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1.0 INTRODUCTION 
 
1.1 Purpose 
 
This report was commissioned by Planning and Land Management (PALM) in 2002. It 
represents a recommended Draft Land Use Master Plan for North Watson that may in the 
future serve as a framework for future land use change in the area. 
 
The report also documents the planning process and consultations with key stakeholders 
undertaken during the planning study, but is not intended to be a detailed planning study 
or environmental assessment of the study area. However a tree assessment was 
undertaken as part of the study for the majority of public land and some private land 
within North Watson. This work has been done in accordance with the requirements of 
the Tree Protection (Interim Scheme) 2001. 
 
The recommended draft Land Use Master Plan provides a context for the North Watson 
Landscape Master Plan approved by PALM in December 2002 as a requirement of 
Variation 5 of the Territory Plan, and which is now a Planning Guideline to the Territory 
Plan. 
 
The current report should be read in conjunction with the planning study for a new 
residential estate on part Sections 62, 79 and 80 North Watson by Purdon Associates et 
al, March 2003. 
 
The land included in the Master Plan is located at the northern edge of the existing suburb 
of Watson in Inner Canberra, and covers an area of approximately 55 ha. It is bounded by 
the Federal Highway, Antill Street and Stirling Avenue and Stirling Reserve (Sections 61 
to 65, 72, 74, 76, 79, 80 and 94 Watson). Figures 1 and 2 refer. 
 
Some recommended changes to land uses broad infrastructure in the draft Master Plan 
will require a variation to the Territory Plan and amendment to the National Capital Plan 
before they can be implemented. 
 
1.2 Background 
 
North Watson has been the subject of a number of detailed planning, engineering and 
environmental studies, as well as community debate over woodland/grassland resources 
since prior to the establishment of Self Government in 1990. 
 
In the early 1990’s a planning study was undertaken which identified the site as being 
suitable for urban development within the context of existing adjacent residential areas 
and the proposed urban development in the remainder of North Watson. 
 
A Preliminary Assessment Report was prepared for the ACT Planning Authority in 1992 
showing the subject site for residential uses. This confirmed that the area had substantial 
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potential for future urban development and offered a number of important social and 
economic benefits from such use without adverse environmental impact. 
 
Budget Papers released in 2002 identified part of the North Watson area knows as part 
Sections 62, 79 and 80 as part of the Urban Land Release Program scheduled for release 
in 2002/03. 
 
A Brief from PALM (Estates Unit) was issued to Purdon Associates, in conjunction with 
WP Brown, JEA Landscape and Egan National Valuers, to review the current Master 
Plan for the area as a framework for completion of a detailed planning study for the new 
residential estate. 
 
2.0 PROJECT PLANNING OBJECTIVES AND PRINCIPLES 
The following planning objectives and principles have been adopted for the draft North 
Watson Master Plan and displayed at Community Information Sessions for discussion: 
• Retain a mixture of land uses including entertainment, leisure and accommodation, as 

well as housing, open space and other land uses. 
• Endorse the target of 1,300 dwellings in North Watson (as established in 1992) with 

mix of land uses and a range of housing types and price ranges 
• Apply principles of high quality urban design 
• Provide affordable, adaptable and solar efficient housing 
• Water sensitive design 
• Enhance external views from the residential estate 
• Create an opportunity for a new local activity centre to serve proposed local 

development 
• Improve road connections with Antill Street and the Federal Highway, recognising 

the access egress limitations imposed by the latter 
• Enhance connectivity and compatibility with adjacent land uses including open space 
• Retain/enhance the existing landscape character 
• Maximise interface of new development with the public realm and minimize the 

introduction of large multi unit developments 
• Protect public open spaces with “edge” roads 
• Provide local public open space to meet housing needs 
• Provide reasonable financial return to Territory 
• All new development should maximize the retention of significant trees where 

practical 
 
3.0 DEVELOPMENT CONTEXT 
3.1 Location 
 
North Watson is part of inner Canberra and the site is approximately 7 kms from the City. 
Figures 1 and 2 refer. 
 
North Watson is bounded by the Federal Highway as one of the major gateways into the 
ACT, Antill Street, and the existing residential area of Watson. 
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3.2 Relationship to the Local Community 
 
The site is connected to the existing suburb of Watson via Aspinall Street and Knox 
Street. 
 
