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Committee's Responsibilities 
 
THAT effective as of 16 April 2012, Council in pursuant to Section 32(2)(b) of the 
Local Government Act 2008 hereby delegates to the Town Planning Committee the 
power to make decisions within the approved budget relating to:: 
 

 Development Applications referred from the Development Consent Authority 
 Town Planning Strategy, Policies and Procedures 
 Development and Planning Matters referred to Council from Developers, 

Community Groups and Individuals 
 Signage Applications, Policies and Procedures 
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Town Planning Committee Meeting – Tuesday, 2 December 2014
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1. MEETING DECLARED OPEN

2. APOLOGIES AND LEAVE OF ABSENCE

2.2 Leave of Absence Granted 

A. THAT it be noted Member H I Galton is an apology due to a Leave of Absence 
previously granted on 25 November 2014, for the period 27 November 2014 
to 2 February2014. 

B. THAT it be noted Member R Want de Rowe is an apology due to a Leave of 
Absence previously granted on 28 October 2014, for the period 29 November 
2014 to 2 December 2014. 

C. THAT it be noted Member R K Elix is an apology due to a Leave of Absence 
being previously granted on 28 November 2014, for the period 27 November 
2014 to 16 December 2014. 

DECISION NO.21\() (2/12/14) 

3. DECLARATION OF INTEREST OF MEMBERS AND STAFF

4. CONFIDENTIAL ITEMS

Nil 
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Town Planning Committee Meeting – Tuesday, 2 December 2014

OPEN SECTION PAGE TP12\4

5. WITHDRAWAL OF ITEMS FOR DISCUSSION

5.1 Items Withdrawn by Staff

() COMMITTEE’S DECISION

THAT the Committee resolve under delegated authority that the following items be 
withdrawn by staff as Items of Significance, be considered: ….. 

DECISION NO.21\() (2/12/14) 

5.2 Items Withdrawn by Members 

() COMMITTEE’S DECISION

THAT the Committee resolve under delegated authority that the Information Items 
and Officers Reports to the Town Planning Committee Meeting held Tuesday, 2 
December 2014, be received and considered individually. 

DECISION NO.21\() (2/12/14) 

6. CONFIRMATION OF MINUTES PERTAINING TO THE PREVIOUS TOWN
PLANNING COMMITTEE MEETING

() COMMITTEE’S DECISION

THAT the Committee resolve that the minutes of the previous Town Planning 
Committee Meeting held on Tuesday, 7 October 2014, tabled by the Chairman, be 
received and confirmed as a true and correct record of the proceedings of that 
meeting. 

DECISION NO.21\() (2/12/14) 

7. BUSINESS ARISING FROM THE MINUTES PERTAINING TO THE
PREVIOUS TOWN PLANNING COMMITTEE MEETING

7.1 Business Arising
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ENCL: 
YES 

TOWN PLANNING 
/OPEN 

AGENDA ITEM: 8.1 

REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD (MULTIPLE 
DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER ROAD, BERRIMAH 

PA2014/0815 

REPORT No.: 14TS0306 CR:dj  COMMON No.: 2941339 DATE: 02/12/2014 

Presenter: Manager Design, Planning & Projects, Drosso Lelekis 

Approved: General Manager Infrastructure, Luccio Cercarelli 

PURPOSE 

The purpose of this report is to refer to Council for comment, pursuant to Section 48 
of the Planning Act, the following Rezone from Zone CP (Community Purposes) to 
Zone MD (Multiple Dwelling Residential) - Section 5693 - 35 Boulter Road, Berrimah 
PA2014/0815, included as Attachment A.   

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.2 Play an active role in strategic and statutory planning processes 

KEY ISSUES 

 It is recommended that Council strongly objects to the rezoning as proposed
and requests a deferral of the application subject to the finalisation of the
revised Berrimah North Planning Principles and Area Plan and implementation
of appropriate studies and contribution plans.

 The rezoning is considered premature in the absence of contribution plans to
provide for necessary infrastructure upgrades in the area.

 Consideration of future community and social infrastructure has not been
outlined for the area, nor have funding or implementation plans been prepared
for this infrastructure.

 The site is partially within the 400 metre biting insect buffer surrounding
Marrara Swamp.

 Residential density is generally limited within biting insect buffer areas.
 It is not considered appropriate to zone land within the biting insect zone to MD.
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PAGE: 2 
REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
RECOMMENDATIONS 
 
A. THAT Report Number 14TS0306 CR:dj entitled Rezone from Zone CP 

(Community Purposes) to Zone MD (Multiple Dwelling Residential) - Section 
5693 - 35 Boulter Road, Berrimah PA2014/0815, be received and noted. 

 
B. THAT Council endorse the submission dated, 28 November 2014 to the 

Reporting Body, Attachment B to Report Number 14TS0306 CR:dj entitled 
Rezone from Zone CP (Community Purposes) to Zone MD (Multiple Dwelling 
Residential) - Section 5693 - 35 Boulter Road, Berrimah PA2014/0815. 

 
BACKGROUND 
 
Site and Surrounds 
 

 
Subject Site 
 
Section 5693 Hundred of Bagot, commonly referred to as 35 Boulter Road, Berrimah 
is located on the northern side of Boulter Road. The subject site is approximately 
1.39 hectares in area and is currently within Zone CP (Community Purposes). 
 
Land to the immediate east of the site has recently been rezoned MD (Multiple 
Dwelling Residential), in-line with the Berrimah North Area Plan.  Land to the west at 
1 Boulter Road is currently zoned CP; however, is the subject of an active rezoning 
application to MD.  Land to the immediate south of Boulter Road is zoned Rural.  
The remainder of land in the general vicinity is zoned CP (Community Purposes). 
 
Boulter Road consists of a number of mixed uses such as; the Milkwood Steiner 
School, child care centres, Yilli Rreung Housing Aboriginal Corporation, City of 
Darwin Animal Pound, RSPCA Shelter, plant nursery and multiple dwellings. 
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REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
Site Development History 
In 2010, the then Department of Lands and Planning (DLP) amended the Northern 
Territory Planning Scheme to include Clause 14.1.2, Berrimah North Planning 
Principles.  The primary purpose of the Planning Principles is to provide for a 
diversity of uses and attract urban infill to the area. 
 
The existing Berrimah North Area Plan covers an area to the north of Boulter Road, 
between Amy Johnson Avenue, McMillans Road and Vanderlin Drive. This area plan 
generally facilitated rezoning from Zone CP (Community Purpose) to Zone MD 
(Multiple Dwelling) for the purpose of facilitating multiple dwelling residential 
developments.  At that time, DLP was advised, that Council had engaged 
consultants to assess future infrastructure needs and prepare a contribution plan for 
Boulter Road upgrades and associated infrastructure, including road works, 
stormwater drainage and street lighting.  DLP was further advised that all 
development occurring in the area covered by the contribution plans will be subject 
to making a contribution towards this infrastructure upgrade. 
 
The recently Revised Berrimah North Planning Principles and Area Plan were 
referred to Council for comment at its 1st Ordinary Meeting on the 16 September 
2014. The revised and expanded Berrimah North Area Plan encompasses the land 
between Amy Johnston Avenue, McMillians Road, Vanderlin Drive and Stuart 
Highway, including the subject site. Exhibition of the Area Plan concluded on 19 
September 2014.  Whilst Council supported the revised Area Plan “in principle”, it is 
considered premature to introduce it into the Planning Scheme until all studies and a 
contribution plan for infrastructure have been finalised.   
 
The Draft Revised Area Plan is likely to be adopted into the Northern Territory 
Planning Scheme by the end of this year. 
 
DISCUSSION 
 

 
Current zoning 
 
 CP (Community Purpose) 
 R (Rural)  
 MD (Multiple Dwelling) 
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REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
Current Proposal 
The applicant has applied to the Minister for Lands, Planning and The Environment 
to amend the Northern Territory Planning Scheme by rezoning Section 5693, 
Hundred of Bagot (35 Boulter Road, Berrimah) from Zone CP (Community Purpose) 
to Zone MD (Multiple Dwelling Residential). 
 
Assessment 
The site is within both the existing Berrimah North Area Plan and the Revised Draft 
Berrimah North Area Plan.  This assessment will refer to the draft Area Plan (as 
exhibited) as it is likely to replace the existing Area Plan before the end of this year. 
 
The Draft Area Plan indicates that this site is suitable for residential development.  
No density is prescribed for the site within the revised draft Area Plan, although the 
site is indicated for MD within the existing Area Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Recently exhibited Revised Berrimah North Area Plan 
         Subject Site  
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REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
In the Revised Area Plan, the 400m biting insect buffer zone surrounding Marrara 
Swap covers a portion of the lot (as indicated in the diagram on the previous page). 
The Revised Planning Principles refers to:  
 

“5(e) providing rural residential lots to serve as buffers between urban 
residential areas and site constraints such as biting insect breeding areas.” 

 
The minimum lot size for Zone RR (Rural Residential) is 4000m2.  If this minimum lot 
size applies to the western portion of this lot it is considered that the zoning should 
reflect the restriction.  Rezoning the entire lot to MD would imply that the land is 
suitable for that use across the entire lot.  An FD zoning may be more appropriate, 
allowing the site to develop in accordance with the constraints of the site. 
 
The rezoning application includes supporting documentation, indicating the future 
intended uses on the site.  Whilst there is no requirement for the site to be developed 
in this manner once the rezoning is issued, the applicant has noted that it is intended 
to continue the plant nursery operations to the front of the lot, under existing use 
rights and develop a small number of multiple dwellings to the rear of the site.  
 
There is no indication of future subdivision. Although the indicative development 
plans indicate a driveway access from Boulter Road, therefore it is assumed that the 
applicant is not intending to subdivide the lot as the Revised Area Plan indicates that 
this particular site is not intended to create any public road access points from 
Boulter Road. 
 
The intent of the Revised Area Plan and Planning Principles is to provide for an 
integrated suburb across multiple landowners, with an interconnected road network, 
supporting community infrastructure, site responsive design, whilst taking into 
account the sites constraints, including; biting insects, aircraft noise and stormwater 
drainage.  The statement of effects notes that the proposal is consistent with both 
the existing and proposed area plans.  However; the proposal achieves very little of 
the intended planning principles.   
 
Allowing this lot to rezone without controls in place to ensure that an internal, 
interconnected road layout will be constructed, will lead to disjointed development 
with multiple dwellings on large private lots without any development of a permeable 
suburb; similar to that currently being developed on adjoining lots to the east. 
 
Council Issues 
Council expressed its concern to the Minister for Lands Planning and the 
Environment that adoption of the Revised Area Plan and Planning Principles is 
premature at this point in time.  In addition, particular details of the Area Plan (as 
exhibited) were not supported by Council, therefore, changes to the Area Plan may 
occur prior to final gazettal. 
 
Development under the existing Berrimah North Area Plan, has allowed 
development to be approved without any provision for coordinated infrastructure 
upgrades, or the provision of an interconnected road network. It was originally 

9

9



PAGE: 6 
REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
anticipated that the existing Area Plan would result in redevelopment of the area into 
a suburb with an interconnected road network and with that, stormwater systems, 
shared pathways, green space networks and in general, connectivity and 
permeability.  Instead, allowing the sites to rezone without any controls to force (or 
allow) an internal road network, across multiple ownership, has resulted in 
disconnected development of individual isolated lots. 
 
The most common proposal resulting on the northern side of Boulter Road has been 
large lot multiple dwelling development with private internal roads, which all access 
from Boulter Road, apart from at Section 5875 (81) Boulter Road, which has a larger 
lot size and has an internal subdivision.  Notwithstanding this, 81 Boulter Road has 
not managed to integrate with the surrounding development. 
 
The disjointed development to the north of Boulter Road has also resulted in 
infrastructure that does not interconnect.  Each lot has managed stormwater in an 
isolated way, which may function on a small scale; however, this area leads into the 
Rapid Creek catchment and other catchments with existing capacity issues.  It would 
be undesirable for the existing precedent to continue on the Southern Side of Boulter 
Road. Without formal controls in place at rezoning, there is also potential for 
development that hinders the execution of the remainder of the Area Plan.  The 
revised Area Plan includes an interconnected stormwater drainage and road layout 
network. Incongruent development of land integral to this system may result in the 
need for redesign of the network. 
 
Social and Community Infrastructure 
Council also previously requested a social and community infrastructure study to be 
undertaken for the Berrimah North area.  City of Darwin officers have had no 
involvement in any such study to date. Although it is understood that officers from 
the Department for Lands, Planning and the Environment may have undertaken this 
study internally no such study has been confirmed.  There needs to be a social and 
community study to identify the value of and cost of such infrastructure required to 
service the land uses within the area plan. Furthermore, how these works will be 
funded and maintained must also be established prior to rezoning and development 
of land. 
 
