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Watson Community Association (WCA) briefing with Susan Conroy  
January 2 2009 
 
Present: Susan Conroy, Liz Grace, Beverley Thomas, Richard Larson 
 

1. Susan showed us a map of the site, and explained the site layout (see 
Figure 1). The EPIC site is included in the NUZ1 – Broadacre Zone 
Development Table. EPIC manages the site through its board. Apparently, 
the intention is for TAMS (the parent body) to manage the site, while the 
EPIC board will be disbanded. EPIC (or TAMS) has engaged Parsons 
Brinkerhoff (see Appendix 1) to assess possible provision of ‘hard-top’ 
accommodation on the site, to add to the ‘soft-top’ (tent camping and 
caravan provision) which already exists. As part of this assessment, 
Susan is doing a cultural survey of users of the EPIC accommodation 
facilities as well as interested third parties to market-test current and 
prospective accommodation uses. 

 
2. The Shell service station is located within the boundaries of EPIC, and its 

lease is up for renewal this year. Note: Service stations are prohibited 
developments on Broadacre Zoned land. The only additional 
developments that may be approved subject to assessment on the North 
Lyneham (i.e. EPIC) site (see Figure 5) is a place of assembly. 

 
3. EPIC (or TAMS) believes that the supply of ‘affordable’ tourist 

accommodation now exceeds demand. This is not at all surprising, given 
that land which could have been devoted to this type of accommodation 
i.e CZ6 Commercial has been converted for residential housing in Watson 
through the use of residential overlays, or the ‘Defined Land’ or ‘Future 
Urban Areas’ zoning provisions. Determining the level of demand is 
difficult, because there have been no statistics gathered from EPIC, the 
now defunct National Capital Village, Carotel Motel, or the Formule 1 
Motel. Competing commercial enterprises are understandably reticent to 
divulge this information. In the case of the Carotel, they would probably 
welcome competition which would strengthen their case for conversion to 
residential more possible, and indeed very profitable. The ACT 
Government is likely to facilitate this process as part of their ‘affordable’ 
housing initiatives. 

 
4. EPIC is open to ‘camping’ all year round. They note that the numbers of 

people using the site for accommodation has more than quadrupled over 
the last four years. The closure and re-development of the former 
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Australian Capital Village, Lincoln Motel, and Red Cedars Motel certainly 
hasn’t helped. This has substantially reduced the ‘hard-top’ 
accommodation resource in Watson. 

 
5. Parson Brinkerhoff have widely consulted with the on-site users and 

erstwhile managers of the modest accommodation facilities on the EPIC 
site, including Summernats organizers and Summernats patrons, the Folk 
Festival, the dog and cat clubs, Canberra Show management, the Carotel 
facility and others, including the WCA. 

 
6. Camping arrangements on the EPIC site are not controlled by EPIC 

management for large events. During Summernats, the Folk Festival, and 
the Canberra Show, camping is allocated and run by them separately. 
During the rest of the year, EPIC overseas camping arrangements, and 
there is no after working hour provisions.  

 
7. The data which Susan Parsons is compiling adopts the form of survey. 

The WCA was not presented with one of these forms to fill out at this 
stage. Instead, Susan took notes on our verbal answers to the questions 
which she thought were applicable to the WCA.  

 
Q1. What type of accommodation could be provided on the EPIC site? 
WCA: Probably a mixture of units, tent sites, and caravan style facilities. 
Note 1: A commercial accommodation unit is prohibited on Broadacre zoned 
land. 
Note 2: A hotel is prohibited on Broadacre zoned land. 
 
Given these restrictions, it would appear that some forms of ‘hard-top’ 
commercial accommodation would require subdivision, a Draft Variation to 
change land use zoning, and a development application. There is a strong 
possibility that an EIS would also be required. 
 
Q2. What price points should be considered? 
WCA: Given our recent experience affordable unit accommodation could cost up 
to $80/night. Tent sites should be priced between $10-15 for basic sites or up to 
$28 for better provision. 
 
Q3. Should animals be allowed on site? 
WCA: Yes, qualified by quarantining from humans, and noise restrictions. 
 