At present within North Watson there are approximately 500 residential dwellings, three 
long established tourist accommodation facilities, two television broadcasting studios, an 
educational establishment, several parcels of vacant Territory land, and a residential 
dwelling with out buildings operating as a horse agistment facility. There is also a 
polocrosse field and community facility (pottery) on the site. 
 
Justice Robert Hope Park and Stirling Avenue constitute a large area of public open space 
for use by local residents and visitors from other parts of Canberra and interstate. 
 
3.3 Relationship to Adjoining Land Uses 
 
Figure 2 refers. 
 
The existing Watson residential area lies immediately south of the study area. 
 
EPIC and associated facilities including a service station are located to the north west. 
 
Rural lessees are located across the Federal Highway to the north of the site, and there is 
a service station, tourist accommodation and entertainment centre to the north east. There 
is a planned road connection from Gungahlin to Antill Street although there is no formal 
commitment to a final alignment or construction timetable at this stage. 
 
The eastern side of the study area is bounded by the Mt Majura Nature Reserve and a 
community facility in the foothills east of Antill Street. The suburb of Hackett lies to the 
south west of the study area. 
 
4.0 STATUTORY PLANNING 
 
4.1 National Capital Plan 
 
The National Capital Plan makes provision for use of the study area for a range of mixed 
land uses including commercial accommodation, tourism, housing and open space. 
Figure 3 refers. 
 
The Federal Highway is a designated approach route into the National Capital. Any 
development within a 200 metre wide zone measured from the middle line of the 
Highway and fronting it directly is subject to special requirements contained in a 
Development Control Plan administered by the National Capital Authority. 
Except for Section 61 and 63 and Section 64 Blocks 7 and 8 and Section 74 Block 7, the 
principles and policies for defined land in Variation Number 5 apply as follows: 
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� The policies set an upper limit of 1300 dwellings for the entire area subject to 
Variation 5. 

� Along the Federal Highway buildings are to be set back 10m and have a maximum 
building height of predominantly two storeys. This means that only very limited or 
partial three storey development may be permitted. 

� In developed areas, building up to the existing height may be permitted. 
� In the residential areas, building height is to be consistent with the Residential Policy. 
 
The current Entertainment Accommodation and Leisure Policy currently applying to 
Section 76 Block 2, Section 74 Blocks 8 and 9 and parts of Blocks 11 and 12 would need 
to be changed to Residential Policy if the provisions of the current draft North Watson 
Land Use Master Plan were to be implemented (Refer Section 9 below). 
 
The area identified as ‘Local Activity Centre’ in the Draft Land Use Master Plan (Section 
7 below refers) would require a variation to the Territory Plan. 
 
4.2 Territory Plan 
 
The Territory Plan makes provision for a number of land uses in the study area including 
(Figure 4 refers): 
� Residential uses 
� Open space 
� Community facility 
� Entertainment, accommodation and leisure 
 
There is an 8K overlay provision in the Territory Plan affecting several parcels of land in 
the study area. This overlay provides opportunities for commercial accommodation and 
residential uses on the relevant sites. 
 
Other parts of the study area remain as Defined Land under the Territory Plan. These 
include the proposed residential release on Part Sections 62, 79 and 80 as well as other 
vacant Territory land. 
 
4.3 Existing Master Plan 
 
A master plan for the study area was prepared and adopted in 1992 by the ACT Planning 
Authority as a framework for future development of the area. Figure 5 refers. 
 
The 1992 master plan was based on the concept of a mixed use area, with up to 1,300 
dwellings on land excluding some parcels of vacant Territory land. It was also the basis 
for a detailed Preliminary Assessment Report that concluded the area was suitable for 
urban development and would lead to more efficient utilisation of existing infrastructure. 
 
A variation to the Territory Plan was made following acceptance of the Preliminary 
Assessment report. As part of this process, the Planning Authority was required to 
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prepare a Landscape Master Plan for the area as a framework for future management and 
enhancement of existing landscape values. 
 
4.4 Changes since 1992 
 
The Stirling Avenue Reserve was gazetted as urban open space as part of the original 
variation to the Territory Plan gazetted in 1992. Justice Robert Hope Park (5ha) was 
created in 2001. The remaining 14ha of urban open space was added to the park in 2002. 
 
