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Powder coated aluminium
window and door frames
typical

Powder coated aluminium feature
awnings and slats to provide
shading and privacy where shown.

Cement render to paint
finish blockwork walls.

Colorbond custom orb roof
sheeting. Colour: Surfmist

Concrete roof slab with proprietary item waterproofing to
manufacturers specifications to be applied by an approved
applicator. Typical to all roof slabs/concrete awnings. All
waterproofing membranes to roof slab and awnings shall
comply with AS 4654 Parts 1 & 2.

Powder coated aluminium window
and door frames typical

Colorbond custom orb roof
sheeting. Colour: Surfmist

Feature Trespa (timber
colour) cladding to walls as
shown

Cement render to paint
finish blockwork wall with
10mm grooves

Elevation 1

Elevation 2

Feature green wall
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Frameless glass balustrade with powder
coated aluminium top rail

Powder coated aluminium window
and door frames typical

Cement render to paint
finish blockwork walls.

Powder coated aluminium feature
awnings and slats to provide
shading and privacy where shown.

Concrete roof slab with proprietary item waterproofing to
manufacturers specifications to be applied by an approved
applicator. Typical to all roof slabs/concrete awnings. All
waterproofing membranes to roof slab and awnings shall
comply with AS 4654 Parts 1 & 2.

Cement render to paint
finish blockwork walls.

Colorbond custom orb roof
sheeting. Colour: Surfmist

Concrete roof slab with proprietary item waterproofing to
manufacturers specifications to be applied by an approved
applicator. Typical to all roof slabs/concrete awnings. All
waterproofing membranes to roof slab and awnings shall
comply with AS 4654 Parts 1 & 2.
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and door frames typical

Powder coated aluminium feature
awnings and slats to provide
shading and privacy where shown.

Cement render to paint
finish blockwork walls.

Colorbond custom orb roof
sheeting. Colour: Surfmist

Concrete roof slab with proprietary item waterproofing to
manufacturers specifications to be applied by an
approved applicator. Typical to all roof slabs/concrete
awnings. All waterproofing membranes to roof slab and
awnings shall comply with AS 4654 Parts 1 & 2.

1100mm high blockwork balustrade to
separate viewing deck from rest of roof

Typical Section
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2 March 2017         Our Ref: 16035_L001 

 

 

Brad Cunnington  

Darwin Corporate Park, Unit 6, T212, 631 Stuart Highway, Berrimah NT 0828 

PO Box 36004 Winnellie NT 0821 

 

TECHNICAL MEMORANDUM 

PROPOSED DARWIN TURF CLUB DEVELOPMENT – STORMWATER MANAGEMENT AND MINIMUM 
BUILDING FLOOR LEVEL  
Buntine Drive, Fannie Bay NT 0820 
 

1 INTRODUCTION  
Darwin Turf Club is proposing a new development for licenced club premises located on the western side of Brett 

Dixon House. This development will be a new mixed-use building which will include a restaurant, function room, 

sports bar, gaming room, beer garden and administrative areas as well as paved carparking areas. The proposed 

development or ‘the site’ is in Lot 5298 in Fannie Bay and access is via Buntine Drive. 

 

Northern Planning Consultants on behalf of Darwin Turf Club has engaged Byrne Consultants to prepare a 

stormwater management plan, and to define a minimum finished floor level as well as verify storm surge protection 

measures for the site. This assessment is to be included as part of the application for development approval to the 

Development Consent Authority (DCA).  

 

This technical memorandum provides a proposed stormwater management for the site as well as a 

recommendation for the finished building floor level based on storm surge data sourced from Department of 

Environment and Natural Resources (DENR).  

2 SITE DESCRIPTION  
The site is located on the west side of existing Brett Dixon House within Lot 5298 in Fannie Bay. The land 

topography naturally slopes towards an already existing concrete drain within the drainage easement, located 

north-west of the property boundary, refer attached Survey Plan S.79/109 for the location of the easement. This 

drainage easement is owned by the Northern Territory Government and runs north across Dickward Drive and 

ultimately discharges into Ludmilla Creek.  

3 PROPOSED STORMWATER MANAGEMENT  
The stormwater management for the site includes rainwater downpipes from the building to outlet into the carpark 

area and surface flows towards the existing concrete drain, refer to Drawing 16035-C01 for the stormwater 

management plan (SWMP). The downpipe locations are to be determined by the Architect at the design stage.  

 

NTG Requirements for connecting into their Drainage Easement 

The stormwater flow is designed to sheet flow through the carpark to avoid concentrated flow discharge that could 

potentially create erosion. The space between the new carpark and the existing concrete drain is envisaged to be 

grassed and landscaped to further minimise any potential erosion. An Erosion and Sediment Control Plan will be 

required to be approved and implemented as part of design and construction phase.  