Q4: What form of other facilities should be provided? 
WCA: Amenity block(s) should be conveniently located, and cleaned at least 
daily. The office should be open beyond normal office hours, comparable to other 
commercial facilities. Any hard-top accommodation should be environmentally 
sustainable. Public transport appears to be adequate. Camp and caravan sites 
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are not numbered, which results in add hock provision, and furthermore 
dispersed widely within the EPIC grounds.  
 
Q5. Are there any issues with internal signage and access? 
WCA: Signage for internal vehicle parking is not obvious. Pedestrian and vehicle 
access can present danger and is inconvenient. 
 
Q6. Will traffic movement generated as a result of expansion of accommodation 
on the EPIC site be an issue to Watson? 
WCA: Any additional accommodation provided will almost certainly result in 
increasing traffic to Antill Street after the Morisset Street (Mitchell) – Antill Street 
(Watson) roundabout intersection is constructed, especially if hard-top 
accommodation is located adjacent to Morisset Street. Traffic on local Watson 
arterials and parking issues at the Watson shops will also be exacerbated. 
Internal roads within EPIC itself will require assessment. 

 
Figure 1. EPIC sitemap. Airphoto and data licensed from ACT  Parks, 
Conservation and Lands. 
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Draft Territory Plan, Volume 1, ACT Planning & Land Authority, for consultation 
2007. 
9.1 NUZ1 – Broadacre Zone Development Table, p.9 
 
The Watson Community Association understands that the EPIC site 
encompasses all of the Broadacre land shown by the solid black line. The 
Morisset Street road easement follows the northern boundary of the site, and 
Wells Station Road bisects Block 765. Block 735 is unavailable for development: 
a series of gross retention basins to trap runoff along Sullivans Creek has 
recently been constructed there. There appears to be an issue with development 
on parts of Block 765 because of a nearby communication facility and low-lying 
ground. Otherwise it appears that room for expansion will not present any 
engineering problems. The future of Wells Station Road is unclear. There is no 
apparent road easement connected with this feature. 
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APPENDIX 1: Background from PARSONS BRINKERHOFF website http://www.pb.com.au, 
January 4 2009 
 
Since its inception over 120 years ago PB has worked on some of the world’s most significant 
infrastructure projects.   
 
We now employ more than 12,000 people in three operating divisions – the Americas (North and 
South), International (Europe, Africa, Middle East, Asia and Australia), and Facilities.  

PB International covers PB operations outside of the Americas. Headquartered in London, the 
division constitutes nearly 60% of PB's global business and employs over 7,500 staff. 

PB Australia-Pacific falls within the International division. Our multidisciplinary team of over 2,000 
professionals offers a comprehensive range of services and total delivery.  
 
We manage projects of any scale and finance arrangement — including PPPs, alliances and 
design-build-finance. 

In Australia we have worked on infrastructure projects for more than 40 years. In New 
Zealand over the past 30 years the PB team has developed a strong presence in the power and 
hydro sectors and, more recently, in the transport and water sectors. 

At PB we build lasting relationships with our clients. We are proud to report most of our work 
comes from repeat business or referrals and our clients consistently rate us ‘best practice’ for 
technical delivery and service. 

Noise and vibration 

During the planning, construction and operations phases, our acoustics experts quantify and 
evaluate the noise and vibration generated by facilities such as airports, highways, railways and 
factories — as well as their impact on nearby homes, schools, hospitals and other sensitive 
receivers. Throughout the life of a project, we ensure compliance with the applicable legislation, 
standards, guidelines and project specifications. 

Typical projects include: 

• development applications  
• environmental impact assessments, including: 

– environmental management plans  
– environmental management overview strategies 

• industrial noise control  
• noise management plans for:  

– occupational noise exposure 
– industrial noise emissions 

• complaint investigations  
• expert witness representation  
• Building Code of Australia certification. 

Our scope of services includes: 
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• noise modelling and monitoring 
• noise contour mapping  
• noise source compliance testing  
• design of noise abatement measures 
• acoustic material evaluation  
• barrier design and construction  
• exposure criteria, standards, and regulation  
• compliance during construction  
• operations planning  
• sound insulation program implementation. 