In 2002 the Minister for Planning designated an area to the east of the subject site known 
as Justice Robert Hope Park, and an area adjacent the southern boundary of the site 
known as Stirling Avenue reservation for open space. These two parcels of land have a 
combined area of approximately 33ha. 
 
4.5 Landscape Master Plan 
 
In December 2002, PALM formally approved a Landscape Master Plan for North Watson 
to be incorporated into the Territory Plan as a Planning Guideline. 
 
5.0 SITE ANALYSIS 
 
This section identifies the site assessment undertaken as part of the planning study for 
North Watson. Figure 6 refers. 
 
5.1 Site Area and Dimensions 
 
The study area has an approximate area of 45 hectares with a roughly triangular shape. 
The southern boundary has an approximate dimension of 1.5 kms, with a frontage of 1.27 
kms to the Federal Highway and 1.5 kms to Antill Street. 
 
Exposure to the Federal Highway as the main road access into the National Capital is an 
important commercial asset for existing and future commercial accommodation and 
tourism uses. 
 
5.2 Topography and Drainage 
 
The study area is located within the Sullivans Creek catchment which drains into Lake 
Burley Griffin. It has a gentle cross-fall from east to west. 
 
There are no permanent creeks or drainage lines on the site although there are two 
intermittent water courses present during periods of heavy rain. 
 
The study are receives runoff from the Mt Majura Reserve to the east. 
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5.3 Existing Land Use 
 
The study are contains a mixture of land uses including public open space, tourist 
accommodation, residential, commercial, communication broadcasting, community uses, 
animal agistment and utility corridors. This pattern of development has been in a period 
of transition for several decades. Changes in recent years have seen a substantial number 
of new two and threee storey medium density housing units replace existing tourism and 
recreation facilities. 
 
5.4 Site Contamination 
 
A comprehensive site contamination across the entire North Watson study area has not 
been undertaken at this time. 
 
A geological assessment of the residential estate land use policy area within the North 
Watson site and adjacent areas was conducted by Environmental and Earth Sciences for 
PALM in November 2002. The study concluded that the site was suitable for the 
proposed residential development. There is no evidence of fill on the site, but this would 
need to be independently verified by the Developer prior to Development Approval.  
 
5.5 Habitat 
 
The study area contains areas of former box gum woodland where mature trees remain. 
 
A detailed tree survey and assessment has been undertaken for most of the study area by 
Clarke Di Pauli and JEA Landscape for the current planning study. Figure 7 refers. 
 
The landscape assessment concludes that whilst existing vegetation does not represent 
habitats of high ecological value, there are many individual trees of significance and a 
number or groups of trees that make an important contribution to the landscape character 
of the area. 
 
5.6 Landscape Character 
 
North Watson has a distinct landscape character, which is defined by the surrounding hill 
slopes and woodland vegetation. Mount Majura to the east and north-east provides a 
dramatic back drop which offers a visual and geographic location. The Stirling easement 
to the south and the street trees (Eucalyptus globulus) to the west and north-west enclose 
the site in vegetation. 
 
The eastern end of the site is the base of Mount Majura. The land undulates slightly and 
falls gently to the south west of the site which flattens to a low plain. Justice Robert Hope 
Park provides a ‘canopy’ of trees along with a group of trees adjacent to Channel Seven 
and a pocket of trees near the corner of Aspinall Street and Antill Street. Views to the 
west and north west are of the upper catchment of Sullivans Creek which is a semi-rural 
grassed plain, and pockets of industrial development (Mitchell). The Federal Highway is 
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screened by substantial row plantings of Eucalyptus globulus along Aspinall Street and 
adjacent to the existing residential development. 
 
The western end of the site is flat grazed pasture. The predominant view is Mount Majura 
and Justice Robert Hope Park to the east, and Stirling Reserve to the south. 
 
5.7 Orientation and Views 
 
The study area has attractive views in the north east/ south east quadrant towards Mt 
Majura and its vegetated foothills. There are also extensive views to the south including 
the plantation that runs along the southern side of Stirling Reserve, and to Black 
Mountain Tower. 
 
Views to the north and north west are punctuated by existing mature vegetation.  
 