4 MINIMUM BUILDING FINISHED FLOOR LEVEL  
To understand the basis and to clearly establish the intention for defining a minimum building finished floor level 

for the proposed development, it is important to understand the following definition.  

 

Primary storm surge – is the total rise of sea level caused by a combination of cyclonic, astronomical tide and 

storm surge and break wave.  



 

 

 

16035_l001  Page | 2  

 

The site is situated in a low-lying area identified as a storm surge zone in Fannie Bay. The minimum building 

finished floor level is to be 300mm above the Primary and Secondary Storm Surge inundation to protect the 

development.  

Referring to the GHD (2010) storm surge inundation modelling for Darwin, The Northern Territory (NT) Government 

has adopted the maximum primary and secondary storm tide levels (including sea level rise) within the area to be 

5.46 meter ADH and 6.1 meters ADH.  

Based on this data the minimum finished floor level for the development requires to be 6.4 meters ADH. To achieve 

the minimum floor level, general fill will be used and compacted to minimum 95% MMDD. Drawing 16035-C01 

shows the Primary Storm Surge Zone and proposed building finished floor level.  

 

NT Planning Scheme  

Clause 6.14 of the NT Planning Scheme prohibits the use of fill for developments located in a defined flooded area 

(i.e. floodplain) which is inundated by a defined flood event (i.e.1% AEP flood event) due to displacement effect to 

the floodwater. This clause is more relevant to riverine flooding where alterations to the floodplain may result in 

increased flood levels, and storm surge levels are not affected by it. The site is not located within a floodplain; 

therefore, a building pad can be constructed to raise the building floor to the desired reduced level.   

 

 

Yours sincerely, 

 

 

Beata Small  

Civil Engineer  
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MOVEMENT SUMMARY

Site: Dick Ward Drive / Buntine Road

2027 Total Traffic
Giveway / Yield (Two-Way)

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

OD
Mov

Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh m per veh km/h
South: Dick Ward Drive [S]

2 T1 979 5.0 0.562 0.1 LOS A 0.0 0.0 0.00 0.00 59.8

3 R2 71 5.0 0.102 10.8 LOS B 0.4 2.8 0.73 0.89 49.4

Approach 1049 5.0 0.562 0.8 NA 0.4 2.8 0.05 0.06 58.9

East: Buntine Road [E]

4 L2 72 5.0 0.172 13.7 LOS B 0.6 4.2 0.77 0.90 48.4

6 R2 48 5.0 0.408 43.5 LOS E 1.3 9.2 0.95 1.02 34.3

Approach 120 5.0 0.408 25.7 LOS D 1.3 9.2 0.85 0.95 41.5

North: Dick Ward Drive [N]

7 L2 51 5.0 0.026 5.8 LOS A 0.1 0.9 0.16 0.51 53.5

8 T1 979 5.0 0.562 0.1 LOS A 0.0 0.0 0.00 0.00 59.8

Approach 1029 5.0 0.562 0.4 LOS A 0.1 0.9 0.01 0.02 59.4

All Vehicles 2199 5.0 0.562 2.0 NA 1.3 9.2 0.07 0.09 57.8

Level of Service (LOS) Method: Delay (HCM 2000).  

Vehicle movement LOS values are based on average delay per movement

Minor Road Approach LOS values are based on average delay for all vehicle movements.

NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is not a 
good LOS measure due to zero delays associated with major road movements.

SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D).

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: CIRQA PTY LTD | Processed: Thursday, 2 March 2017 12:09:58 PM
Project: C:\CIRQA\SharePoint\Cirqa Pty Ltd Team Site - 2016B\16199 Darwin Turf Club\SIDRA\Buntine.sip6



INTERSECTION SUMMARY

Site: Dick Ward Drive / Buntine Road

2027 Total Traffic
Giveway / Yield (Two-Way)

Intersection Performance - Hourly Values

Performance Measure Vehicles Persons

Travel Speed (Average) 57.8 km/h 57.8 km/h
Travel Distance (Total) 2229.2 veh-km/h 2675.1 pers-km/h
Travel Time (Total) 38.5 veh-h/h 46.3 pers-h/h

Demand Flows (Total) 2199 veh/h 2639 pers/h
Percent Heavy Vehicles (Demand) 5.0 %
Degree of Saturation 0.562
Practical Spare Capacity 74.5 %
Effective Intersection Capacity 3916 veh/h

Control Delay (Total) 1.22 veh-h/h 1.46 pers-h/h
Control Delay (Average) 2.0 sec 2.0 sec
Control Delay (Worst Lane) 43.5 sec
Control Delay (Worst Movement) 43.5 sec 43.5 sec
Geometric Delay (Average) 0.6 sec
Stop-Line Delay (Average) 1.4 sec
Idling Time (Average) 1.0 sec
Intersection Level of Service (LOS) NA

95% Back of Queue - Vehicles (Worst Lane) 1.3 veh
95% Back of Queue - Distance (Worst Lane) 9.2 m
Queue Storage Ratio (Worst Lane) 0.01
Total Effective Stops 202 veh/h 242 pers/h
Effective Stop Rate 0.09 per veh 0.09 per pers
Proportion Queued 0.07 0.07
Performance Index 41.4 41.4

Cost (Total) 869.21 $/h 869.21 $/h
Fuel Consumption (Total) 161.2 L/h
Carbon Dioxide (Total) 384.4 kg/h
Hydrocarbons (Total) 0.028 kg/h
Carbon Monoxide (Total) 0.445 kg/h
NOx (Total) 0.651 kg/h

Level of Service (LOS) Method: Delay (HCM 2000).  

