely to community 

expectations. 

The WCA has fully engaged with the community and invited comments, conducted meetings, held 

‘pop ups’ at local venues, and communicated through their Facebook page in order to most 

effectively determine the general views of the residents of Watson. 

This activity culminated in a public meeting on Monday 15th March where the recommendations 

were presented.  Further refinements to the recommendations arose from this meeting. 

Two motions were put to this meeting. 

1. That this meeting of Watson Residents endorses the WCA response regarding Draft Variation 

372 Block 76 Watson. 

2. That this meeting of Watson Residents urges the ACT Government to adopt ALL 

recommendations contained in the WCA response to Draft Variation 372 Block 76 Watson. 

Both motions were passed unanimously. 

These recommendations are clearly representative of the community’s thoughts and opinions and 

the WCA asks that they not only be given full consideration but be fully implemented. 

Ongoing Consultation 

The WCA seeks ongoing consultation about the adoption of the Draft Variation and the PPDC and 

will be happy to meet with representatives of EPSDD and Transport Canberra and City Services 

(TCCS) to further discuss the adoption of the WCA’s recommendations. 
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Attachments 

1. EPSDD Proposed Rezoning Map 

 

Figure 4   One side of brochure issued to Watson residents. 
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2. EPSDD Proposed Roads and Pathways Map 

 

Figure 5   Shared paths and public road8 

 

 
8 Copied from Figure 2, Draft Concept Plan for Watson Section 76 Draft for public consultation. 
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Distribution 

The Draft Variation document states that written comments about the draft variation are invited 

until COB Friday 19 March 2021 and that written comments should be provided by: 

• email to terrplan@act.gov.au; or 

• mail to Territory Plan Section, EPSDD, GPO Box 158, Canberra, ACT 2601; or 

• hand delivered to Access Canberra, Land Planning and Building Services Shopfront, 8 Darling 

Street, Mitchell, ACT 2911. 

Primary 

This document has been sent electronically to EPSDD by email to terrplan@act.gov.au. 

Secondary 

As a courtesy in view of the meetings he has held, and consideration he has shown to 

representatives of the Watson community, a copy has been sent to Minister Mick Gentleman, the 

relevant Minister, by email to gentleman@act.gov.au. 

As a courtesy in view of the recommendations this response presents relating to parks and open 

spaces, a copy has been sent to Minister Chris Steel, the relevant Minister, by email to 

STEEL@act.gov.au. 

By way of keeping our local political representatives aware of the thoughts and activities within 

Watson, copies of this submission have also been sent to a Member for Kurrajong in each of the 

political parties as under: 

Labour Party  

Minister Rachel Stephen-Smith, by email to STEPHEN-SMITH@act.gov.au. 

ACT Greens 

Minister Rebecca Vassarotti, by email to vassarotti@act.gov.au. 

Liberal Party 

Elizabeth Lee, by email to lee@parliament.act.gov.au. 
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