Funding of Infrastructure Upgrade Works 
At this point there has been no determination as to how any stormwater drainage, 
roadwork or community and social infrastructure works required to service the 
proposed land uses will be funded.  It is vital, that this be determined as a matter of 
urgency.  Upfront funding will be required to implement the upgrading works.  
 
Prior to the rezoning, it should be determined how the infrastructure works will be 
funded.  Without a funding model in place, development could proceed without the 
requirement to contribute towards the overall infrastructure upgrades to facilitate this 
development.  This is considered an unsatisfactory outcome and no development 
approvals should be issued until the infrastructure funding matter has been resolved. 
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REPORT NUMBER:  14TS0306 CR:dj 
SUBJECT:  REZONE FROM ZONE CP (COMMUNITY PURPOSES) TO ZONE MD 

(MULTIPLE DWELLING RESIDENTIAL) - SECTION 5693 - 35 BOULTER 
ROAD, BERRIMAH PA2014/0815 

 
 
Summary 
The site will be subject to the Revised Berrimah North Planning Principles and Area 
Plan, recently exhibited.  Any premature development or rezoning may hinder the 
implementation of the final Area Plan.  
 
The lot is partially within the 400m biting insect buffer zone to the Marrara Swamp, 
which restricts residential development to lower densities.  The proposed rezoning is 
for a flat MD zoning, however, it is considered that any rezoning should clearly take 
into account any restrictions on the site. This could achieved through multiple 
zonings or an FD zoning that allowed for flexible development that took into account 
site constraints. 
 
Similar development on the northern side of Boulter Road has been allowed to 
proceed without the necessary controls and contribution plans in place.  This has led 
to disjointed development that provides multiple dwellings on large private lots 
without any provision of an integrated suburb. 
 
It is recommended that Council object to the rezoning as proposed and requests a 
deferral of the rezoning until the revised Area Plan and all suitable contribution plans 
are in place. 
 
CONSULTATION PROCESS 
 
In preparing this report, the following City of Darwin officers were consulted: 
 
 Team Leader, Development 
 Strategic Town Planner 
 Town Planner  
 
POLICY IMPLICATIONS  
 
Any future development on this site will be required to conform to the relevant 
Council Policies.   
 
BUDGET AND RESOURCE IMPLICATIONS  
 
Presently, Developer Contribution Plans for the upgrading of infrastructure to 
facilitate development in this area have not been finalised.  The premature approval 
of this rezoning and any future development could result in development that does 
not provide infrastructure in-line with the final Area Plan and/or does not provide a 
full contribution towards any upgrades.  This may result in costs to Council. 
 
RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
Not assessed. 
 
ENVIRONMENTAL IMPLICATIONS 
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Drainage and infrastructure studies have been undertaken to mitigate foreseeable 
environmental impacts on downstream catchments and traffic networks. 
 
COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 89300528 or email: 
c.robson@darwin.nt.gov.au. 
 
Attachments:  
 
Attachment A: Development Application, PA2014/0815 
Attachment B: City of Darwin, Letter of Response to Development Assessment 

Services, dated 28/11/2014 
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Lot 5693 (35) ,   Boulter Road,  Darwin 
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PH.(08) 8941 1177 
61 8 8941 1177 

 
FX.(08) 8941 1166 

61 8 8941 1166 
 

 
 
DIRECTORS : 
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WAYNE GABBERT 
Dip(Bldg.Des.), Dip(Bldg) 
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Building Design 
 
Interior Design 
 
Master Planning 
 
Project Management 
 
Graphic Design 
 
Computer Visualization 
 

 

October 15th, 2014 
 
  DEVELOPMENT CONSENT AUTHORITY 
 
 
GPO Box 1680 
Darwin NT 0801 
Fx.   8999 6055 

  
 
 
APPLICATION:         The applicant seeks planning approval for a planning 

scheme amendment to the (NTPS) by changing the zoning 
of Lot 5693 (35) from CP to MD whilst maintaining 
existing usage rights to operate the existing operational 
nursery facility usage. 

    
PROPERTY : Lot 5693 (35) , Boulter Road, Berrimah   Darwin NT. 

    
  
LAND OWNER: Peter and Rachael Hoschke 
     
 
TITLE REF :  CUFT 671 260 (order 1) 
 
CURRENT ZONE : CP (COMMUNITY PURPOSE) 
 
SITE AREA :  13, 900  M2  ( I .39 hectares) 

 
 
 
 
 

 
 

6 x Proposed Duplex style units 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

1.0  Site and Locality Description 
 
The applicant seeks planning approval for re-zoning lot 5693 Boulter road whislt maintaining the exisiting 
usage rights of the existing operational nursery located on the site. The object of the proposal is provide 
afforable medium density housing solutions that are consist with the objectives of the Berrimah North Area 
2010 Plan and the recently  exhibited 2014 Berrimah North Area Plan. Lot  5693 is a rectangular shaped block. 
The proposed residential lota are to be located at the rear of the site. The site is accessed directly from Boulter 
road. The site falls approximately 400mm from front to rear. The site has no easements within its boundaries.  
 

 
Fig 1.  LOCATION PLAN FOR LOT 5623 BOULTER ROAD.  (Image courtesy of Google Maps) 

 
 
2.0 The Proposal  

 
The re-zone application will allow the applicant to provide affordable residential housing options based on the 
allowable site density. The objective of Medium Residential is to provide a range of possible residential 
solutions in urban areas. The proposal will cater for the projected increased housing demand without the need 
for extensive infrastructure costs associated with creating new sub-divisions. The large site has allowed the 
applicant to provide a design which is located to maximize the distances from existing dwellings on 
neighbouring blocks. The proposed dwellings are larger 3 bedroom style units which can accommodate 
families and provide a better quality living environment.  
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

The proposal is a logical and considered solution to the site. The applicant clearly demonstrates a compliant 
well thought-out solution which doesn’t over develop the site. The site, being 1.39 hectares, could 
accommodate a larger subdivision style development; however they have opted for smaller multi-residential 
solution which is more harmonious with the existing use of the site. The site is capable of supporting the 
proposed zoning change and is consistent with the residential amenity and zoning of the existing surrounding 
lots which also comprises of multi- residential dwellings.  
 
3.0  Berrimah North Area Plan 2010 and Draft Berrimah North Area Plan 2014 

 
The site currently has an operating nursery which includes on-site office and caretakers residence. The existing 
use and proposed rezone uses are both consistent and approved within the principles of the adopted 2010 
Berrimah North Area Plan and 2014 draft Berrimah North Area Plan .  Refer to Fig 2.  below. 

 

  

 
 

 
Fig 2. Berrimah North Area plan January 2010 and  Draft Berrimah North Area plan  2014 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

4.0  Berrimah North Area Planning Principles 

 
The Berrimah North Area Plan has prescribed principles for development with the 
plan these are notes below. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

4.0  Compliance with Berrimah North Planning Principles  14.1.2  

 
Clause   14.1.2.  1 

 
The proposal is consistent with both prescribed uses with the Berrimah North Area Plan 2010 and the Draft 
Berrimah North Area Plan 2014. Both Nursery and Multi- Residential uses approved uses prescribed in the 
plan under clause 14.1.2.  

 
Clause   14.1.2.  2 

 
The site falls outside the ANEF 20 noise contour. The proposal does not provide any lighting which will 
adversely affect the operations of the Darwin International Airport. The building’s design provides screening 
of air-conditioning to reduce acoustic impact on neighbouring units. 
The building themselves are separated and common walls between units will be acoustically treated in 
compliance with the Building Code of Australia requirements. The buildings are only 6.72 meters high, well 
below the prescribed 8.5 m high residential limit for the area.  

 
Clause   14.1.2.  3 

 
The site currently has direct front access to Boulter Road; the proposed residential zoning will also have 
direct access to Boulter Road. The site neighbours Lot 5694 which has recently be granted MD re-zoning 
approval. As with other previous applications this application takes into account the future proposed 
construction of pedestrian foot paths and cycle paths as outlined in the recent proposal to amend the NT 
Planning Scheme PA2014/0598.  

 
Clause   14.1.2.  4 

 
The development offers a climatically responsive design. The buildings have been orientated to provide good 
breezeways between buildings and adjoining sites. In addition the buildings have positioned with greater 
than required boundary setbacks which provides greater separation from neighbouring sites. The dwellings 
have large roof overhangs at the front and rear of the buildings. The large overhangs provide superior 
shading to the internal and outdoor living areas as well as provide appropriate weather protection applicable 
to our environment. Refer to figure 5 below. The site also has been designed to capture all storm water 
within the site and subsequently discharged into the City of Darwin system. Refer to attached Storm Water 
design by OPUS Engineers. 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

      Fig 5.  
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

 
4.0  Compliance with Berrimah North Planning Principles  14.1.2 Cont. 

 
Clause   14.1.2.  5 

 
The scale of the proposal is in context to other approved developments on Boulter Road. The applicant has 
chosen not to apply for a larger sub-division application. Instead they have opted for a smaller multi-
residential proposal of lower density which provides larger dwellings and greater communal space while at 
the same time provides a more harmonious link with current nursery usage of the site. Being one of the later 
development in the area the applicant has the opportunity to see what has been previously been built and 
has opted for a smaller scale development which relates to the neighbouring sites. Refer to Fig 6. below. 

 

 

 

 
Fig 6. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

5.0 Compliance with Development Standards 

 
To demonstrate the suitability and compliance for higher density development the applicant has given 
consideration to at least outline the proposed future concept in order to genuinely show the true 
development intentions and to demonstrate and highlight that the site can accommodate a higher density 
residential development. The applicant has included a proposed compliant design. This design has been based 
on the MD zone requirements and illustrates that a quality design of suitable character can be achieved on the 
site if it was successful in achieving a zoning change. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Fig 7.   Perspective image highlighting residential characteristics of the design. 

 
5.1  NATURE OF APPLICATION 
 
This application is made under the section 46 (1) of the Planning Act 1999.The proposal site has a total area 
13,900 m2 under title. The site is currently zoned CP and abuts adjacent MD and CP  sites. Please refer figure 8 
Below for current zoning in area. 

 

 
 

 
 
 

 
 

 
 

 
 
 

 
 

 
 

Fig 8.   Recently approved MD zones on Boulter Road 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

5.2  THE SITE 

 
The sites fronts Boulter Road and has a combined area of 13,900 m2. The site has no easements. The lot is 
currently zoned CP under the Town Plan of 1990. The lot is serviced by all required urban infrastructure. 

 
The Proposal  

 
The application seeks a development permit to allow the construction of 6 x 3 bedroom multiple dwellings in 
a single storey building. The site is capable of supporting the proposed development; the proposal is 
consistent with the residential amenity and is in context with recently re-zoned surrounding lots.  The 
proposed rezoning is in compliance with the objectives of the Berrimah North Area plans. This is further 
demonstrated by the recent approval of the neighbouring site which has received MD rezoning approval. 

 
 RELEVANT CLAUSES IN THE NT PLANNING SCHEME 

 
Multiple dwellings - The following clauses apply to a MD zoned block with a discretionary use application;

  
The relevant development provisions are: 
 
Clause 6.5.1 Car parking requirements. 
Clause 6.5.3 Car parking layout. 
Clause 7.1 Residential density and height restrictions. 
Clause 7.3 Building setbacks. 
Clause 7.5 Private open space. 
Clause 7.7 Landscaping. 
Clause 7.8 Building design. 
Section 46 of the Planning Act. 

 
Clause 6.51- Parking 

 
 
The proposal includes 6 x 3 bed units. The NTPS requires 2 parking bays per dwelling: 

 
2 bays per dwelling x 6 dwellings = 12 resident car spaces are required.  This proposal provides 12 car bays it 

also provides 5 car bays for visitor parking. 

The proposal complies with this clause. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

Clause 6.5.3 - Parking Layout 

 
The car parking and site access has been designed to provide safe and convenient vehicle access; the 
building design provides covered separate parking whilst reducing the capacity for vehicle conflict within 
the site. The parking and driveway areas are separate for each unit. The car bays and road is sealed to 
comply with requirements of AS 2890. In addition a vehicle reversing bay has been provided to assist 
garbage collection vehicles and tenant vehicle traffic movement within the site. 

 
The proposal complies with this clause. 

 
Clause 7.1    Residential density  

 

 

 
 
The site is 13,900 m2; the allowable density for a MD site as per table 7.1.1 is 1 dwelling per 300m2.  

 
13,900 M2 TOTAL SITE  
     300 M2 PER UNIT             = 46 units   

 
The site is 13,900 m2 therefore can accommodate 46 units this application proposes 6 which is significantly 
under the allowable density. 

 
The proposal complies with this clause. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

Clause 7.1  Residential Height 

 
 

 

 
Fig 9 .  Building heights 

 
The development entails 6 x 3 bedroom single storey dwellings in a Duplex construction. The overall 
height is 6.720m, which complies with the allowable 8.5 m overall height as noted in table to clause 
7.1.2 above . Refer to figure 9 above. 