Planning and approvals  

Widely recognised for our planning capabilities, PB achieves client goals while maintaining 
sensitivity and respect for local communities. Our approach to each assignment is collaborative, 
comprehensive, environmentally sensitive, cost-effective and innovative. 

Our planning consultants possess expertise in: 

• strategic planning 
• statutory planning  
• community planning, social impact assessments, and demographic analysis 
• local area planning 
• economic impact assessments 
• sustainable development strategies 
• transit-oriented development strategies 
• community consultation 
• development applications, environmental and statutory permitting  
• infrastructure charges planning 
• site disposal and selection 
• environmental planning, and environmental impact assessments  
• master planning and urban design. 

Traffic and transport planning 

PB is a world leader in transport planning, and has a long history of best practice and innovation 
in Australian traffic engineering. Our experience is augmented by PB’s worldwide access to 
resources and state-of-the-art practice. 

Our traffic engineering services include: 

• traffic impact assessment 
• multimodal integrated traffic assignment and design 
• local area traffic management 
• road safety audits, from motorways to local intersections 
• intersection level of service simulation 
• parking demand, regulation and design studies 
• intelligent transport systems 
• travel demand management  
• worksite traffic management plans. 
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Our transport planning services include: 

• strategic integrated transport and land use planning 
• corridor studies 
• public transport and interchange studies 
• transport management for special events 
• transport policy 
• project assessment and evaluation. 

Transport infrastructure services 

As one of Australia’s first and largest traffic and transport consultants, PB has the combined 
experience, technical capability, and expert knowledge to provide exceptional service to the 
transport industry. 

PB provides planning, operational design and project management for every type of major land 
transport system. Areas of expertise range from traditional railways, highways and innovative 
public transport systems, to building services for seaports and environmental impact studies for 
airports.  
 
PB is able to meet the growing need for coordinated and integrated transport systems, while fully 
recognising and accounting for environmental and socioeconomic issues. 

Our transport planners, designers and engineers have experience in: 

• concept planning, preliminary and detailed design of infrastructure for: 

– roads (urban, arterial, rural), freeways, highways 
– cycle and pedestrian facilities 
– freight and passenger rail lines 
– airport facilities, including taxiways and runways 
– tunnels for road and rail, including emergency services provisions 
– structures, including bridges and other transport structures 
– intelligent transport systems and tolling facilities/systems 
– port and ferry facilities 

• safety audits of proposed and constructed road projects 
• crash statistics review and improvement recommendations for existing road projects 
• project and construction management of transport infrastructure works 
• environmental assessments and approvals. 

Go to top 

Transport modelling 

PB uses state-of-the-art software and techniques to produce regional and local transport models 
that can estimate traffic and modal travel, assign passengers and vehicles to network, and 
estimate travel impacts. 
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We have a suite of applications that can be applied to add value for our clients, delivering the 
best results in both turnaround time and cost-effectiveness. Toll revenue forecasting is a 
specialty. Applications range from major investment strategies for inter-regional travel 
infrastructure to purpose-built simulations. 

Software currently in use includes EMME/2, CUBE, TransCAD, VISUM, Paramics, VISSIM, 
TranScope, SIDRA, and SCATES, along with many other packages. 

PB-CUSP researches the cost of urban development 

PB and Curtin University Sustainable Policy Institute (CUSP) have established a collaborative 
partnership based on a shared desire to encourage open debate and to develop leadership in 
sustainability — in business and academia.  
 
In September 2008 the PB-CUSP alliance released its first research report which measured the 
cost of urban versus fringe development. It included the costs to government, to people and to 
the planet.  

As part of this research, CUSP's Professor Peter Newman and Roman Trubka and PB's Director 
of Sustainability Darren Bilsborough developed a mathematical tool to calculate the cost of any 
development in Australia. 
 
To view a short video open see rlarson/WCA/Traffic studies/Pnewman to listen to Professor 
Newman discuss this research. 
 
For a copy of the research report, see rlarson/WCA/Traffic studies/PBCUSPurbanresearch.pdf 