NA: Intersection LOS for Vehicles is Not Applicable for two-way sign control since the average intersection delay is not a good LOS measure 
due to zero delays associated with major road movements.

SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.

Intersection Performance - Annual Values

Performance Measure Vehicles Persons

Demand Flows (Total) 1,055,495 veh/y 1,266,594 pers/y
Delay 583 veh-h/y 700 pers-h/y
Effective Stops 96,922 veh/y 116,306 pers/y
Travel Distance 1,070,035 veh-km/y 1,284,043 pers-km/y
Travel Time 18,503 veh-h/y 22,204 pers-h/y

Cost 417,220 $/y 417,220 $/y
Fuel Consumption 77,357 L/y
Carbon Dioxide 184,530 kg/y
Hydrocarbons 14 kg/y
Carbon Monoxide 213 kg/y
NOx 312 kg/y

SIDRA INTERSECTION 6.1 | Copyright © 2000-2015 Akcelik and Associates Pty Ltd | sidrasolutions.com
Organisation: CIRQA PTY LTD | Processed: Thursday, 2 March 2017 12:09:58 PM
Project: C:\CIRQA\SharePoint\Cirqa Pty Ltd Team Site - 2016B\16199 Darwin Turf Club\SIDRA\Buntine.sip6
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STATEMENT OF EFFECT – LOT 11847 TOWN OF NIGHTCLIFF  

 

1. Introduction 

This report accompanies an application for the development of a Licensed Club, comprising a non-residential club as 

an expansion of the existing facilities of the Darwin Turf Club. The facility will comprise an integrated licensed, 

gaming and dining premises, and (with the exception of the ancillary office space) will operate independent of both 

the turf club and the racing facilities at the Fannie Bay racecourse. The club includes bar, dining, gaming and TAB 

areas, beer garden and outdoor licensed areas, a first floor viewing deck, and car parking. An ancillary office premises 

accessed separately via the car park will provide administration space for both the proposed club premises and a 

range of administrative duties in the operation of the Darwin Turf Club. This report details the nature of the subject 

land and locality, the proposed development, considers the proposal against the relevant provisions of the Planning 

Scheme, and the relevant components of Section 46 of the Northern Territory Planning Act. 

This report (and application) is to be read in conjunction with the following attachments: 

Attachment A: Site Plans, Floor Plans, Elevations and Perspectives 

Attachment B: Concept Stormwater Management Plan and Design Note 

Attachment C: Traffic Assessment Report 

Attachment D: NTG Survey Plan 

Attachment E: Landscaping and Car Parking Plan 

Attachment F: Title 
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2. Subject Land 

Figure 1: Lot 5298 Town of Darwin (20 Dick Ward Drive, Fannie Bay), including the extent of primary (light blue) and secondary 

(dark blue) storm surge areas. 

Address:    Lot 5298 Town of Darwin (20 Dick Ward Drive, Fannie Bay) 

Title Reference and Land Tenure: CUFT 816 003 Crown Lease in Perpetuity 

Landowner: Darwin Turf Club Incorporated 

Land Area:   43 Hectares  

Easements:   Drainage Easement to the Northern Territory of Australia 

    Sewerage Easement to Power and Water Corporation 

Zone:    OR (Organised Recreation) 

The subject land comprises the Fannie Bay Racecourse, currently occupied by way of a Crown Lease in Perpetuity by 

the Darwin Turf Club, and located at 20 Dick Ward Drive, Fannie Bay. The racecourse adjoins Dick Ward Drive to the 

north and north-west, Playford and Wells Streets to the south-west, south and south-east, and Douglas Street to the 

east. the oval shaped racing track, comprising a sand-oil composition, is centrally located within the site with an 

extended straight along the eastern side, and the main straight on the western side. The centre-field area generally 

comprises open ground and with a number of playing fields (generally touch rugby), lighting structures and 

infrastructure associated with race control. The centre-field area is utilised during the Darwin Cup Carnival for the 

purpose of race-day car parking, marquee’s and corporate events.  
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The eastern portion of the track, adjacent Douglas Street and Dick Ward Drive, consists of horse stables and trainers 

facilities. The western portion of the site comprises grandstands, viewing lawn areas, dining rooms, bar and function 

areas and a permanent marquee. The Darwin Turf club administrative offices are located adjacent the Buntine Drive 

roundabout. Buntine Drive comprises a private road providing access directly from Dick Ward Drive, with an area of 

sealed car parking at its end, and race-day overflow parking between the car park and Dick Ward Drive. Brett Dixon 

House is a two-storey office building occupied by a number of gaming services, and is located north of the Turf Club 

facilities (immediately south of the proposed licensed club). A separate sealed car parking area provides parking for 

Brett Dixon House.  