 
 
The proposal complies with this clause. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

7.3  Building Setbacks 

 
 

 
 

 
The proposal complies with all setback requirements. The development is setback more 6.0 meters from the 
primary street.  

 
-Wall between duplex units are spaced at 3 meters.  
-Units veranda are set back 2.1 meters off the boundary. 
-Units are located 4.0 meters off the rear boundary. 

 
The proposal complies with this clause. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

 
7.5 Private Open Space 

 
 

 
The proposal provides a mix of private and communal open space for residents.  Each dwelling is at 
ground level and has a min of 65m2 of screened private space. Each dwelling has an area of private 
open space with the minimum dimensions 5m x 5m.   

 
The proposal complies with this clause 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

7.7  Landscaping 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig 10. 

 
The proposal provides significantly more than the 30% landscape 
quota. 
 

 
 

 
The proposal complies with this clause. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

7.8 Building Design 

 

 
 
7.8  Building Design  

 
 

a) The building is designed with the long-axis facing North/South and includes sun-shading/louvers above 

windows. All balconies and living areas are recessed providing significant shading to interior areas. 

 
b) The building has an interesting plan form which has been designed to provide an affordable and attractive 

affordable housing option. The design has stepped roof lines creating a visual break in wall heights and 

building mass. The buildings have a contemporary design which utilizes a variety of materials and forms.  
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

7.8  Building Design  Cont... 

 
c) To reduce visibility, all air-conditioning units are positioned behind nib walls or behind screen on gable end 

walls.  They are generally located in areas which are conducive to reducing the acoustic impact on adjoining 

private space areas. Refer to figure 11 below. 

 

 
Fig 11.  Air conditioning screening 

 
 
d) As noted above - All air-conditioning will be multi-split systems and all pipe work will be within constructed 

within the walls. The air-conditioning units are located behind screening to reduce acoustic and visual impact.  

 
e) Visual privacy within the site is provided as no unit directly looks onto another.  The design has positioned 

the private open spaces at opposite ends of verandas providing both privacy and physical separation. Areas 

between units will have shrubs to provide a visual screening barrier. 

 
f) All bedrooms and private open spaces where possible, are positioned away from noise sources. The 

location of Duplex to the rear of the property ensures that no bedrooms face the primary road reducing the 

effects of road noise. 

 
g)  Air-conditioning units are positioned behind nib walls or to the side boundaries. They are generally located 

in areas which are conducive to reducing the acoustic impact on adjoining  

private space areas. The sound transmission between units will comply with the Acoustic Requirements of the 
Building Code of Australia. 

 
h) The site is located outside the ANEF 20 contour and no specialized acoustic attenuation measures            are 

required. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

7.8  Building Design  Cont... 

 
 

i) Not applicable. 

 
j) The design orientation will allow for circulation of prevailing breezes around the building. In addition the 

living areas have been designed with parallel windows promoting cross ventilation in the main living areas. 

k) No reflective wall materials other than glass are proposed.  

 
l) Not applicable for single storey construction. 

 
46.3 Section of the planning act 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

46.3 Section of the planning act  Cont…. 

 
 
a) Refer to section 5 compliance with planning requirements. 

b) Not applicable. 

 
c) There are no known interim development orders applicable to this area. 

 
d) This development does not require any new environmental report or environmental statements.  The 

site has already has an established operating nursery and caretakers residence. All services and urban 

infrastructure have already been established and in addition adjacent sites have already been re-zoned and 

developed in context with Berrimah North Area Plans 2010 and 2014 draft plan.  

e) The proposed development is in context with the adjoining rezoned MD developments and the land 

use objectives of the area. The proposal provides a housing solution which is consistent with the urban 

planning of the Berrimah North Area Plan. Th proposed dwellings are a contemporary design, which will use 

modern colours and materials. The design is also energy efficient and will incorporate shading devices to 

prevent direct sunlight into living areas.  

f) The proposed development portion of site will be cleared and graded for collection of storm water 

within the site. All urban infrastructure and services have been installed and will be augmented to 

accommodate the additional capacity if required. The site has approximately .4 meters fall over it longest 

length. The proposal provides a storm water design which will capture and direct on-site water to the City of 

Darwin storm water system located  at the front of the site. The site is context and scale to similar approved 

developments already under construction on Boulter Road 

g) The proposal provides a designated public open space within the development. The area has a shaded 

undercover BBQ area. The surrounds will contain extensive green space which are above standard planning 

requirements. The proposal also provides 5 genuine visitors car parks for visitors of the residing residents. 

h) Service utilities and infrastructure are already provided on-site however these will be augmented if 

required to support any increased loads. The site services will connect to the existing Boulter Road 

infrastructure. 

i)   The proposed development is consistent and in context with the aim of the Berrimah North Area Plans 

. The development is symbiotic with current and proposed amenities for the area, this range from extensive 

residential, commercial and nursery use. The proposal is unlikely to have a negative effect on the existing or 

future amenity of the area; the design contributes to the area by providing a design which is functionable and 

compatible. 

j)  It is not foreseen that the proposal will have any negative impact on the existing public interest or 

amenity of the site.  The proposal is consistent and harmonious with the existing land use and future 

expectation of land use for this area.  The proposal will provide valuable housing solutions to a market 

desperately seeking quality and affordable housing solutions which will benefit the general public. 
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Lot 5693 (35) ,   Boulter Road,  Darwin 

 

 
 
 
 
Conclusion 

 
This application to rezone Lot 5693 (35) , Boulter Road, Berrimah from  CP to MD whilst maintaining existing 
usage rights to operate the existing operational nursery facility is in context with Berrimah North Area Plans. Both 
uses are included in 2010 plan and the current revised 2014 draft plan.  The proposal has been considered against 
Sections 46 of the planning act and complies in all respects. The proposal is similar to other successful rezoning 
applications on Boulter Road including the neighbouring block.  The site is capable of supporting the proposed 
MD development whilst maintaining existing operational nursery usage and is compatible with surrounding land 
uses. The proposal is in context with the objectives Berrimah North Area Plan. It is therefore kindly requested that 
a planning permit be granted for this proposal. 

 
 
Should you wish to discuss any of the above, please call me on 8941 1177. 

 
Regards 

 
Wayne Gabbert 
Director 
Bell Gabbert Associates  
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ENCL: 
YES 

TOWN PLANNING 
/OPEN 

AGENDA ITEM: 8.2 

EDP FOR INDEPENDENT UNIT ADDITION TO EXISTING MULTIPLE DWELLING IN 
ZONE SD - LOT 2099 - 47 CHARLES STREET, STUART PARK PA2014/0825 

REPORT No.: 14TS0307 NS:dj COMMON No.: 2940456 DATE: 02/12/2014 

Presenter: Manager Design, Planning & Projects, Drosso Lelekis 

Approved: General Manager Infrastructure, Luccio Cercarelli 

PURPOSE 

The purpose of this report is to refer to Council for comment, pursuant to Section 48 
of the Planning Act, the following proposed Exception Development Permit for an 
Independent Unit Addition to existing Multiple Dwelling in Zone SD - Lot 2099 - 47 
Charles Street, Stuart Park PA2014/0825, included as Attachment A.   

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.1 Actively engage with all levels of government to coordinate efficiencies and 

develop opportunities 

KEY ISSUES 

 It is recommended that Council objects to the proposed Exceptional
Development Permit.

 The proposal has been issued with a building permit, despite being prohibited
under the planning scheme.

 Construction of the ancillary dwelling was commenced prior to the applicant
ceasing all works to submit this application.

 Independent units are only intended to accompany a single dwelling on a lot.
 If approved, this site would contain six (6) fully self-contained dwellings.
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REPORT NUMBER:  14TS0307 NS:dj 
SUBJECT:  INDEPENDENT UNIT ADDITION TO EXISTING MULTIPLE DWELLING IN 

ZONE SD - LOT 2099 - 47 CHARLES STREET, STUART PARK 
PA2014/0825 

 
 
RECOMMENDATIONS 
 
THAT the Committee resolve under delegated authority:- 
 
A. THAT Report Number 14TS0307 NS:dj entitled Independent Unit Addition to 

existing Multiple Dwelling in Zone SD - Lot 2099 - 47 Charles Street, Stuart 
Park PA2014/0825, be received and noted. 

 
B. THAT Council endorse the submission dated, 28 November 2014 to the 

Reporting Body, Attachment B to Report Number 14TS0307 NS:dj entitled 
Independent Unit Addition to existing Multiple Dwelling in Zone SD - Lot 2099 - 
47 Charles Street, Stuart Park PA2014/0825. 

 
BACKGROUND 
 
Site and Surrounds 
 

 
 
The subject site is located on the northern side of Charles Street, Stuart Park.  The 
site is zoned SD (Single Dwelling Residential) and is surrounded by other SD zoned 
lots. 
 
The general built form in the area is one and two storey single dwellings, with several 
non-conforming multiple dwellings scattered along the northern side of Charles 
Street. The general streetscape is dominated by vegetation 
 
Site Development History 
 
It is clear that the site has been developed in several stages.  The Statement of 
Effects identifies that four (4) units were built behind the existing single dwelling in 
the late 60’s and early 70’s.  There is no indication of when the original dwelling was 
constructed.   
 
On 11 June 2014, a building permit was issued for a Dependant Relative Unit and 
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the building is near completion.  All works ceased on the site when it was realised 
that the building permit was issued in contravention of the Planning Scheme. 
 
DISCUSSION 
 
Current Proposal 
 
The applicant has applied to the Minister for Lands, Planning and the Environment 
for an Exceptional Development Permit (EDP) for the purpose of an independent unit 
addition to existing multiple dwellings on Lot 2099 (47 Charles Street, Town of 
Darwin.  
 
Under the Planning Scheme provisions, an ‘independent unit’ means an ancillary 
dwelling constructed on the same site as a single dwelling. 
 

 
 
Application Assessment 
The subject site is zoned SD (Single Dwelling Residential).  Independent units are a 
permissible use in Zone SD.  However, subclause 2(a) of clause 7.10.4 Independent 
Units, states that ‘there will be no more than two dwellings on the site’.  It is also 
specifically stated that the Consent Authority must not consent to an independent 
unit that is not in accordance with this clause. 
 
As a result of the above clause, the proposed use is prohibited under the Planning 
Scheme and must seek an Exceptional Development Permit from the Minister. 
 
Notwithstanding this, the building was issued with a building permit in June and 
works on the almost completed dwelling have now ceased.  It is stated in the 
Planning Application that the building permit was issued as a result of a 
misinterpretation of the planning scheme.   
 
The Planning Scheme was amended in relation to this clause in May 2014, removing 
the previous clause relating to ‘dependent units’ and replacing it with the current 
‘dependant unit’ clause.  The previous clause only allowed an ancillary dwelling to be 
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constructed where it would be occupied by family members of the main dwelling.  
Neither the current, nor the previous clause allows ancillary dwellings to be 
constructed where there would be more than two dwellings on the site, inclusive of 
the ancillary dwelling. 
 
Some confusion may have arisen from the zoning table which notes that 
independent units (and the previous dependant unit use) are permissible in Zone 
MD.  This does not however, allow an independent unit to be built on a site with 
multiple dwellings, it simply allows a parcel of MD zoned land with a single dwelling 
to construct an independent unit. 
 
The statement of effects notes that the dwelling is for relatives of the main dwelling.  
Notwithstanding this, it is noted that all of the dwellings on the site are in common 
ownership.  If the relative is dependent on the owner for care, then they could 
occupy one of the existing four other units on the site. 
 
Density 
The subject lot is 1100m2 and inclusive of the independent unit; the site has six (6) 
fully self-contained dwellings.  The site now has one dwelling per 183m2. As a 
comparison of density on the site, an MD zoned lot would allow 3 dwellings or one 
dwelling per 300m2 and an MR zoned lot would allow the following: 
 
 

TABLE B TO CLAUSE 7.1.1 – DWELLING DENSITY IN ZONE MR OTHER THAN 

IN  ALICE SPRINGS 

Number of 
Storeys Above 
Ground Level 

 
1 or 2 
Bedrooms

3 Bedrooms 4 Bedrooms 

1 155m2 180m2 215m2 

2 125m2 170m2 210m2 

3 95m2 130m2 180m2 

4 (maximum) 85m2 130m2 140m2 

 
Development on the site is a maximum of two stories and is therefore closer to the 
density of Zone MR than MD. 
 
Setbacks 
The unit complies with the required setbacks for an independent unit in Zone SD, 
being six (6) metres from the front boundary and 1.5 metres from the side boundary.  
However, the scheme requires a three (3) metre separation between residential 
buildings on the same site and this has not been provided. 
 