5.8 Microclimate 
 
The site has a microclimate typical of other parts of inner north Canberra although it 
receives some abatement from north westerly winds due to a substantial tree cover on this 
side of the subject site. 
 
5.9 Traffic Analysis 
 
5.9.1 Existing Road Network 
 
North Watson is bordered by the following roads: 
� Federal Highway to north and north-west; 
� Antill Street (a sub-arterial road) to the east and north-east. 
 
To the south-west and south, North Watson is bordered with Stirling Reserve, an old 
gazetted road reserve which is now a public open space. 
 
At present the main access to the study area is from the Federal Highway via Antill Street 
and Stirling Avenue. There is a secondary access from Knox Street into Aspinall Street, 
and access to individual properties around the perimeter of the study area. 
 
The existing road network within North Watson is split in two distinct sections divided 
by a private access road to the Carotel Motel (Block 7 Section 64 Watson). 
 
The western part of the suburb accesses Watson via Knox Street (an extension of 
Aspinall Street west of Stirling Avenue). North Canberra is accessed via Stirling Avenue 
and the Federal Highway.  
 
Based on the traffic counts of 20 November 2002, the Aspinall Street / Knox Street / 
Stirling Avenue intersection has adequate capacity to service the existing developments 
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in the current form. The Aspinall Street / Stirling Avenue existing intersection has more 
than adequate capacity to service the existing developments in its current form. 
 
There is a major roundabout at the intersection of Federal Highway and Antill Street. 
 
The private road accessing the Carotel Motel is serviced directly off the Federal 
Highway. The existing ‘T’ intersection is constructed with appropriately defined turning 
and deceleration lanes. 
 
The Federal Highway / Stirling Avenue intersection is signalized. All three Federal 
Highway intersections have been recently upgraded (in 2000) and have adequate spare 
capacity.  
 
There is currently no through road in the study area, although potential exists to connect 
Aspinall Street and Negus Crescent to Antill Street. 
 
Future access onto the Federal Highway would require a variation to the Territory Plan 
and an amendment to the National Capital Plan and DCP before any such access could be 
achieved and this would require further detailed assessment. 
 
5.9.2 Traffic Volumes 
 
Whilst some traffic counts have been done recently for parts of the study area, a detailed 
traffic assessment of the proposed draft Master Plan for North Watson has not been 
undertaken for this current planning study. 
 
Traffic volumes measured for this study in November 2002 confirm that Aspinall Street 
at the intersection with Knox Street carries relatively small traffic volumes for its current 
capacity. A similar assessment has been made of the traffic volumes in Stirling Avenue 
and the intersection with Aspinall and Knox Streets. Figures 8 and 9 refer. 
 
Development of the full potential of the study area for residential uses will require 
completion of road connections between Aspinall, Negus and Antill Streets, as well as at 
least one formal public street connection to the Federal Highway. This will reduce 
pressure on the Aspinall / Knox / Stirling intersection and allow better connectivity into 
and from the study area. 
 
5.9.3 Wider Area Impacts 
 
The development of North Watson will lead to the increased traffic volumes on Antill 
Street and Knox Street. According to the recent traffic surveys (November 2002), in the 
immediate vicinity of North Watson both roads currently operate below the expected 
capacity for a sub-arterial and distributor road respectively. However, near the Antill 
Street / Knox Street intersection traffic volumes are much higher. This is attributed to the 
Majura Primary School and Watson Shops related traffic. The surveyed traffic volumes 
are: 
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� Antill Street: 2,700 vpd (vehicles per day) between the Federal Highway and Knox 
Street and 7,000 vpd just south of Knox Street. 

� Knox Street: 2,000 vpd at the Stirling Avenue intersection and 4,000 vpd at Antill 
Street intersection. 

 
The current traffic volumes at the Antill Street / Knox Street intersection warrant further 
investigation for signalisation due to relatively high numbers on opposing manoeuvres 
(right turn from Knox to Antill Street versus Antill Street through volumes). The need for 
signalisation is not related to the North Watson development and is beyond the scope of 
this study. The intersection upgrade should be further assessed and funded from the 
Territory’s Capital Works Program. 
 
Other downstream traffic impacts could be assessed only by long term strategic transport 
modelling, which is beyond the scope of this study. 
 