The site of the proposed licensed club is situated in the north-western portion of the Fannie Bay Racecourse, close 

to the Dick Ward Drive frontage. The area currently comprises implement and maintenance sheds, outdoor storage 

and vacant land, and is in close proximity to an open drain encapsulated within an easement to the Northern 

Territory of Australia. Access to the area is currently by way of a series of informal vehicle tracks. The existing 

implement shed will be relocated elsewhere on site, with the precise location not yet confirmed. The subject area is 

shown in images 1-3 below.  

Image 1: View of subject area looking towards Dick Ward Drive. Brett Dixon House is to the left of image (out of shot) 
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Image 2: Subject land including existing maintenance compound 

Image 3: Subject land looking towards the racetrack, including existing maintenance compound 
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3. Locality 

Figure 1 in section 2 of this report identifies the site and surrounding locality. The locality comprises a mix of 

residential, commercial, utility, open space and natural areas. Residential development to the west (on the southern 

side of Dick Ward Drive), south and east primarily comprises established single dwellings at low densities, within the 

residential areas of Fannie Bay, Parap and Ludmilla. Residential areas to the west of the site, on the northern side of 

Dick Ward Drive, comprise low to medium density areas of Fannie Bay, including multiple dwellings to 4-storeys, 

town houses, single dwellings and retirement / aged care living. Fannie Bay oval is located a short distance to the 

west, with the large mangrove area around Ludmilla Creek occupying the majority of land to the north-east, north 

and north-west of the site (on the northern side of Dick Ward Drive and the eastern side of Douglas Street).  

Commercial development primarily comprises the Fannie Bay shops and BP service station to the west of the site, 

Parap shops to the south and the Douglas Street supermarket to the south-east. The Parap and Fannie Bay shops 

include a number of restaurant, supermarket and specialty outlets and offices.  

4. Proposed Development 

This application proposes the construction of licensed club and ancillary office within a single storey building, with 

first floor viewing platform and car parking. The licensed club will operate as a stand-alone facility in a manner similar 

to other clubs within urban areas (for example, the Trailer Boat Club, Sailing Club and Casuarina Club) and will not 

be directly linked to race-day operations. The ancillary office premises will be occupied as the administrative offices 

attached to the proposed club, along with providing an expansion of the existing administrative space for the Darwin 

Turf Club. Specifics comprise: 

 Single storey licensed club building comprising foyer, bar manager’s offices and storage areas, gaming room, 

sports bar and TAB area, restaurant and function room, kids play area, commercial kitchen, outdoor dining 

area, separate beer garden, smoking courts, ablutions and service areas; 

 Ancillary office space of 343m2, with wet areas / ablution facilities of 55m2, to be occupied as an 

administrative area for the club and (in part) by the Darwin Turf Club;  

 First floor viewing deck of 1,100m2 with two external (stair) access points, to provide viewing platform for 

racing events. Access to the viewing deck will occur on race days only, and will be controlled by security 

personnel, with no drink service provided on the viewing deck; and 

 Ground level car parking area between the new building, Buntine Drive and Dick Ward Drive, comprising 

144 car parking spaces, two-way access to Buntine Drive, driveway areas, covered drop-off zone and loading 

bay. 

The Car Park and Landscaping Plan in Attachment E identifies the location of existing overflow car parking areas 

relative to the proposed club, existing areas of vegetation to be retained (where practicable) and areas for new 

landscaping.  

Engineering advice contained in Attachment B confirms the relevant storm surge level at 6.1 metres AHD for 

secondary storm surge.  
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Based on the required floor level clearance of 300mm, the floor level of the proposed building must be at least 6.4 

metres AHD. The natural site level is equivalent to approximately 6.0 metres AHD, meaning fill is required to raise 

the level of the site no less than 400mm to ensure adequate clearance to primary storm surge levels are achieved. 

Fill will be utilised to raise the floor level of the club building a maximum of 1.4 metres, in order to obtain full benefit 

from views across the racetrack. Attachment B also includes a concept stormwater management that identifies all 

roof water being discharged via downpipes to the car park, then sheet flowing to the existing concrete drain. It is 

noted that the proposed car parking area encroaches within the drainage easement to the Northern Territory, 

however the construction of the car park will facilitate access and maintenance to the existing drain, and does not 

encroach into the drain itself.  