Private Open Space 
The Statement of Effects notes that the main dwelling is provided with 78m2 and the 
independent unit is provided with 61m2, both with minimum dimensions and 
therefore meeting the planning scheme requirements.  However, it is unclear from 
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the plans how the rear units are accessed and whether these units are accessed 
through the area nominated as the private open space of the main dwelling. 
 
Key Council Issues 
 
Cross-over and driveway 
The Planning Scheme requires that there be only one vehicular access point for a 
site with an independent unit, unless the City of Darwin has approved a second 
access point.  The site already has two crossovers; one for the main dwelling and 
one for the rear units.  The independent unit has gained access across the verge 
diagonally from the existing main dwelling access and does not comply with City of 
Darwin Policy.  The proposed access is not supported. 
 
Summary 
 
It is recommended that Council objects to the proposed Exceptional Development 
Permit despite the proposal having been issued with a building permit, in 
contravention of the Planning Scheme. 
 
Independent units are only intended to accompany a single dwelling on a lot.  If 
approved, this site would contain six (6) fully self-contained dwellings, which is 
considered excessive for the site and not in keeping with the intent of the zone. 
 
CONSULTATION PROCESS 
 
In preparing this report, the following parties were consulted: 
 
 Team Leader Development 
 Strategic Town Planner 
 
POLICY IMPLICATIONS  
 
The application has been assessed against City of Darwin Policies in the above 
report.   
 
BUDGET AND RESOURCE IMPLICATIONS  
 
Independent units are rated as a second dwelling on the site.   
 
RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
Not Assessed. 
 
ENVIRONMENTAL IMPLICATIONS 
 
Not Assessed.  
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COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 89300528 or email: 
c.robson@darwin.nt.gov.au. 
 
Attachments:  
 
Attachment A: Development Application, PA2014/0825 
Attachment B: City of Darwin, Letter of Response to Development Assessment 

Services, dated 28/11/2014 
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Development Assessment Services 

Ground Floor, Arnhemica House 

16 Parap Road, Parap 

NT 0804 

 

Postal address  GPO Box 1680 

DARWIN NT 0801 

Tel  08 8999 6046 

Fax  08 8999 6055 

Email  das.dlpe@nt.gov.au  

 

Our ref  PA2014/0825 

Sir or Madam  

City of Darwin 

GPO Box 84 

DARWIN NT 0801 

 

Dear Sir or Madam 

 

PROPOSED EXCEPTIONAL DEVELOPMENT PERMIT - NOTIFICATION UNDER SECTION 19 OF 

THE PLANNING ACT 

LOT 2099 (47) CHARLES STREET, TOWN OF DARWIN 

 

An application for an Exceptional Development Permit under the Planning Act has been made by 

ABP Permits Pty Ltd. The delegate of the Minister for Lands, Planning and the Environment has 

determined pursuant to Section 39(1)(a) to exhibit the proposal. A copy of the delegate’s 

determination and exhibition documentation is attached for your information. 

 

The application is seeking consent for an Exceptional Development Permit (EDP) for the purpose of 

an independent unit addition to existing multiple dwellings on Lot 2099 (47) Charles Street, Town of 

Darwin. The land is in Zone SD (Single Dwelling) and the development of the site for this purpose 

would otherwise be prohibited. 

 

Section 39 requires applications for Exceptional Development Permits to be exhibited in accordance 

with Part 2, Divisions 3, 4 and 5 of the Planning Act. The proposal will be on public exhibition from 

Friday 31 October 2014 to 28 November 2014 (inclusive). 

 

In accordance with Section 19 of the Planning Act, you are invited to make a submission on this 

proposal under section 22 of the Act. You are requested to forward any submission relating to the 

proposal by Friday 28 November 2014 to the above address, or upload them directly to the 

Integrated Land Information System (ILIS). If you have any queries relating to this matter please 

contact me on telephone 8999 6118. 

 

Yours sincerely 

 

 

Adelle Godfrey 

Planner – Darwin Planning Team 

31 October 2014 

DEPARTMENT OF 
LANDS, PLANNING AND THE ENVIRONMENT   
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NORTHERN TERRITORY OF AUSTRALIA 
 
 

PROPOSED EXCEPTIONAL DEVELOPMENT PERMIT 
NORTHERN TERRITORY PLANNING SCHEME 

 
 
ABP Permits Pty Ltd has applied to the Minister for Lands, Planning and the 
Environment for an Exceptional Development Permit (EDP) for the purpose of an 
independent unit addition to existing multiple dwellings on Lot 2099 (47) Charles 
Street, Town of Darwin. 
 
The land is in Zone SD (Single Dwelling) of the Northern Territory Planning 
Scheme and the development of the site for this purpose would otherwise be 
prohibited. 
 
Attached are: 
- the Delegate of the Minister for Lands, Planning and the Environment’s 

section 17 determination under the Planning Act to exhibit the proposed 
EDP;  

- a locality map; and 
- a copy of the application from ABP Permits Pty Ltd. 

 
The exhibition period is from 31/10/2014 to 28/11/2014. 
 
Written submissions with respect to the proposed EDP are to be received by 4pm 
on 28/11/2014 and made to: 
 
Manager, Darwin Planning 
Department of Lands, Planning and the Environment 
GPO Box 1680 
DARWIN NT 0801; or 
 
Facsimile : (08) 8980 0707 
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NORTHERN TERRITORY OF AUSTRALIA 
 
 

PROPOSED EXCEPTIONAL DEVELOPMENT PERMIT 
NORTHERN TERRITORY PLANNING SCHEME 

 
 
ABP Permits Pty Ltd has applied to the Minister for Lands, Planning and the 
Environment for an Exceptional Development Permit (EDP) for the purpose of an 
independent unit addition to existing multiple dwellings on Lot 2099 (47) Charles 
Street, Town of Darwin. 
 
The land is in Zone SD (Single Dwelling) of the Northern Territory Planning 
Scheme and the development of the site for this purpose would otherwise be 
prohibited. 
 
Attached are: 
- the Delegate of the Minister for Lands, Planning and the Environment’s 

section 17 determination under the Planning Act to exhibit the proposed 
EDP;  

- a locality map; and 
- a copy of the application from ABP Permits Pty Ltd. 

 
The exhibition period is from 31/10/2014 to 28/11/2014. 
 
Written submissions with respect to the proposed EDP are to be received by 4pm 
on 28/11/2014 and made to: 
 
Manager, Darwin Planning 
Department of Lands, Planning and the Environment 
GPO Box 1680 
DARWIN NT 0801; or 
 
Facsimile : (08) 8980 0707 
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ENCL: 
YES 

TOWN PLANNING COMMITTEE/OPEN AGENDA ITEM: 8.3 

CARAVAN PARK ANCILLARY TO AN EXISTING ORGANISED RECREATIONAL 
FACILITY (GREYHOUND TRACK) - 

 PORTION 2781 (13) HOOK ROAD, WINNELLIE - PA2014/0682 

REPORT No.: 14TS0308 NS:dj COMMON No.: 2941326 DATE: 02/12/2014 

Presenter: Manager Design, Planning & Projects, Drosso Lelekis 

Approved: General Manager Infrastructure, Luccio Cercarelli 

PURPOSE 

The purpose of this report is to refer to Council for comment, pursuant to Section 48 
of the Planning Act, the following Caravan Park ancillary to an existing organised 
recreational facility (Greyhound track) – Portion 2781 (13) Hook Road, Winnellie - 
PA2014/0682, included as Attachment A. 

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.2 Play an active role in strategic and statutory planning processes 

KEY ISSUES 

 It is recommended that Council supports the proposal subject to the following
issues being resolved (as per Attachment B):
 A total of six (6) car parking spaces need to be nominated on the plans as

per the car parking requirements of the Northern Territory Planning 
Scheme. 

 Further details of grey water be disposed, 
 ablution block for campers, 
 dust issues given that driveways are to be dirt/gravel, 
 lighting for security and amenity purposes, 
 existing vegetation should be retained, 
 the existing dump point is public, clarification is required on whether this will 

be retained as a public facility to ensure that black water is disposed of 
correctly, given it is the only public dump point in the Darwin Region. 

 A Caravan Park is a prohibited use pursuant to Zone OR (Organised
Recreation) applicable to the subject site. The use of a Caravan Park requires 
an Exceptional Development Permit,  
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 The proposed development is similar to the current arrangement at Robbie 
Robbins Reserve and is for the purpose of self-contained caravans and 
motorhomes. 

 
RECOMMENDATIONS 
 
THAT the Committee resolve under delegated authority:- 
 
A. THAT Report Number 14TS0308 NS:dj entitled Caravan Park ancillary to an 

existing organised recreational facility (Greyhound track) – Portion 2781 (13) 
Hook Road, Winnellie - PA2014/0682, be received and noted. 

 
B. THAT Council endorse the submission dated, 28 November 2014 to the 

Reporting Body, Attachment B to Report Number 14TS0308 NS:dj entitled 
Caravan Park ancillary to an existing organised recreational facility (Greyhound 
track) – Portion 2781 (13) Hook Road, Winnellie - PA2014/0682. 

 
BACKGROUND 
 
Site and Surrounds 
 
The subject site is 7.59 ha in area, is zoned OR (Organised Recreation) and is 
currently occupied by the Darwin Greyhound Association of the NT (DGANT). 
 
The site is occupied by multiple buildings, including a caretaker’s residence which 
services the DGANT use. North of the greyhound track is generally vacant dirt 
paddocks with scattered vegetation. 
 

 Image source: aerial mapping 
 
The subject site is bordered on the three sides by the Darwin Showgrounds, which is 
Crown Land. There is a smaller site to the south west which is privately owned and is 
currently vacant. There are varied light industrial/commercial uses on the western 
side of Hook Road. 
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The Discovery Holiday Park is within close proximity to the subject site and is zoned 
CV (Caravan Parks). 
 

 
Image source: zone mapping 
 
Land to the east of Hook Road is generally zoned OR with land to the west zoned GI 
(General Industry) and SC (Service Commercial) running parallel with the Stuart 
Highway. 
 
DISCUSSION 
 
Current Proposal 
 
The current proposal is for an Exceptional Development Permit for the use of a 
Caravan Park ancillary to the existing Greyhound track. A Caravan Park is a 
prohibited use pursuant to the requirements of Zone OR of the Northern Territory 
Planning Scheme. 
 
The Caravan Park is to provide DGANT with “different income revenues to maintain 
the Greyhound racing industry”. 
 
The applicant has identified a total of 58 sites which are “aimed towards self-
contained motorhomes that don’t require powered sites, which find it difficult to fit in 
existing caravan parks during the peak tourism season” and therefore “public 
facilities will not be required”.  
 
DGANT already provides a public ‘dump point’ for caravans and motorhomes to use, 
this point will be made available for the proposed caravan park. 
 
The applicant has identified that the “proposed development is similar to the current 
arrangement at Robbie Robbins Reserve”. 
 
The proposal includes no physical development at this stage. 
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Application Assessment 
 
The primary purpose of Zone OR “is to provide areas for organised recreational 
activities” and “development is to be limited to that which is consistent with the 
recreational opportunities of the land”. 
 
The proposed use is ancillary with the existing leisure and recreation facility 
(Greyhound track). It is considered that the Caravan Park would not detract from the 
recreational opportunities of the site; given that the area to be occupied by the 
Caravan Park is vacant. 
 
The purpose of Clause 7.10.2, Caravans of the scheme restricts Caravan Parks to 
certain zones (OR is not one of these zones). Clause 7.10.2 requires “regard to the 
potential impact of the caravan on the residential amenity of adjoining and nearby 
property”. 
 
The subject site is in an area prominently utilised for industrial uses; it is therefore 
considered that a Caravan Park would not impact upon any residential amenity, 
given that there are no residences within the immediate vicinity. 
 
The applicant has identified that the Caravan Park is to be “aimed towards self-
contained motorhomes that don’t require powered sites, which find it difficult to fit in 
existing caravan parks during the peak tourism season”. City of Darwin officers 
interpret this as a ‘dry season’ use only and would consider this use appropriate 
given that: 
 
 there are no concrete pads proposed, which would otherwise provide reprieve 

from heavy rains and muddy grounds and an area of amenity for future visitors, 
 the driveway is to be dirt/gravel, use in the wet season would prove problematic, 

and 
 this is similar to how the Robbie Robins Reserve currently operates. 
 
City of Darwin officers question the design and location of some of the sites which 
would prove to be difficult for large motorhomes/caravans to manoeuver in and out 
of. Consideration to existing driveways, adjoining sites and site features needs to be 
made prior to finalising the site layout. 
 