5.10 Other Infrastructure 
 
The study area is reasonably well serviced by existing infrastructure services, although 
augmentation of some trunk services would be required to fulfil the potential for urban 
development in the area.  
 
Existing stormwater drainage problems will also require attention and a recent study by 
Bill Guy and Partners (February 2003) is currently under review by PALM and Urban 
Services. 
 
This recommended stormwater strategy could result in the implementation of a capital 
works plan to address flooding problems along Aspinall Street and other parts of the 
study area. The proposed residential Estate on part Sections 62 and 79 will play an 
important role in this strategy with the provision of three storm water retarding basins 
envisaged as part of the site plan and adjacent works. 
 
The existing television broadcast facilities at Southern Cross 10 and Prime TV require 
maintenance of a line-of-sight access from microwave installations on their building to 
dishes on Black Mountain Tower. One of these alignments crosses the proposed 
residential Estate site on Section 79. The alignment and height of this connection have 
been the subject of a detailed survey for PALM in 2002 as part of concurrent studies for 
the site. The results of the land survey report indicate that maintenance of the line of sight 
does not represent a major constraint on development and can be incorporated into the 
subdivision layout and the Mandatory Planning Requirements Plan for the development 
(refer Deed of Agreement, Annexure A2). 
 
5.11 Noise Sources 
 
There are no expected sources of noise in the immediate vicinity of the site, except during 
the Summer Nats festival in January each year. The study area is not expected to be a 
major noise generator to disrupt adjacent land uses. 
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5.12 Eastments 
 
There are no known easements crossing the study area that would generate a major 
constraint on development that could not be accommodated into future development 
proposals. 
 
5.13 Fuel Management 
 
A specific bushfire risk assessment has not been commissioned for North Watson at this 
stage. Any development will be required to maintain a fuel management zone in 
accordance with the Fuel Management Units for North Watson in the ACT Bushfire Fuel 
Management Plan 2002-2004 in accordance with the appropriate land managers. 
 
5.14 Summary of Opportunities and Constraints 
 
Figure 6 summarises the main opportunities and constraints associated with the study 
area as well as the proposed residential estate site on Part Sections 62 and 79 Watson. 
 
There may be demand for additional community uses within North Watson and this 
should be subject of further investigation beyond the scope of the current report. Such 
uses could be readily incorporated into a revised draft land use strategy for the study area. 
 
On balance the study area offers major opportunities for residential development as part 
of new urban development already occurring in this area. Proximity to the City Centre, 
major recreation facilities, public transport, education facilities, employment centres and 
nature conservation areas all provide high levels of amenity and attraction for the subject 
site. 
 
6.0 COMMUNITY CONSULTATION 
 
6.1 Approach 
 
An extensive program of community consultation has been undertaken for the current 
planning study in North Watson. The main types of consultation are listed below: 
� Five (5) presentations by PALM and the Project Team to Majura LAPAC  
� Two (2) community information sessions held on 15 October and 25 November in 

Majura Public School between 4 and 8 pm on both occasions. Representatives from 
PALM and the consultant team were in attendance. These two meetings attracted a 
total of approximately 130 people from the surrounding area. A total of 
approximately 60 comments sheets were received from people attending two sessions 
(refer to outcomes below). 

� Preparation and distribution of three (3) Newsletters, with the initial circulation 
focused on Watson and North Watson. Subsequent distributions included all 
residences in Downer and Hackett. 

� Newspaper advertisements for community sessions in The Canberra Times and 
Chronicle. 
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� A site walk with the general public on 20 October 2002. 
� Meetings with interested individuals and organisations as well as adjacent lessees 

(including two meetings with representatives of the Watson Community Association) 
on specific aspects of the project. 

 
6.2 Stakeholder Comments 
The main source of stakeholder comments have been provided to the consultant team and 
PALM during the various information sessions, briefings and meetings as outlined above. 
A small number of written submissions have been received from interested parties 
together with a total of 40 survey forms distributed as part of the first community 
information night and a further 20 survey forms from the second information night. 
 