The traffic assessment report provided in Attachment C considers the proposed development, including access, 

egress and the car parking arrangements, the surrounding road network, proposed intersection upgrades and the 

ability of the road network to accommodate the proposed development. The report concludes: 

 Appropriate access to the site is provided in accordance with the relevant design standards, and the car 

parking area has been designed in accordance with the Northern Territory Planning Scheme;  

 The internal vehicle circulation, porte-cochere, parking aisles, parking spaces and loading area comply with 

relevant design standards and no further alterations are required; 

 The adjacent road network will readily accommodate future traffic volumes, and the future Dick Ward Drive 

/ Kurringal Court / Buntine Road intersection upgrade negates the need for any off-site upgrades; 

 Phasing at the intersection between Dick Ward Drive and Buntine Drive will readily accommodate additional 

traffic volumes associated with the proposal.  

The traffic report, engineering advice and concept stormwater management plan, building design, site layout plans 

and elevations, and the overflow parking and landscaping areas are all provided in Attachments A, B, C and E.  

5. Section 46(3)(a) - NT Planning Scheme 

The relevant provisions within the Northern Territory Planning Scheme (the Scheme) are referred to below.  

Nature of Development 

The proposal comprises the development of licensed club per the definitions within Clause 3.0 of the Northern 

Territory Planning Scheme. As the proposed office area will be ancillary to both the proposed club and the existing 

leisure and recreation use at the Fannie Bay Racecourse, it is considered an ancillary use rather than a stand-alone 

use and as such is discretionary in accordance with Clause 2.9 of the Planning Scheme.  

Clause 3.0 defines the proposed uses as: 

“licensed club” means premises used as club rooms which require a licence under the Liquor Act; 
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Zone OR 

The subject land is located within zone OR (Organised Recreation) per the Darwin Zone Plan and Clause 5.15 of the 

Northern Territory Planning Scheme. Clause 5.15 provides two objectives for development in Zone OR:  

1. The primary purpose of Zone OR is to provide areas for organised recreational activities. 

2. Development is to be limited to that which is consistent with the recreational opportunities of the land. 

The primary purpose of the proposed licensed club provides a form of organised recreation, including dining, 

socialising, gaming and other activities associated with the primary use of the site (horse racing). The proposal is 

complimentary to existing uses, and is suitably separated from residential development to the south and east of the 

racecourse. Licensed club is a form of development anticipated within Zone OR, and adheres to the objectives of 

Clause 5.15.  

The Table to Clause 5.15 identifies Clauses 6.4, 6.5.1, 6.6, 8.1.2, 8.1.5 and 8.2 as relevant in the consideration of an 

application for shops, offices, restaurants, medical clinics, leisure and recreation and child care centre in Zone C.  

 

Clause 6.1 – General Height Control  

 

Clause 6.1 relates to general height control, and provides that: 

 

3. The height of any point of a building is to be measured from ground level vertically below that point and 

includes the height of a mound specifically provided or made to elevate the building. 

4. Unless expressly provided by this Planning Scheme, the height of any part of a building is not to exceed 8.5m 

above the ground level, unless it is: 

a) a flag pole, aerial or antenna; or 

b) for the housing of equipment relating to the operation of a lift. 

The highest point of the proposed building comprises the entry portico / drop-off area, with a maximum height of 7 

metre above the floor level. In addition to the (maximum) 1.4 metres of fill required to provide a finished floor level 

above the relevant storm surge level and achieve views across the racecourse, the maximum height of the building 

will be 8.4 metres above the existing ground level.  

Clause 6.5 – Vehicle Parking 

Clause 6.5.1 requires the provision of on-site car parking spaces at various rates relative to individual land uses. 

Generally, the provision of car parking is reflected by the extent of net floor area for each use, and, in the case of 

licensed club, requires car parking for areas to be utilised as lounge bar, beer garden, bar areas and dining. Clause 

6.5.1 does not require car parking for ancillary office space, however part of the proposed office space will be used 

by the Darwin Turf Club, ancillary to the existing leisure and recreation use, rather than the proposed licensed club. 
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Accordingly, a rate of parking consistent with offices (2.5 spaces per 100m2) is assigned to 50% of the office space 

within the separate office area (ie not including the TAB office within the club).  

 

The proposed viewing deck will be accessible during racing events, and will be available for existing patrons of the 

club. The deck does not include a separate bar area, and access is external to the main club facilities. Accordingly, 

the viewing deck is considered to be entirely ancillary to the operation of the club, rather than as an extension 

thereto. As such, it is not considered to comprise part of the net floor area and does not contribute to the overall 

car parking demand. Any car parking demand generated by the viewing deck can be accommodated by race-day 

parking, including the overflow area on the southern side of Buntine Drive, and the centre-field car parking area.  

 The car parking requirements per Clause 6.5.1 are identified in Table 1 below.  