The statement of effect identifies that a 2m wide vegetation screen would be 
provided adjacent to sites 22-31 to screen the sites from the Greyhound track. The 
plans (as at Attachment A) fail to identify this, but do nominate a 2m vegetation 
buffer adjacent to sites 1-13. Vegetation buffers are encouraged for amenity, privacy 
and noise abatement reasons. Additionally the plans fail to nominate the location of 
existing vegetation and whether it is to be retained or removed? Vegetation within 
the vicinity of the proposed Caravan Park should be retained for dust mitigation 
purposes and to provide future visitors with shade and amenity. 
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The sites are to “be grassed, with driveway access being gravel/dirt initially with a 
view to sealing the road after a trial period”. City of Darwin officers are concerned 
with how dust from vehicle movements along the unsealed roads and sites will be 
managed given that the use will operate in the dry season. The City of Darwin 
requests that all driveways should be sealed and encourages that sites be grassed 
as per the proposal to reduce dust issues. 
 
Adequate lighting should be provided for security and amenity reasons for future 
visitors, ensuring that light spillage is contained within the subject site. 
 
Key Council Issues 
 
Clause 6.5.1, Parking Requirements requires 1.1 car parks per site. A total of 58 
sites is proposed, therefore a total of 63.8 (64 rounded up to the nearest whole 
number) car parking spaces are required. Given that each site is a minimum of 8m 
wide, it is considered that each site would be able to accommodate a vehicle and 
their motorhome/caravan, this arrangement is similar to most Caravan Parks. A total 
of six car parking spaces would also be required for visitors, staff etc. to meet the 
requirements of the scheme. Given the size of the site, such parking could be 
accommodated for, Council requests that amended plans be provided nominating 
the six car parking spaces. 
 
City of Darwin officers note that the existing dump point is to be used for the 
proposed Caravan Park; clarification is required on whether or not this point will 
remain available to the public. According to www.dumppoints.com this point is the 
only public point in the Greater Darwin Region. Dump points are located within 
Caravan Parks in the region; this however does not provide ‘free campers’ with an 
appropriate means to properly dispose of their ‘black water’. Removing such a public 
facility may result in disposing black water in an inappropriate and undesirable 
location within the municipality. Retention of such a public facility is highly 
encouraged and recommended. 
 
As identified in Attachment A, the proposal is for self-contained motorhomes that 
don’t require powered sites. Motorhomes/caravans for ‘well-travelled’ users are 
generally quite self-contained; however as to how their grey water is disposed of and 
how potable water will be obtained needs to be considered.  For health purposes, 
grey water from showers and washing dishes and clothes should not be disposed of 
across the surface but should have the ability to be discharged via an appropriate 
sewer connection. Officers do not support such grey water flowing into Council’s 
road reserves and request that further information be provided to address this 
concern. 
 
Most motorhomes/caravans have the ability to store a potable water supply that 
would last a few days to a week; consideration should be given to future visitors 
needs and how long they may intend to stay at the Caravan Park for.  If stays are for 
longer periods of time, consideration should be given to providing each site with a 
water connection for amenity and health purposes. 
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As identified by the applicant, the proposed use is to be similar to the Robbie 
Robbins Reserve. The Robbie Robbins Reserve provides two ablution blocks and a 
laundry for a total of 25 sites. Whilst the applicant is aiming to attract self-contained 
visitors, City of Darwin Officers recommend the inclusion of a minimum of one 
ablution block to remain competitive and provide visitors with such amenity facilities 
as does the Robbie Robbins Reserve. 
 
Summary 
 
In summary, City of Darwin officers do not object to the proposal subject to a number 
of issues (outlined above) being resolved (as per Council’s response at Attachment 
B). 
 
CONSULTATION PROCESS 
 
In preparing this report, the following City of Darwin officers were consulted: 
 
 Strategic Town Planner 
 Team Leader Development 
 
In preparing this report, the following external parties were consulted: 
 
 Development Assessment Services 

 
The following reference was utilised in preparing this report: 
 
 www.dumppoints.com 
 
POLICY IMPLICATIONS  
 
The plans fail to nominate the proposed location of waste bins. A detailed waste 
management plan has been requested to ensure compliance with City of Darwin 
Policy No. 054 – Waste Management. 
 
BUDGET AND RESOURCE IMPLICATIONS  
 
Not assessed. 
 
RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
Not assessed. 
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ENVIRONMENTAL IMPLICATIONS 
 
The dump point provides travellers with a public facility to discharge their ‘black 
water’. The retention of this as a public point is encouraged and recommended to 
ensure that ‘free campers’ dispose of their waste appropriately. 
 
A stormwater plan, environmental construction management plan and a waste 
management plan have all been requested as condition precedence to ensure 
compliance with City of Darwin requirements. 
 
COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 8930 0528 or email: 
c.robson@darwin.nt.gov.au.  
 
Attachments:  
 
Attachment A: Development Application, PA2014/0682 
Attachment B: City of Darwin, Letter of Response to Development Assessment 

Services, dated 28 November 2014 
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NORTHERN TERRITORY OF AUSTRALIA 
 
 

PROPOSED EXCEPTIONAL DEVELOPMENT PERMIT 
NORTHERN TERRITORY PLANNING SCHEME 

 
 
Darwin Greyhound Association has applied to the Minister for Lands, Planning 
and the Environment for an Exceptional Development Permit (EDP) for the 
purpose of a Caravan Park ancillary to an existing organised recreation facility 
(greyhound track) on Portion 2781 (13) Hook Road, Hundred of Bagot. 
 
The land is in Zone OR (Organised Recreation) of the Northern Territory Planning 
Scheme and the development of the site for this purpose would otherwise be 
prohibited. 
 
Attached are: 
- the Delegate of the Minister for Lands, Planning and the Environment’s 

section 17 determination under the Planning Act to exhibit the proposed 
EDP;  

- a locality map; and 
- a copy of the application from Darwin Greyhound Association. 

 
The exhibition period is from 31/10/2014 to 28/11/2014. 
 
Written submissions with respect to the proposed EDP are to be received by 4pm 
on 28/11/2014 and made to: 
 
Manager, Darwin Planning 
Department of Lands, Planning and the Environment 
GPO Box 1680 
DARWIN NT 0801; or 
 
Facsimile : (08) 8980 0707 
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ENCL: 
NO 

TOWN PLANNING COMMITTEE/OPEN AGENDA ITEM: 8.4 

STRATEGIC PLANNING ISSUES – DECEMBER 2014 

REPORT No.: 14TS0301 BS:dj COMMON No.: 2481144 DATE: 02/12/2014 

Presenter: Drosso Lelekis, Manager Design, Planning and Projects 

Approved: Luccio Cercarelli, General Manager Infrastructure 

PURPOSE 

The purpose of this report is to provide an updated schedule of identified strategic 
Town Planning matters for referral to Town Planning Committee meetings. 

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.2 Play an active role in strategic and statutory planning processes 

KEY ISSUES 

 Under the Town Planning Committee format, meetings will be utilised to consider
strategic town planning matters, reflecting a greater focus on strategic planning
issues by Council;

 This report presents an updated schedule of previously identified and known
strategic town planning matters and the timeframes for reporting on these
matters. The schedule is of known current issues and will be influenced by
unforseen strategic matters requiring consideration either directly raised by
Council or via external parties such as the Northern Territory Planning
Commission; and

 Progress and updating of the schedule will be reported to the Town Planning
Committee meetings.

RECOMMENDATIONS 

THAT the Committee resolve under delegated authority:- 

THAT Report Number 14TS0301 BS:dj entitled Strategic Planning Issues – 
December 2014, be received and noted. 
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BACKGROUND 
 
At the Town Planning Committee Meeting held on 5 August 2013, Council resolved 
as follows: 
 
Town Planning Committee Review 2013 
Report No. 13TS0108 (02/17/13) Common No. 2481144 
 
A. THAT Report Number 13TS0108 LC:mm entitled Town Planning Committee 

Review, 2013, be received and noted. 
 

B. THAT in order to provide a primary focus on strategic Town Planning, Council 
endorses the Alternative Process as set out in Report Number 13TS0108 
LC:mm, Town Planning Committee Review 2013. 

 
DECISION NO.21\1233 (02/07/13) Carried 
 
Council has resolved that Town Planning Committee Meetings would be held once 
every two (2) months, with a focus on strategic town planning matters. 
 
This report provides an updated schedule of previously identified strategic town 
planning matters and time frames for addressing these matters. 
 
DISCUSSION 
 
To assist Council in dealing with strategic matters in a programmed manner, the 
following table provides a list of current City of Darwin strategic town planning 
matters and proposed timeframes for reporting to the Town Planning Committee. 
Periodic updates of issues and the expected timeframes will be presented to Town 
Planning meetings. 
 

 

Issue 
Issue 
Source 

Date 
Comment 

Review of 
Outdoor 
Advertising Signs 
Code 

City of Darwin Early 2015 Council workshop to 
discuss reviewing the 
Signs Code. 

 

Shading of air-
conditioning units 
on buildings. 

City of Darwin April 2015 Investigate options to 
enforce the shading of air-
conditioning units for more 
efficient operation. 

Section J of the 
BCA 

City of Darwin April 2015 Investigate options to 
incorporate energy 
efficiency requirements in 
the BCA for the NT. 
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The following table provides a list of new strategic matters that have been raised by 
Elected Members since the previous update report was presented on strategic 
planning matters. 
 

Issue 
Issue 

Source 
Date 

Comment 

Building setbacks City of Darwin Dec 2014 Discussion paper: How 
reduced building setbacks 
are assessed against the 
Northern Territory Planning 
Scheme and to discuss the 
impact of continued 
variations. 

Universal Design 
Principles in 
planning and 
construction of 
new buildings. 

City of Darwin  June 2015  

The development 
of an Age 
Friendly City 

City of Darwin  June 2015  

 
The following table provides a list of ongoing strategic planning projects in which City 
of Darwin staff are currently working with the Northern Territory Government. 
 

Issue 
Issue 

Source 
Date 

Comment 

Greater Darwin 
Regional Land 
Use Plan 

  

Northern 
Territory 
Planning 
Commission 

Ongoing The Draft Darwin Regional 
Land Use Plan is currently 
on public exhibition for final 
insertion into the Planning 
Scheme. 

Urban infill and 
densification. 

Northern 
Territory 
Government  

Ongoing Area plans are currently 
being developed. 

  

165

165



PAGE: 4 
REPORT NUMBER:  14TS0301 BS:dj 
SUBJECT:  STRATEGIC PLANNING ISSUES – DECEMBER 2014 
 
 

Issue 
Issue 

Source 
Date 

Comment 

The height, bulk 
and over 
development of 
land in the 
Darwin CB Zone 

City of Darwin Ongoing  To be considered in light of 
the outcomes of the Draft 
City Centre Master Plan 
and Greater Darwin 
Regional Land Use Plan. 

Darwin City 
Centre Master 
Plan 

 City of 
Darwin  

 Northern 
Territory 
Government

 Australian 
Government

 

 

Ongoing Strategies and guidelines 
are currently being 
established.  The final 
version of the Darwin City 
Centre Master Plan is to 
be presented to Council for 
consideration in December 
2014. 

Contribution Plan 
for community 
facilities and 
open space 

City of Darwin Ongoing A range of work is being 
undertaken on this matter. 

Car parking, 
Public Transport 
and alternative 
transport 
arrangements. 

City of Darwin Ongoing  To be considered in light of 
the Darwin CBD Parking 
Strategy Review, CBD 
Traffic Study and Draft City 
Centre Master Plan both 
during these projects and 
after their completion.  

 
CONSULTATION PROCESS 
 
In preparing this report, the following City of Darwin officers were consulted: 
 
 Strategic Town Planner 
 Planning Officer  
 
POLICY IMPLICATIONS  
 
Not assessed. 
 
BUDGET AND RESOURCE IMPLICATIONS  
 
Not assessed.  
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RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
Not assessed. 
 
ENVIRONMENTAL IMPLICATIONS 
 
Not assessed. 
 
COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 8930 0528 or email: 
c.robson@darwin.nt.gov.au.  
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ENCL: 
YES 

TOWN PLANNING COMMITTEE /OPEN AGENDA ITEM: 8.5 

PLACE NAMES COMMITTEE FOR THE NORTHERN TERRITORY   
NAMING OF 16 ROADS FOR STAGES 6 AND 7 OF MUIRHEAD SUBDIVISION  

LOT 9737, TOWN OF NIGHTCLIFF 

REPORT No.: 14TS0315 BS:dj COMMON No.: 2955447 DATE: 02/12/2014 

Presenter: Manager Design, Planning & Projects, Drosso Lelekis 

Approved: General Manager Infrastructure, Luccio Cercarelli 

PURPOSE 

The purpose of this report is to respond to the Place Names Committee for the 
Northern Territory (Place Names Committee) request for Council’s support for the 
naming of eight (8) roads, and the extension of eight (8) existing gazetted roads for 
stages 6 and 7 of the Muirhead subdivision. 

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.2 Play an active role in strategic and statutory planning processes 

KEY ISSUES 

 The Place Names Committee is proposing eight (8) new roads and the
extension of eight (8) existing roads for stages 6 and 7 of the Muirhead
subdivision.