The main areas of concern raised by stakeholders during the initial planning phase are 
summarised below and listed in Table 1. 
� Retention of upper limits placed on the number of new residential dwelling in North 

Watson 
� Concern about the protection of existing open space in the area, and the interface 

between the proposed development and Justice Robert Hope Park and Stirling 
Avenue 

� Strong opposition to the extension of a large multi-unit complex  
� Support for larger block, lower density development 
� Support for a range of housing mix 
� Concern about management of stormwater discharge into Sullivans Creek  
� Provision of adequate open space and pedestrian / cycle path connections to adjacent 

areas 
� Provision of wide street reservations with adequate landscaping  
� Design of energy efficient housing 
� Protection for existing television broadcast facilities. 
 
Each of the above issues have been addressed in the revised Draft Master Plan for North 
Watson and the draft development option for the subject site. 
 
A number of comments were received in response to a display of the draft development 
concept plan for the residential estate (Table 2 refers). Only 21 responses have been 
received at the time of reporting and these do not represent a statistically valid sample of 
community attitudes. However, several general observations from these comments sheets 
and discussions with participants at the information session are noted: 
� There was general support for the adequacy of proposed open space on the estate. 
� Over half the respondents felt that adequate open spaces would be adequately 

protected. 
� There was strong support for the landscape plan and the pedestrian/bicycle network. 
� About half the respondents considered the proposed housing mix to be unacceptable 

or very unacceptable. 
� There was a desire from a number of people for more large blocks. 
� All participants considered the information display as either fairly or very 

informative. 
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7.0 LAND USE MASTER PLAN 
 
As part of the current planning studies for North Watson, the 1992 Master plan and 
Preliminary Assessment were reviewed. Notwithstanding significant changes that have 
occurred in the urban development of Canberra and in the local area since these 
documents were completed, much of the underlying assessment as well as many of the 
assumptions and planning principles presented in these documents remain valid for North 
Watson. 
 
A major strategic land use decision to be made for North Watson is the desirability of 
maintaining provision for commercial accommodation and other tourist related activity in 
the area. Despite a relatively low level of market interest in this activity over recent years 
in this location, it is considered prudent to retain some land specifically identified for 
such activity. 
 
There is no doubt that the study area would make an attractive and conveniently located 
site for future residential development. This type of land use would provide an efficient 
utilisation of existing infrastructure, and could gain a very high level of urban amenity as 
a result of the location and adjacent environmental setting. There is however strong 
concern from some of the local community about the impact of a large amount of new 
residential development on existing residential areas as well as on the natural 
environment. 
 
This study has retained the previously nominated upper limit of 1,300 dwellings on new 
dwelling numbers. This level of development could be accommodated with the remaining 
parts of North Watson outside those areas dedicated for open space in recent years. 
 
7.1 Revised Land Use Master Plan 
 
Figure 10 shows the proposed long term land use master plan for North Watson, and 
should be read in conjunction with the Landscape Master Plan at Figure 12.  
 
The main features of the draft Master Plan are as follows: 
� A target capacity of 1,300 dwelling including existing and proposed residential areas 

in North Watson, resulting in a total resident population of up to 3,000 persons. 
� The connection of Aspinall Street and Negus Crescent to Antill Street. 
� Creation of a new link from the Federal Highway to Aspinall Street, preferably in the 

vicinity of Negus Crescent to create a central node for social activity. 
� Opportunities for a Local Activity Centre located at the intersection of Aspinall Street 

and Negus Crescent to make future provision for minor neighbourhood convenience 
retailing, personal services, community uses and residential (this site would be the 
subject of handback provisions in the Deed and would require a Territory Plan 
Variation to proceed). 

� Retention of high value public open space within and adjacent to North Watson study 
area. 
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� Retention of the general landscape character and the gradual introduction of new 
plantings that will reinforce this pattern. 

� The gradual introduction of a new stormwater management regime that is more 
environmentally sustainable. 

� Creation of new pedestrian and cycle links to existing residential areas and trunk 
cycle paths. 

� Encouragement of new residential development that is based on design principles of 
high quality sustainable development, housing choice and affordability. It is expected 
that this form of development will include single and two storey accommodation 
catering for owner occupants and investor market sectors. A continuation of large 
multi-unit site complexes is not considered appropriate for the area as it reduces the 
extent of interface with the public realm. 

� Creation of a new community that will gradually become more integrated with the 
existing adjacent residential areas. 