  Use Proposed Area Required Car 

parking rate  

Required parking 

spaces 

Proposed parking 

spaces 

Dining 657m2 3/100m2 19.71 

144 

Lounge bar (inc. 

gaming) / beer 

garden 

429m2 10/100m2 42.9 

Bar 408m2 20/100m2 81.6 

Office 171.50m2 2.5/100m2 4.287 

Total 149 (148.497) 

Table 1: Car Parking 

 

The proposal includes a sealed, line-marked car parking area with 144 parking spaces, 5 spaces short of that required 

by Clause 6.5.1. The formal car parking area proposed will accommodate parking generated by the proposal during 

the vast majority of its operation (ie >90%). During peak demand periods, existing overflow car parking located to 

the south of Buntine Drive (identified in Attachment E) provides ample parking (estimated in excess of 200 spaces 

per the traffic assessment report) to accommodate any parking requirements over and above the 144 spaces 

provided. Given the likely intermittent use of this area, and the amenity benefits of the existing vegetation, it is 

preferable this area remain as-is (ie unsealed) and operate as an overflow parking area rather than a primary car 

park.  

 

Clause 6.5.3 refers to the design and layout of car parking areas. The proposed car parking layout complies with the 

car parking requirements of Clause 6.5.3. Car parking spaces ensure compliance with the required 2.5 metre by 5.5 

metre car parking space dimensions, driveways adhere to the minimum 6 metre width requirement, and appropriate 

consideration is given to pedestrian movements within the car parking area. Accordingly, the proposed car parking 

area complies with the relevant provisions of Clause 6.5.3. The overflow parking area does not comply with the 

requirements of Clause 6.5.3, in that the area is unsealed and does not delineate individual spaces, however given 

the nature of this area as an overflow park instead of a primary car park, and for the reasons identified previously, 

the variation is considered appropriate.  
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Clause 6.6 – Loading Bays 

 

Clause 6.6 requires the provision of space for the loading and unloading of vehicles associated with the use of land, 

and requires 1 loading bay for a single occupation with a net floor area of 10,000m2 or less. The proposed club 

comprises a net floor area well below 10,000m2, and a single loading bay is provided. The loading bay complies with 

the dimension (7.5 by 3.5 metres) and vertical clearance (4 metres) of the Planning Scheme.  

 

Clause 8.2 – Commercial and other Development in Zones HR, CV, CB, C, SC, TC, OR, CP, FD and T 

Clause 8.2 relates to commercial and other development in Zone OR (among others).  

1. The purpose of this clause is to promote site-responsive designs of commercial, civic, community, 

recreational, tourist and mixed use developments which are attractive and pleasant and contribute to a safe 

environment. 

2. The design of buildings in Zones HR, CV, CB, C, SC, TC, OR, CP, FD and T should:  

a) preserve vistas along streets to buildings and places of architectural, landscape or cultural 

significance; 

The proposed building is limited in height (below existing buildings), includes a varied and interesting build form and 

incorporates landscaping to improve the appearance of the site. The proposal seeks to retain existing landscaping 

where possible. Accordingly, the proposed building appropriately considers the existing vista along Dick Ward Drive 

and to other public areas.   

b) be sympathetic to the character of buildings in the immediate vicinity; 

The proposal respects the parameters set by the NT Planning Scheme for development in Zone OR, is located 

rearward of the existing Brett Dixon House, and provides a built form outcome consistent with exiting built form 

within the Fannie Bay Racecourse.   

c) minimise expanses of blank walls; 

Varied use of cladding and colours, landscaping and variations in building design ensure any expanse of 

blank wall is minimised.  

d) add variety and interest at street level and allow passive surveillance of public spaces; 

The proposed building, retention of existing landscaping and provision of new landscaping add variety and interest 

at street level. Activity within the proposed car park and about the club entry will ensure an active space and the 

allowance of passive surveillance.   

e) maximise energy efficiency through passive climate control measures; 

The use of verandah extensions and awnings provide sun shading to the building form, and large openings facilitate 

access to prevailing breezes.   
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f) control on-site noise sources and minimise noise intrusion; 

On site noise sources, including the loading and service area, plant equipment, bar areas and car parking areas are 

suitably located relative to sensitive receptors to ensure adverse amenity impacts do not occur.  

g) conceal service ducts, pipes, air conditioners, air conditioning plants etc; 

Services will be appropriately concealed and screened by way of feature screening.  

h) minimise use of reflective surfaces; 

Reflective surfaces will be minimised.   

i) provide safe and convenient movement of vehicles and pedestrians to and from the site; 

Vehicle access is provided from Dick Ward Drive via Buntine Drive, separately from other uses within the site (ie 

administration areas and Brett Dixon House). The proposed access arrangements are appropriate and provide safe 

and efficient access and egress.  

j) provide convenient pedestrian links (incorporating access for the disabled) to other buildings and 

public spaces; 