 There are only six (6) names complying with the “ANZAC Soldiers” naming
theme available to be used.

 The developer has provided support to include two (2) ship names which were
instrumental in deploying Northern Territory recruits in WWI as the final two (2)
road names.

 It is recommended that Council support the eight (8) new road names and the
extension of eight (8) existing roads names as submitted by the Place Names
Committee.
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 Two (2) road names are duplicated within the greater Darwin area, these are: 
- Albert Place – located within Robertson Barracks. Private access only and 

road name has not been gazetted, and 
- Samuel Street - located within Herbert. Road names are not expected to be 

confused with each other due to the distance the roads are apart. 
 
RECOMMENDATIONS 
 
THAT the Committee resolve under delegated authority:- 
 
A. THAT Report Number 14TS0315 BS:dj entitled Place Names Committee for 

the Northern Territory, naming of 16 roads for stages 6 and 7 of Muirhead 
Subdivision, Lot 9737, Town of Nightcliff, be received and noted. 

 
B. THAT Council support the following eight (8) new road names for stages 6 

and 7 of the Muirhead subdivision, as follows: 
 Albert Street  Samuel Street 
 David Street  Stanley Street 
 Colin Street  Changsha Crescent 
 Patrick Street  Taiyuan Street 

  
C. THAT Council support the following eight (8) road extensions from stage 5 

into stages 6 and 7 of the Muirhead subdivision, as follows: 
 Bridge Street  O’Neill Street 
 Fuhrmann Street  Philpott Street 
 Hargrave Street  Saunders Street 
 Leitch Street  Thorne Street 

 
as proposed by the Place Names Committee of the Northern Territory at 
Attachment A, to Report Number 14TS0315 BS:dj entitled Place Names Committee 
for the Northern Territory, naming of 16 roads for stages 6 and 7 of Muirhead 
Subdivision, Lot 9737, Town of Nightcliff. 
 
BACKGROUND 
 
The suburb of Muirhead is named in commemoration of James Muirhead, AC (1925-
1999) Royal Commissioner into Aboriginal Deaths in Custody, Barrister, Supreme 
Court Judge and Administrator. 
 
Council has previously supported the naming of new roads within the suburb of 
Muirhead proposed by the Place Names Committee with the theme “ANZAC 
Soldiers” for stage 5, “Members of the Legal Profession whose Contribution to the 
Northern Territory is Worthy of Note” for Stages 2, 3 & 4 and “Notable Territorians 
with Links to Military Service” theme for Stage 1. 
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DISCUSSION 
 
The Place Names Committee is seeking Council’s support for the submitted eight (8) 
new road names and eight (8) extended road names included within stages 6 and 7 
of the Muirhead subdivision (Attachment A). 
 
The current road naming theme for the Muirhead subdivision is “ANZAC Soldiers”, 
however, only six (6) names are available which are viable to be used within the 
greater Darwin area. The developer has provided support to include two (2) ship 
names which were instrumental in deploying Northern Territory recruits during WWI, 
as the final two (2) road names (to make up the eight (8) new road names). 
 
The Place Names Committee has recommended the following six (6) street names 
which continue the “ANZAC Soldiers” theme: 
 Albert Street    Patrick Street 
 David Street  Samuel Street 
 Colin Street  Stanley Street 
  
The Place Names Committee has recommended the following two (2) street names 
after WWI ships: 
 Changsha Crescent  Taiyuan Street 
 
There is an Albert Place (named after a town in France which was the scene of 
heavy fighting by the AIF (Australian Imperial Force) in WWI) located within 
Robertson Barracks.  The Place Names Committee has confirmed that the road is 
within Commonwealth land, not open to the public, has not been gazetted and 
therefore not advertised in any road maps. 
 
There is a Samuel Road located within Litchfield Council in the suburb of Herbert. 
Due to the distance these roads are apart, it is considered that the road names will 
not be confused with each other. 
 
Attachment A contains detailed information in regard to each of the above names 
and how they are deemed appropriate in regard to the road naming theme of 
“ANZAC Soldiers”, as well as their proposed locations within stages 6 and 7 of the 
Muirhead subdivision. 
 
The Place Names Committee approves street names for each stage of the 
subdivision and as such, it is necessary to continue eight (8) gazetted roads from 
stage 5 into stages 6 and 7.  The eight (8) road names are: 
 
 Bridge Street  O’Neill Street 
 Fuhrmann Street  Philpott Street 
 Hargrave Street  Saunders Street 
 Leitch Street  Thorne Street 
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CONSULTATION PROCESS 
 
The Place Names Committee for the Northern Territory is responsible for public 
consultation of proposed place names.  

 
In preparing this report, the following City of Darwin officers were consulted: 
 
 Strategic Town Planner  
 Town Planner 
 Planning Officer 
 
In preparing this report, the following external parties were consulted: 
 
 Secretary, Place Names Committee 
 
POLICY IMPLICATIONS  
 
A condition within the City of Darwin Policy No: 041- Land Use Planning-General, is 
that  names should not duplicate or nearly duplicate either in sound or spelling an 
existing name in the area, to avoid postal confusion.  A search of the Place Names 
Register has confirmed that two (2) of the submitted names are duplicated within the 
greater Darwin area. 
 
The City of Darwin Policy No: 041- Land Use Planning-General can be viewed at 
www.darwin.nt.gov.au. 
 
BUDGET AND RESOURCE IMPLICATIONS  
 
No budget or resource implications have been identified. 
 
RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
No risk, legal, legislative implications is expected from this application. 
 
ENVIRONMENTAL IMPLICATIONS 
 
No risk, legal, legislative implications have been identified. 
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COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 89300528 or email: 
c.robson@darwin.nt.gov.au. 
 
 
 
Attachments: 
 
Attachment A: Incoming letter from Place Names Committee for the Northern 

Territory 
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ENCL: 
NO 

TOWN PLANNING COMMITTEE/OPEN AGENDA ITEM: 8.6 

BUILDING SETBACKS  

REPORT No.: 14TS0312 NS:dj COMMON No.: 2950902 DATE: 02/12/2014 

Presenter: Manager Design, Planning & Projects, Drosso Lelekis 

Approved: General Manager Infrastructure, Luccio Cercarelli 

PURPOSE 

The purpose of this report is to provide Council with an initial overview, initiate 
discussion and provide information on the purpose of building setbacks, how 
reduced building setbacks are assessed against the Northern Territory Planning 
Scheme and the impact of continued variations. 

LINK TO STRATEGIC PLAN 

The issues addressed in this Report are in accordance with the following 
Goals/Strategies of the City of Darwin 2012 – 2016 as outlined in the ‘Evolving 
Darwin Towards 2020 Strategic Plan’:- 

Goal 
1. Collaborative, Inclusive and Connected Community
Outcome 
1.4 Improved relations with all levels of government and significant stakeholders  
Key Strategies 
1.4.2 Play an active role in strategic and statutory planning processes 

KEY ISSUES 

 Council has been discussing the impacts of continued setbacks variations,
 Council makes comment on development and strategic applications, however as

the City of Darwin are not the Consent Authority, (the Northern Territory
Government (NTG) is), Council’s comments may or may not influence the
outcome of an application,

 the issue of reduced building setbacks is a complex and subjective matter, this
report is intended as an initial discussion paper for Council’s consideration. It is
recommended that Council further understand the NTG position and engage with
the Chairman of the Northern Territory Planning Commission, Chairman of the
Development Consent Authority and representatives from the Department of
Lands, Planning and the Environment to undertake a review,

 pursuant to the Northern Territory Planning Scheme (the scheme) some setbacks
can be varied by the Development Consent Authority (DCA) whilst others are
prescriptive and can only be varied by the Minister through an Exceptional
Development Process (EDP),
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 City of Darwin officers assess development applications against the criteria 
outlined in the scheme, where a variation is proposed, the merits of the proposal 
will be assessed against existing neighbourhood character, built form, likely 
amenity impacts and any relevant Council Policies, 

 setback variations that may be appropriate for one area, may be inappropriate for 
another, 

 the current scheme applies to the entire Northern Territory and has limited design 
guidelines and outcomes for specific areas such as Darwin vs. Katherine etc., 
and 

 
RECOMMENDATIONS 
 
THAT the Committee resolve under delegated authority:- 
 
A. THAT Report Number 14TS0312 NS:dj entitled Building Setbacks, be received 

and noted. 
 
B. THAT Council invite the Chairman of the Northern Territory Planning 

Commission, Chairman of the Development Consent Authority and 
representatives from the Department of Lands, Planning and the Environment 
to engage with Council regarding the Governments position on building 
setbacks and variations. 

 
C. THAT Council write to the Minister for Lands, Planning and the Environment 

requesting a review of the Northern Territory Planning Scheme setback 
requirements to ensure variations are merit based and consider issues such as 
streetscape character, lot sizes, environmental impacts, urban and tropical 
amenity be maintained and protected in the interest of the community. 

 
D. THAT Council prepare a report for the Northern Australia Capital City 

Committee to formally raise the issue of building setbacks.  
 

BACKGROUND 
 
At Council’s 2nd Ordinary Meeting held on 28 October 2014, Elected Members 
requested a report to be presented at the next Town Planning Committee Meeting 
which addressed concerns with the application and variation to building setbacks.  
 
The issue of reduced building setbacks and their impacts is a complex and 
subjective issue. This report has been prepared in a short timeframe and it is 
considered that further research should be undertaken to better inform Council on 
this issue. This report is an initial discussion paper and has been prepared to 
address Council’s interests and discussions. 
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DISCUSSION 
 
History and the role of planning 
 
It is argued that industrial revolution and new manufacturing processes have 
influenced the planning ‘of today’. New manufacturing in planning terms brought with 
it modes of transportation, a stronger economy, better living conditions, infrastructure 
etc. Such influences caused vehicle dependant urban sprawl in nations such as 
America, Canada and Australia, deviating from the traditional ‘walkable cities’ with 
narrow streets and lots.  
 
There are current significant and complex global, regional and local demands that 
impact society, environment and the economy. Planners face challenges such as 
population growth, demographic change, infrastructure, transport and access needs, 
climate change issues, food and natural resources being exhausted. Finding the 
balance between supporting the growth, change and such global challenges whilst 
facilitating solutions is the key to the planning of today and the future. 
 
Traditional approaches to planning and managing cities changed post WWII. In the 
1950’s and 1960’s Australian cities significantly grew beyond the established urban 
areas, resulting in car dependant suburbs. Following this, new suburbs have 
increasingly expanded and become more remote from the major centres of 
employment, education and activity. Since the 1990’s a shift towards urban infill has 
occurred around Australia, as people have sought to live closer to major 
concentrations of jobs and services. 
 
The first urban settlement in Darwin (nee Palmerston) in 1869 was by GW Goyder; a 
South Australian Surveyor-General who drew up the current CBD grid, which was a 
modification of Adelaide’s CBD but suited to Darwin’s topography. “43,000 acres had 
been surveyed into 160 and 360 acre sections around the townsite, with 1,019 
allotments in the town itself”. 
 
Today, Darwin is Australia’s youngest capital as a result of its torturous past with 
WWII and cyclones meaning that the city has been largely rebuilt.  Between the first 
settlement of Darwin and 1945, residences were largely confined to the City centre. 
In the post war years, new and returning citizens to Darwin founded accommodation 
in abandoned military camps at Winnellie, Parap, Nightcliff and Stuart Park. The 
suburbs of Larrakeyah, Fannie Bay, Berrimah and Leanyer were developed in the 
decade that followed.  By the time Cyclone Tracy occurred in 1974, residential 
development had expanded into the northern suburbs.  In the early 1980’s, 
development commenced to form the satellite City of Palmerston.  
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As a comparison, below provides Council with some of the Australian Capital 
statistics: 
 
 Municipality area 

(hectares) 
Population Average population 

density (persons per 
hectare 

City of Darwin  11,209     81,670   7.29 
Adelaide City 
Council 

   1,557     22,200 14.26 

City of Brisbane 132,618 1,131,191   8.53 
City of Sydney    2,672    191,918 71.82 
City of Perth       812      20,285 24.98 
 
Formalised planning in Darwin evolved with the “Darwin Rural Area Plan 1983” 
which applied to the Greater Darwin region of today and controlled land uses and 
development. 
 
In 1990, new Area Plans were developed, (similar to the municipal boundaries of 
today) for areas like Darwin, Cox Peninsula, Finnis, Litchfield etc. The “Darwin Town 
Plan 1990” nominated provisions for residential development and differing densities, 
subdivision requirements, industrial and commercial developments, advertising 
signs, car parking requirements and the alike. Additionally, the “Darwin Regional 
Land Use Structure Plan 1990” was introduced, identifying the new Area Plans. This 
document identified Land capability, mineral and water resources, socio economics, 
transport networks etc. similarly to the Darwin Regional Land Use Plan 2014. 
 