 
A further review of demand for community uses in North Watson is recommended for the 
future. This could be undertaken as part of any proposed variation to the Territory Plan 
assessment and associated Variations required to give effect to the Land Use Master Plan. 
 
7.2 Future Road Network and Access Arrangements for North Watson 
 
The revised Land Use Master Plan suggests a number of possible changes to the road 
network designed to improve connectivity between and within the study area and 
adjacent areas. These are discussed below but require further detailed assessment in 
transport and land use terms once a detailed review of North Watson is undertaken as part 
of a future Territory Plan Variation. 
 
The Draft Long Term Land Use Master Plan (Figure 10) has been developed with a full 
appreciation of the following traffic issues: 
� The ultimate development of North Watson will have some 1,300 dwellings, of which 

some 500 already exist in the north-western corner. Depending on the ultimate 
housing mix, the remaining 800 dwellings will generate between 6,500 and 8,000 
vehicles per day. These traffic volumes will impact on the existing road network and, 
depending on the land release program, will require staged construction and 
improvements of some intersections on Antill Street, a possible new intersection on 
the Federal Highway (subject to amendment of Planning Policies) and an 
improvement on the Knox Street / Aspinall Street / Stirling Avenue intersection as 
discussed further. 

� The Stirling Avenue / Federal Highway intersection is a ‘T’ intersection controlled by 
signals. Any possible future intersection upgrades will be a consequence of 
developments other that the North Watson Residential Estate on Sections 62 and 79 
Watson.  

� The Antill Street / Federal Highway roundabout is adequate for the ultimate 
development of North Watson and is proposed to be retained in its current location 
and form for the short to medium term at least. Sandford Street is planned to be 
extended from Mitchell through the future suburb of Kenny and connected to the 
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roundabout opposite Antill Street (ie. from north-west). The 2001 strategic transport 
model (developed by Arup) suggests that for the “ultimate” scenario (ie. full 
development of Canberra with 500,000 population) the roundabout would need to be 
replaced with a set of signals. 

� Any new Federal Highway intersection would need to be signalised, which is 
consistent with other forms of control south-west of the Antill Street roundabout. The 
proposed relocation of the intersection would require changes to the National Capital 
Plan and a variation to the Territory Plan. The likely cost of a new Federal Highway 
intersection (based on 2002 rates) is in the order of $500,000. The estimated cost is 
heavily dependent on the need to adjust or relocate some of the major trunk services 
located in the Federal Highway road reserve. 

� Stirling Avenue is not proposed to be extended south-east to Antill Street. 
� Negus Crescent provides a second opportunity for connection of Antill Street and 

Aspinall Street to improve local connectivity of the road network. Construction of the 
Negus Crescent link to Antill Street would create an “edge road” to Justice Hope Park 
and provide scope for release of vacant Territory Land (Block 9 Section 64 Watson). 

� The Antill Street / Negus Crescent intersection is likely to be a roundabout in the long 
term. 

� Any future leisure / accommodation developments at the fringes of the Federal 
Highway could be serviced via service roads. NCA has a requirement that a 15m 
wide nature strip / verge be retained between the Federal Highway gazetted boundary 
and the closest edge of a service road. 

� The existing access to Carotel Motel would remain as a collector / distributor linking 
the service roads along the Federal Highway with Aspinall Street, subject to future 
review. 

� All road infrastructure improvements associated with development of Block 2 Section 
79 Watson will be included in a Deed of Agreement and constructed as a part of the 
Development. 

 
The existing road network provides ample capacity to cater for the residential Estate. 
According to the traffic survey of 20 November 2002 and SIDRA analysis that included 
traffic generated by the Development, the Aspinall Street / Knox Street / Stirling Avenue 
intersection would operate satisfactorily with Level of Service ‘B’. 
 
All other intersections and access points, including the Negus Crescent / Aspinall Street 
intersection will be constructed as an off-site work. 
 
There is no road network improvement work associated with the Development that would 
require inclusion in the Territory’s Capital Works Program. 
 
7.3 Pedestrian and Cycling Assess 
 
The future development of North Watson should provide external linkages to existing 
pedestrian and bicycle networks and public transport routes. 
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Future development should also ensure the establishment of an integrated internal 
network of pedestrian and bicycle paths. 
 