Dedicated pedestrian pathways are provided within the car parking area, and connect to the road reserve on the 

southern side of Dick Ward Drive. Future planned upgrades to the Dick Ward Drive / Buntine Drive intersection will 

facilitate pedestrian access to the shared path on the northern side of Dick Ward Drive.  

k) provide protection for pedestrians from sun and rain; 

Entry awnings are provided to the main access point.  

l) provide for loading and unloading of delivery vehicles and for refuse collection; 

A dedicated, separately accessible and fit-for-purpose loading and service area is provided on-site which will cater 

for all delivery and refuse collection needs.  

m) provide landscaping to reduce the visual impact and provide shade and screening of open expanses 

of pavement and car parking; 

Landscaping is provided to enhance the appearance and amenity within the site and provide shade to pavement and 

parking areas.  

n) provide facilities, including public toilets, child minding facilities, parenting rooms and the like 

where the size of the development warrants such facilities; and 

Facilities are provided for club staff and patrons. 
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o) provide bicycle access, storage facilities and shower facilities. 

Bicycle storage will be provided adjacent the club entry.  

3. A development application must in addition to the matters described in sub-clause 2, demonstrate 

consideration of and the consent authority is to have regard to the Community Safety Design Guide (as 

amended from time to time) produced by the Department of Lands and Planning. 

The Community Safety Design Guide seeks to ensure development considers the principles of Community Protection 

through Environmental Design (CPTED). In relation to the guide, the proposed development provides opportunities 

for passive surveillance through ground level active frontages and glazing areas. The proposal limits opportunities 

for entrapment and lighting will ensure the avoidance of dark zones. The proposal achieves an appropriate balance 

between the achievement of CPTED principles and the focus of the proposed club to the racecourse.  

Clause 6.14 – Land subject to Flooding and Storm Surge 

The subject land is located within the Primary and Secondary Storm Surge Areas (PSSA). Clause 6.14 relates to land 

subject to flooding and storm surge and provides, as relevant to land identified as being affected by inundation from 

storm surge: 

 

1. The purpose of this clause is to reduce risk to people, damage to property and costs to the general 

community caused by flooding and storm surge. 

6. Development in the PSSA should be limited to uses such as open space, recreation, non-essential public 

facilities (wastewater treatment works excepted) and short-stay tourist camping/ caravan areas. 

7. Development within the SSSA should be confined to those uses permitted in the PSSA as well as industrial 

and commercial land uses. 

8. Residential uses, strategic and community services (such as power generation, defence installations, schools, 

hospitals, public shelters and major transport links) should be avoided in the PSSA and the SSSA. 

Evident in figure 1 and the stormwater plan in Attachment B, a small portion of the proposed building and the car 

parking area are affected by the PSSA area, whilst the majority of the site is affected by the SSSA area. Engineering 

advice in Attachment B confirms the PSSA and SSSA levels within the subject land at 5.46 and 6.1 metres AHD 

respectively, relative to the height of the subject land at 6.0 metres (in the location of the proposed building). 

Accordingly, to meet the requirements of subclause 5 (floor level at least 300mm above Defined Flood Area level), 

the floor level of the club will need to be a minimum of 6.4 metres. The proposal seeks to increase the floor level up 

to 1.4 metres (ie to 7.4 metres AHD) in order to maximise views across the racecourse. Accordingly, the floor level 

of the club will be situated well above both the PSSA and SSSA levels, and thus protected from storm surge events.  

Subclause 5 notes that the use of fill to achieve required floor levels should be avoided. Technically a PSSA is 

categorised as a Defined Flood Area, and as such is subject to the above requirement.  
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The need to avoid the use of fill relates specifically to riverine flood areas, and seeks to ensure displacement of 

floodwaters by way of significant earthworks does not occur (potentially impact surrounding areas not subject to 

flood zoning). The advice in Attachment B provides: 

“This clause is more relevant to riverine flooding where alterations to the floodplain may result in increased flood 

levels, and storm surge levels are not affected by it. The site is not located within a floodplain; therefore, a 

building pad can be constructed to raise the building floor to the desired reduced level” 

Accordingly, the use of fill in this instance is considered appropriate, and will ensure the proposed club is suitably 

protected from storm surge events.  

5.1 Darwin Regional Land Use Plan and Inner Suburbs Area Plan 

Clause 2.7 of the NT Planning Scheme provides requirements regarding reference to policy documents in 

development applications. Clause 2.7 provides: 

1. The interpretation of this Planning Scheme and the determinations of a consent authority must have 
regard to the policies and planning concepts expressed in those documents appearing in Part 8 or Schedule 
2 and ensure that a use or development or proposed use or development is consistent with them.  