In 1996, “Central Land Use Objectives” were introduced for the areas of the CBD, 
Larrakeyah, The Gardens, Stuart Park, Frances Bay and Bayview (nee Bayview 
Haven); in addition to this, the “Central Darwin Planning Concepts and Development 
Opportunities” were introduced. This document provided key concepts for specific 
areas such as the Civic Area of the CBD, the Wharf, Fishermans Wharf, Railway 
Dam, Myilly Point etc. 
 
In 1999, the “Central Darwin Planning Concepts and Land Use Objectives” were 
introduced (covering a similar area to as above), providing specific land use 
objectives and outcomes. This document had specific projects and concepts 
outlined, similarly to the Draft Darwin City Centre Master Plan. 
 
Upon the development of the Planning Act 1999, it determined that there would be 
one scheme. On the commencement of the Act all the planning documentation at 
that time formed the “Planning Scheme” in the expectation that it would be revised 
and rationalised into a consolidated Territory wide Scheme. A Territory wide Scheme 
was drafted and exhibited in 2003, through consultation and much public interest the 
format of the current scheme was adopted on the 1 February 2007; controlling land 
use and development across the entire Territory. 
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Interstate counterparts control Urban and Strategic Planning at a Local Government 
Level; their Planning Schemes regulate land use and built form unique to the area; 
considering the areas climatic needs, geographical constraints, population, political 
commitments and the alike. Accordingly planning principles and precinct based 
controls are developed to guide use and development individual to the area and 
often include multiple zones and overlays to guide coastal type uses and 
development over semi-rural uses and development within a municipality, given their 
differing characteristics and preferred principles. 
 
Given that there is one planning scheme that governs the entire Territory, this has 
resulted in a rather broad scheme covering 1,349,129sq/km (with the exception of 
specific planning schemes such as the Town of Jabiru). Part 8 of the scheme 
identifies Area Plans; the Darwin municipality has three specific Area Plans (Darwin 
Waterfront, Berrimah North and Francis Bay), if an Area Plan exists any proposal 
must be assessed against that criterion.  
 
Additionally, Part 9 of the scheme provides Specific Uses which are developed 
through Planning Scheme Amendments; the Darwin municipality has a total of 38 
current Specific Uses. These Specific Uses can be found in areas such as the Dinah 
Beach Road, Stuart Park subdivision, which facilitated the subdivision, use and 
development of the original land (SD20). Some Specific Uses will call upon 
assessment being made against certain parts of the scheme; while other Specific 
Uses provide the assessment criteria in their zoning; this is dependent upon how the 
Specific Use was developed. 
 
Without detailed Area Plans or Specific Uses; assessment is made against the 
generic zones and assessment criteria that apply to the entire Territory i.e. a single 
dwelling in Zone SD (Single Dwelling Residential) in Nightcliff has the same 
assessment criteria as a single dwelling in Zone SD in Katherine.  
 
If Local Governments were the Consent Authority, Planning Schemes would likely be 
more unique to the area. In the absence of this, it is the role of the Northern Territory 
Planners to assess use and development on a ‘what fits the area’ level given that i.e. 
Nightcliff and Katherine are very different (a detailed assessment approach 
undertaken by City of Darwin officers is discussed further within the report). 
 
Scheme Setbacks requirements 
 
Clause 3.0 Definitions, of the scheme states that a ‘building setback’ “means the 
distance from any lot boundary to a building” and is measured to: 
 
 The wall of a residential building, 
 the outer surface of the railings of a balcony or a verandah, 
 the outer surface of any support column of a ground level verandah, and 
 the outer surface of any support column of structures without external walls 

except that the setback of a shade sail is measured to the outer extremity of the 
fabric.  
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Clause 7.3 of the scheme controls building setbacks in residential buildings. 
Setbacks are defined by the scale of the residential building, refer below: 
 
 Primary Street 

frontage 
Secondary street 
frontage 

Side and rear lot 
boundaries 

Setbacks 
for one 
and two 
storey 
buildings 

 6m, and 
 4.5m for 

verandahs, 
balconies and 
structure without 
external walls 

 2.5m, and 
 1.5m for 

verandahs, 
balconies and 
structure without 
external walls 

 1.5m including 
structures without 
external walls, and 

 0.9m for shade sails 

Setbacks 
for 
residential 
buildings 
over two 
storeys 

 7.5m for 
residential 
buildings 
including 
verandahs and 
balconies, and 

 4.5m for 
structures 
without external 
walls 

 2.5m for 
residential 
buildings including 
verandahs and 
balconies, and 

 1.5m for 
structures without 
external walls 

1.5m for: 

 non-habitable rooms;

 habitable rooms 
without windows 
and/ or doors 
facing the 
subject 
boundary; and 

 verandahs and/or 
balconies where 
the side of the 
verandah or 
balcony is fully 
screened to the 
subject boundary; 
and 

 structures 
without 
external walls 
excluding 
shade sails. 

3m for: 

 habitable rooms 
with windows and/ 
or doors facing the 
subject boundary; 
and 

 verandahs and/ or 
balconies facing the 
subject boundary; 
and 
shade sails. 
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Clause 7.3.1 prescribes additional setback requirements for Residential Buildings 
that are longer than 18m or are over four storeys in height. For example if a building 
is six storeys and 23.5m in length, the following would apply: 
 

(a) “for each additional 3m or part thereof in building length over 18m, an 
additional building setback to the affected boundary of 0.5m; and plus” 

 
(b) “for each additional storey over four storeys above ground level, an additional 

building setback to that storey of 1.5m from all boundaries” 
 
Therefore increasing the setback proportionate to the bulk and scale of the proposed 
building. 
 
Note: Clause 7.3.1 also states that “no part of a residential building is required to 
exceed a building setback of 10.5m from any boundary”. 
 
Clause 7.3.3 provides further consideration for lots less than 600m2 in area in Zone 
MD (Multiple Dwelling Residential) that were subdivided after 26 March 2014, allow 
for a 0m setback to no more than one side boundary of a lot. 
 
Clause 7.4 guides setbacks for development in Zone MR (Medium Density 
Residential) that abuts land in Zone SD (Single Dwelling Residential), accordingly a 
building setback of not less than 3m to the boundary that abuts land in Zone SD and 
to each frontage of a street reserve not exceeding 18m in width on the opposite side 
of which the land is in Zone SD. This is also to be vegetated to provide a visual 
screen. 
 
Clause 8.4 guides setbacks for development in commercial uses adjacent residential 
uses, accordingly the proposed use or development must provide a setback to the 
boundary that abuts any of those zones of not less than 5m. This is also to be 
vegetated to provide a visual screen. 
 
Clause 9.2.1 provides setbacks in industrial uses, as follows: 
 
Location/boundary Minimum building setback 
 
Buildings with frontage to Stuart Highway, Bagot 
Road or Dick Ward Drive 

9m 

Buildings having frontage to all other streets 3m 
Minimum setback to at least one side boundary and 
to the rear boundary 

5m 

 
An assessment against these clauses should ensure that development: 
 
 Is compatible with the streetscape and surrounding development including 

residential buildings on the same site, 
 minimises any adverse effects of building massing when viewed from adjoining 

land and the street, 
 avoids undue overlooking of adjoining properties,  
 minimises potential noise and light transmission, and 
 encourages breeze penetration through and between buildings. 
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Some prescribed setback requirements of the scheme allow for variation and can be 
assessed on merits and consistency with the purpose of the relevant clauses of the 
scheme, whilst some setbacks are prescriptive and state that the “Consent Authority 
must not consent to development” which is not in accordance with the requirements. 
 
Purpose of setbacks and climatic principles 
 
The purpose of setbacks is to ensure that development is consistent with the existing 
streetscape and neighbourhood character whether it is in a residential, industrial, 
city, commercial context.  
 
In general setbacks should not unduly cause amenity impacts such as, but not 
limited to the following;  
 
 overlooking from adjoining development resulting in a loss of private open space, 

overshadowing from adjoining development,  
 bulk and scale (particularly when viewed from adjoining development and within 

the street),  
 an alteration to the continued built form which may impact upon the public realm 

and streetscape character,  
 reduction of passive surveillance to the street through development forward of the 

building line,  
 reduction of prevailing breezes which assist in cooling buildings, and 
 the loss of off-street car parking through reduced building setbacks etc. 
  
Darwin is located in the tropical wet and dry, or tropical savannah climate which 
causes year round high temperatures; shading is one of the most effective methods 
of keeping people comfortable whilst prevailing breezes assist in cooling. Designing 
around shade and  natural ventilation is also important for an efficient and hospitable 
built form.. Design should note that the direction of wind typically comes from the 
south-east in the dry season and rain and wind typically comes from the north-west 
during the wet season.  
 
The best techniques for creating comfortable environments are to provide protection 
from the rain and the sun and access to the prevailing breezes. There are specific 
Urban Planning and Building techniques that need to be considered, such as: 
 
Urban Planning Techniques 
 Ventilation corridors, 
 interweave buildings and greens, 
 block orientation, 
 breezy streets, 
 lot disposition, 
 wide streets and walkways, 
 shady streets, 
 hierarchy of street, and 
 short, walkable streets. 

 
Building Techniques 
 Outdoor rooms, 
 cool courtyards, 
 permeable buildings, 
 deep overhangs, 
 external shade size, 
 ventilation opening arrangement, 
 ventilation opening size, and 
 stack ventilation. 
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Decisions made in relation to each design technique will affect the outcome at 
various scales, understanding how each design detail affects overall performance 
needs to be understood when considering potential variations. Such techniques are 
discussed further below: 
 
Urban Planning Techniques: 
 
Dense urban areas typically store more heat during the day than areas with less 
development (i.e. rural areas) and therefore take longer to cool during the night. This 
is often referred to as the urban heat island effect. Large, undeveloped vegetated 
land at the permitter of highly developed areas provides cool air into urban areas. 
Integrating vegetation within urban streets assists in circulating the cooler air, whilst 
vegetated roof tops can reduce the ‘heat island’ effect in urban areas. Given that 
solar heating isn’t necessary in Darwin, buildings (especially windows) should be 
shaded from the sun as much as possible. By “correctly orientating blocks buildings 
can be designed with less exposed surface areas, through which solar heat would be 
gained. Further to this, orientating blocks to receive a south-east and north-west 
orientation, promotes prevailing breezes during both the wet and dry season and 
maximises cross ventilation. 
 
Setbacks also impact upon prevailing breezes, “by offsetting buildings on opposite 
sides of the block, paths for the wind to move through are created, as well as private 
outdoor rooms”. The below diagram indicates 0m setbacks to one boundary, so to 
provide larger setbacks and private areas on the adjoining boundary. This is not to 
say that 0m setbacks are ideal, the diagram just identifies that offset building 
orientation encourages air flow. 

 
Image source:  Tropical Urbanism a Design Approach – Technical Report 
   Mount Peter Structure Plan 2010 (Cairns Regional Council) 
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Streets and sidewalks should be designed to be wide to encourage breezes and 
provide areas for pervious surfaces and vegetation. Additionally, streets should be 
developed with an order of hierarchy; to “support different building types, heights and 
setbacks which can promote a greater variety of site specific climatic design 
responses”.  
 
Street networks should be designed toward major physical features such as the 
Darwin Harbour, Rapid Creek, Casuarina Beach etc. and orient along their 
alignments to promote prevailing breezes. 
 
Building Techniques: 
 
“Buildings can be arranged to create outdoor microclimates that are comfortable to 
occupy”; this can be achieved by arranging outdoor areas to be shaded and located 
to maximise cross ventilation. 
 
Awnings and eaves should be included in development to shade buildings and 
pedestrians, depths and design should consider the location of the sun at different 
times of day and year. 
 
Stack ventilation can provide buildings with an alternate ventilation system when site 
conditions restrict successful cross ventilation to cool the building. This is achieved 
by “creating air movement within a building by pulling hot air up” based on the ‘hot air 
rises and cool air sinks’ principle. 
 

 
 
  

“Open floor plans and building 
sections encourage cross 
ventilation through a building. The 
fewer obstructions in a building, the 
less resistance the breezes will 
encounter. Openings on both sides 
of a room in plan, and stack 
ventilation techniques in section, 
encourage maximum airflow”. 
 
This goes in hand with the 
placement and size of ventilation 
openings; refer to the diagram for 
examples. 
 
Image source:   
Tropical Urbanism a Design 
Approach – Technical Report 
Mount Peter Structure Plan 2010 
(Cairns Regional Council) 
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This discussion identifies that there are varying elements that need to be considered 
and reduced setbacks in some instances can work so long as all other climatic 
considerations are included at the design stage. These climatic principles also 
identify that subdivision design, lot orientation and lot size are a large consideration. 
 