Pedestrian and cycling movements associated with the Development have been taken into 
account and addressed as follows: 
� A 1.8m wide shared cycle / pedestrian path will be provided along the southern verge 

of Aspinall Street. The path will be extended to connect to the existing path in Knox 
Street. The construction of the path will be included in the Deed as off-site works. 

� A pedestrian / cycling link will be provided across the Stirling Reserve to connect the 
Development with the existing open space in Watson. The construction of the link 
will be included in the Deed. 

� A well developed network of paths will be provided within the Development, 
including the section of Negus Crescent adjacent to the Development. 

� A recreational path along the Stirling Reserve will form an integral path of the overall 
North Watson development and is subject to the future design and construction 
funded by the Territory. It is not included in the Deed. 

 
8.0 LANDSCAPE MASTER PLAN 
 
Variation 5 to the Territory Plan required that a landscape Master Plan be prepared for 
North Watson that would preserve and reinforce areas of significant vegetation. In 
response to this requirement a landscape Master Plan has been prepared. Figure 7 shows 
areas within North Watson subject to a tree survey undertaken by Clarke and Di Pauli 
(December 2002). Attachment A provides details of the tree assessment for the same 
area undertaken by JEA. Both reports have been undertaken in accordance with the 
requirements of the Tree Protection (Interim Scheme) 2001. 
 
Figure 11 summarises the landscape design principles considered relevant to North 
Watson.  
 
The landscape master plan recognizes the distinctive natural environment that surrounds 
the area. Any future development within North Watson will be required to retain visual 
and vegetation links between proposed landscaped open spaces and the surrounding 
woodland communities. Endemic eucalypts will be used in pocket and perimeter 
plantings, so that residents may understand the relationship between and urban and 
natural landscapes. 
 
Public street verges will be planted to create avenues of trees and improve visual 
continuity throughout the area. This will also enhance the existing pattern of row 
plantings within North Watson. The avenue trees will frame the views through the site 
and out of the site (in particular, the woodland and hill slopes to the north and east). 
 
The street planting will also have the effect of creating pockets of development, breaking 
up the roofline of possible built forms. 
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Trees of medium, high or exceptional value (refer Figure 7) in proposed development 
areas in North Watson will require special consideration to avoid disturbance and may be 
subject to the provisions of the Tree Protection (Interim Scheme) Act 2001. 
 
In December 2002 PALM formally approved a Landscape Master Plan for North Watson 
as a requirement of Variation 5 of the Territory Plan. This document now has the status 
of a formal Planning Guideline (No. 32) under the Territory Plan. 
 
9.0 IMPLEMENTATION 
 
The recommended draft Land Use Master Plan for North Watson will provide a basis 
for any future review of land uses and infrastructure in North Watson. However, an 
amendment to the National Capital Plan incorporating the Federal Highway Development 
Control Plan, and a variation to the Territory Plan will be required to give effect to this 
plan before the full potential of the study area can be achieved. 
 
The Landscape Master Plan as approved by PALM (December 2002) will fulfil the 
requirements of Variation 5 to the Territory Plan, and sets out the broad principles for 
landscape planning associated with any future development proposals on private leases or 
public land in North Watson. 
 
A Preliminary Assessment Report under the Land (Planning and Environment) Act 1991 
may be required to support any future Plan Variation, but it is noted that a PA was 
undertaken in 1992 for a development scenario that is not significantly different from that 
envisaged in the current draft Master Plan for North Watson. 
 
It is understood that the planning approval process to vary the Territory Plan would 
involve comprehensive community consultation and would require a minimum of 12 
months from initiation of this work. 
 
It is intended that an opportunity for a Local Activity Centre shown on the corner of 
Aspinall Street and Negus Crescent be excised from land subject to a forthcoming land 
release by the Territory and handed back as a Deed requirement. This site may then be 
the subject of a subsequent Territory Plan variation to facilitate the proposed use. 
 
Other actions required to implement the draft Land Use Master Plan will include a capital 
works program for improvements to the drainage pattern, completion of major road 
networks that will improve connectivity of the site, and the preparation of new planning 
conditions for release of vacant Territory land for development.  
 
It is also likely that several development applications from existing lessees could be 
lodged with PALM in the short to medium term. These should be considered within the 
landscape framework provided by the landscape master plan for North Watson.  
 
 
 