 
2. Where there is an inconsistency between any applicable policy and this Planning Scheme, the provisions of 

the Planning Scheme will prevail 
 
Schedule 2 of the Planning Scheme makes reference to eight policy documents, including the Darwin Regional Land 

Use Plan. The Darwin Regional Land Use Plan was prepared by the NT Planning Commission and incorporated into 

Schedule 2 of the Planning Scheme in 2015. The plan provides a vision, goals and intended outcomes for 

development of the Darwin Region, identifies regional opportunities and the intention for development into the 

medium and long term.  The Land Use Structure on Page 13 of the Plan identifies the subject land as Open Space / 

Natural Area. Page 27 of the Plan relates to Open Space / Natural Areas and seeks to ensure future development 

facilitates the retention of open space, significant vegetation and environmental areas. Commentary within the plan 

recognises the inclusion of a range of recreation areas within Open Space / Natural Area, and seeks to ensure 

continued access to recreational facilities.  

Given the OR Zoning of the land, the nature of the proposed club providing additional recreation and leisure facilities, 

and the complimentary nature of the proposal with the range of facilities and events held at the Fannie Bay 

Racecourse, the proposal does not compromise the realisation of objectives per the Regional Land Use Plan. 
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The Darwin Inner Suburbs Area Plan was finalised in June 2016 and incorporated into Schedule 2 of the NT Planning 

Scheme. The Pan provides a framework to guide progressive growth and development within the Inner Suburbs of 

Darwin. The Area Plan identifies the subject land for the continued purpose of Organised Recreation. Section 3.4 of 

the Area Plan provides the following objectives and acceptable responses for organised recreation areas:  

 

In accordance with the Inner Suburbs Area Plan, the proposal ensures the retention and enhancement of organised 

recreation land, and provides new active and passive recreation uses on underutilised land. The proposal is 

consistent with the Darwin Inner Suburbs Area Plan, and will not compromise the broader objectives thereof.  

6. Section 46(3)(b) – Interim Development Control Order 

There are no Interim Development Control Orders currently applicable to the subject land.  

7. Section 46(3)(c) – Environmental Assessment Act, Waste Management and Pollution Control Act 

Formal consideration under the Northern Territory Environmental Assessment Act is not required, and the proposal 

is not likely to impact on any environment protection objective under the Waste Management and Pollution Control 

Act.  

8. Section 46(3)(d) – Merits of Proposed Development 

The proposal will increase the range of recreational facilities available to the surrounding area, in a location suitably 

separated from nearby residential uses.  

9. Section 46(3)(e) – Subject Land, Suitability of Development and effect on other land 

The subject land is suitably zoned, not affected by excessive slope, drainage or other constraints, and suitably located 

in relation to existing residential development and commercial areas.  
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10. Section 46(3)(f) –Public Facilities and Open Space 

The proposal comprises a suitable addition to an existing recreation facility, and is located within walking distance 

to a range of commercial and community facilities and public open space.  

11. Section 46(3)(g) – Public Utilities and Infrastructure 

Power, water, sewer, stormwater and road infrastructure is available within immediate proximity to the subject 

land. The extent to which upgrade works are required will be determined during the detailed design stage, however 

the proposal aligns with the range of land uses anticipated within Zone OR and thus is not expected to significantly 

exceed the existing or anticipated service capacity.  

12. Section 46(3)(h) – Impact on Amenity 

Building location, design, layout, the location of vehicle access and exits and the provision of landscaping will ensure 

the proposal does not unreasonably impact on amenity.  

13. Section 46(3)(j) – Benefit/Detriment to Public Interest 

The proposal will increase the range recreational and dining facilities available to the surrounding and broader 

localities, and as such will have some benefit to public interest. There is always the possibility that licensed gaming 

venues may facilitate adverse social behaviours, however the combined dining, bar and gaming nature of the 

premises in the form of a club, the location of the premises without immediate proximity to sensitive receptors (for 

example schools) and the management of the club (for example the responsible service of alcohol) will ensure 

adverse public interest impacts are mitigated.  

14. Section 46(3)(k) – Compliance with the Building Act 

No subdivision is proposed, thus Section 46(3)(k) is not relevant.  

15. Section 46(3)(l) – Development of Scheme Land 

The application does not comprise alterations to or the further subdivision of land under a unit titles scheme. 

Accordingly Section 46(3)(l) is not relevant.  

16. Conclusion 

The application proposes the development of a licensed club comprising bar, dining and gaming areas, in a manner 

that will operate separately to the Fannie Bay Racecourse / Darwin Turf Club, albeit in a manner complimentary to 

horse racing and associated activities. The proposal is an anticipated form of development in Zone OR, does not 

compromise the objectives within the Darwin Regional Land Use Plan or the Inner Suburbs Area Plan, and complies 

with the majority of provisions within the NT Planning Scheme. A small shortfall in the provision of car parking is 

offset by significant overflow parking areas, and appropriate consideration has been given to ensuring protection 

from both primary and secondary storm surge events.  
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Brad Cunnington 

Principal, Northern Planning Consultants Pty Ltd 

4 March 2017 
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