Increased setbacks or complying setbacks unfortunately don’t guarantee good 
design. The scheme lacks Planning Principles and Framework that promotes good 
design, climatic and environmental design, and provision of vegetation. 
 
Tropical counterparts (Cairns and Singapore) 
 
Cairns Regional Council 
 
Cairns Regional Council (CRC) is located in Far North Queensland; their municipal 
boundary starts from just north of Innisfail to just north of Palm Cove, covering a total 
of 168,872 hectares. CRC has a population of 157,102 people, with an average 
population density of 0.93 persons per hectare. The area is controlled by a single 
planning scheme. 
 
CRC have recently exhibited the Draft Cairns Region Planning Scheme for public 
consultation. The draft scheme responds to the growth and development across the 
Cairns region over the next 20 years. The draft scheme aims to achieve a balance 
between continued growth and maintaining the regions characteristics.  
 
Prior to the development of the draft scheme (which took three years to develop), 
CRC prepared precinct based Design Guidelines which have heavily influenced the 
draft scheme. Such guideline documents in the interim provided the community and 
the Planning Department with desired design outcomes based on the existing 
streetscape character. A particularly relevant precinct example was the ‘Cairns 
Neighbourhood Character Study – Cairns North’ which was significant given the 
relatively intact pre-war and inter-war Queenslander style dwellings set within lush 
green landscapes. To address the existing neighbourhood character, the precinct 
study identified the existing elements, development objectives, design responses 
and ‘avoids’, for example: 
 
Element Objective Design Response Avoid 
Siting To maintain the 

predominant front 
boundary setback 
pattern in the 
street 

Buildings should be 
setback a minimum, the 
average distance of the 
front setbacks of 
buildings on the two 
adjoining allotments 

No reflection of the 
predominant front 
boundary setback 
pattern in the street. 
 
Buildings that are set 
further forward than 
buildings on 
neighbouring 
properties. 
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Element Objective Design Response Avoid 
Car 
parking 
and 
vehicle 
storage 

To minimise the 
loss of front 
garden space and 
the dominance of 
car parking 
structures. 
 

Where located to the 
side of the dwelling, set 
back garages and 
carports behind the line 
of the front façade. 
 
For enclosed car 
parking structures to 
the side of a dwelling, 
use a skillion or flat roof 
and materials, colours 
and finishes that 
complement those of 
the dwelling. 
 
Where providing an 
enclosed garage 
beneath a building, set 
back the garage door 
from the front façade. 
 
Consider the use of 
timber or slatted garage 
doors. 

 
 
 
Minimise paving in front 
garden areas and use 
permeable or porous 
materials for driveways 
and crossovers and car 
parking areas. 

Standalone garages 
and carports that mimic 
the design detailing of 
the building. 
 
Carparking in front 
setbacks. 

Front 
boundary 
treatment 

To maintain views 
to gardens and 
dwellings and 
reflect the 
predominant style 
of fences in the 
street. 
 

Provide a low, open style 
front fence up to 1.2 
metres in height, and 
constructed of materials 
appropriate to the 
dwelling style and era, 
including simple timber 
picket and wire styles. 

High solid fences. 
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The draft scheme nominates local plans and identifies the context and setting of the 
area, purpose of the plan and criterion for assessment. The local plans are generally 
for principal activity centres and their surrounds. The scheme prescribes Zones, 
which identify the need for a planning permit (similarly to the scheme). Zones are 
further considered with planning Overlays which are more environ based, for 
example; Acid sulphate soils overlay code, Extractive resources overlay code, 
Potential landslip overlay code etc. 
 
Development in Queensland is governed by the Queensland Development Code 
(QDC) (in addition to the Building Code) which provides national technical building 
standards, however contains Queensland specific guidelines. The code provides 
‘default’ standards that must be applied unless a planning scheme contains 
‘alternative standards’. If alternative standards are contained in a planning scheme, 
they must be applied instead of the QDC requirements. The CRC draft scheme has 
adopted the default standards of the QDC requirements. The QDC provides 
performance criteria considerations such as; bulk, outlook and views of neighboring 
residents, nuisance and safety to the public etc.  
 
Residential setbacks prescribed by the QDC recognise the challenges of smaller lots 
and provide a different setback standard for lots under and over 450m2. The purpose 
is to provide good residential design that promotes the efficient use of a lot, an 
acceptable amenity to residents, and to facilitate off-street parking. The QDC 
requirements are discussed below: 
 

Residential lots under 450m2: 
 
Detached dwelling setbacks range from 2m to 6m from the front boundary depending 
on the proximity of adjoining existing building setbacks from the street; to ensure 
built form and streetscape character are consistent. If there is no adjoining 
development, setbacks are a minimum of 3m depending on the hierarchy of the 
street it interfaces with. Side setbacks also depend on the hierarchy of the street it 
interfaces with and nominate a minimum side setback of 1m. 
 
Garage/carport setbacks consider the shape of the allotment and its placement. For 
rectangular lots (or near rectangular lots) the elevational dimension of openings 
facing the street is to be the lesser of 6m and 50% of the street frontage. If there is 
no adjoining development, setbacks are a minimum of 3m depending on the 
hierarchy of the street it interfaces with. Side setbacks also depend on the hierarchy 
of the street it interfaces with and nominate a minimum side setback of 1m. 
 
Corner allotments are considered differently again and are similar to the above 
however, if the depth of the lot is 24m or less the height of the structure comes into 
effect and controls the setback required. 
 
Side and rear setbacks increase from the 1m above minimum to 2m if the height of 
the building is greater than 4.5m but less than 7.5m. If the building is 7.5m or higher 
the setback depends on the nominal height adjoining that boundary. Setbacks are 
further considered if a lot has a 15m or less street frontage. 
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Residential lots over 450m2: 
 
Detached dwellings require a 6m setback from the road frontage however; if there 
are adjoining buildings the nominal setback is calculated depending on their 
placement from the street and could therefore be less than the 6m as required by 
new development with no adjoining dwellings. Again, this approach ensures built 
form and streetscape character are consistent. 
 
Open carports may impede on the nominal setback (discussed above) if the 
aggregate perimeter dimension of walls, solid screens, and supports located within 
the setback does not exceed 15% of the total perimeter dimension of that part of the 
carport within the same setback and there is no alternative on-site location that 
otherwise complies 
 
Setbacks for corner allotments are considered the same as lots less than 450m2 in 
area (detailed above). 
 
Side and rear setbacks increase from the 1.5m minimum to 2m if the height of the 
building is greater than 4.5m but less than 7.5m. If the building is 7.5m or higher the 
setback depends on the nominal height adjoining that boundary. Setbacks are 
nominated in a supporting table if a lot has a 15m or less street frontage. 
 
Setbacks for industrial/commercial/community uses etc. differ from the above. The 
above is a guide of how residential setbacks are considered and provides context to 
considerations that the SCHEME does not; however by allowing a variation, the role 
of a planner is to consider such factors that the QDC addresses in its assessment 
criteria, however it is very prescriptive, unlike a planners assessment which is open 
for interpretation by the individual. 
 
Singapore 
 
Singapore is an island of 71,830 hectares located North West of the Northern 
Territory in South East Asia. Singapore has a population of 5,469,700 people with an 
average density of 76.1 persons per hectare. 
 
The Urban Redevelopment Authority (URA) is Singapore’s national land use 
Planning Authority. To facilitate urban planning, the URA divides Singapore into five 
regions, namely Central, West, North, North-East and East Regions. Each region 
provides a mix of residential, commercial, business and recreational areas. Each 
region is served by a Regional Centre to complement the activities in the CBD.  
 
The Planning Regions are divided into smaller Planning Areas. There are a total of 
55 Planning Areas in Singapore with each Planning Area served by a town centre 
and several neighbourhood commercial/shopping centres. The number of Planning 
Areas within a Planning Region ranges from six to 22 depending on the distribution 
of population.  
 
Each Planning Area is further divided into smaller subzones centred around a focal 
point such as neighbourhood centre or activity node. There can be more than ten 
subzones within a Planning Area.  
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Guidelines for development are broken down to the type of development i.e. landed 
housing, industrial, condominium flats etc. Setbacks for landed housing are explored 
further below: 
 
Landed housing: 
 
Landed housing is low-rise/low density residential development. There are various 
landed housing forms in Singapore: 
 
Land title: 
 Detached house, 
 Semi-detached house, and 
 Terrace house I or II. 
 
 
 

Strata title: 
 Strata detached houses 

(bungalows), 
 Strata semi-detached houses, 
 Strata terrace houses, and 
 Mixed strata landed housing.

The density of landed housing is depicted by the URA maps and is individual to the 
Planning Area within the Region, the maps identify the type, density and number of 
storeys permitted, these areas are ‘safeguarded estates’. Development is to then 
accord with the Special and Detailed Control plans. 
 
The Special and Detailed Control plans detail setback requirements for each type of 
landed housing (land title type e.g. detached house, semi-detached house and 
terrace house I or II). 
 
A detached house should have a minimum lot size of 400m2 unless the existing lots 
have already been subdivided with a smaller land area. Bungalow plots (detached 
house) within the good class bungalow areas (GCBA) should have a minimum 
development size of 1,400m2; bungalow plots are subject to a maximum site 
coverage control of 35%-45% depending on the plot size.  
 
A detached house on a lot smaller than 800m2 in area should have site coverage of 
no more than 40% of the site. Setbacks from side and rear boundaries are: 
 
 2m for the ground floor (1m to the eaves), 
 2m for the first floor (1m to the eaves), and  
 3m for the second floor* (1m to the eaves). 
 
* where three storey detached dwellings are nominated on the URA plans. 
 
The front setbacks are depicted by the category of road that the dwelling interfaces 
with.  For category 3-5 roads, the dwelling buffer requirement is a 7.5m setback; 
however a carport is able to have a 2.4m setback (a carport can encroach into this 
setback so long as the car park does not exceed the standard provision of 5m in 
length). 
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Road categories are defined by the below: 
 
Category 1: Expressway 
Category 2: Major Arterial (A) 
Category 3: Major Arterial (B) 
Category 4: Other Major Roads/Slip Roads 
Category 5: Minor Roads/Slip Roads 
 
There are further considerations for irregular shaped lots. While the general planning 
guidelines are applicable for most development proposals, URA may vary the 
guidelines for development proposals to minimise any potential impact they may 
have on the nearby developments after considering the specific site context and 
conditions. 
 
Plot widths for new subdivisions/development in landed housing areas are identified 
within the Special and Detailed Control plans, as plot widths and sizes according to 
the below ensures that they are capable of compliant development in the future: 
 
HOUSING FORM   PLOT WIDTH 

(min)  
PLOT 
DEPTH(min)  

 PLOT 
SIZE(min)  

Good class 
bungalow  

 18.5m  30m   1400m²  

Other bungalow   10m  nil   400m²  
Semi-detached 
house (including 
corner terrace I)  

 
 
 

8m  nil   200m²  

Back-to-back Semi- 
detached house 

 10m  nil   200m²  

Terrace house I 
(intermediate units) 

 
 

6m  nil   150m²  

Terrace house II 
(corner units)  

 
 

8m  nil   80m²  

Terrace house II 
(intermediate units) 

 
 

6m  nil   80m²  

 
For new development on lots that accord with the above table, the Special and 
Detailed Control plans are very prescriptive and identify setback requirements for 
columns, roof eaves for carports, terrace areas, air-condition ledges etc. in addition 
to the housing form setbacks. 
 
City of Darwin Planning assessment approach 
 
Upon receipt of the written notice from DAS, a site inspection is generally undertaken 
by planning staff in conjunction with the Team Leader Development. Site inspections 
and technical assessments are undertaken to ensure that: 
 
 City of Darwin assets and infrastructure are accounted for on the development 

plans to ensure that proposal won’t be to the detriment of Council, 
  

193

193



PAGE: 17 
REPORT NUMBER:  14TS0312 NS:dj 
SUBJECT:  BUILDING SETBACKS  
 
 

 an assessment is made against the immediate and broad streetscape and 
neighbourhood character i.e. the public realm, privacy and potential overlooking 
issues, pattern of existing development, built form, scale, front fencing styles and 
height, landscaping, density, height, setbacks, development forward of the main 
building line, subdivision pattern and alignment, awnings, car parking 
requirements and placement, topography, lot shape and limitations, development 
opportunities, existing site features, access points (ingress/egress to allow exiting 
and entering the site in a forward gear), necessary services, surrounding uses, 
site coverage, prevailing breezes, views and vistas, design and architectural 
elements, street widths and footpaths, open space, goods and service vehicle 
needs for deliveries, surrounding road networks, the sites prominence to the 
immediate and surrounding vicinity and more. This is to ensure that the proposal 
is harmonious and respects the existing built form, streetscape and 
neighbourhood character, 

 proposals are assessed on their own merit, considering the above and any likely 
impact that the proposal would cause on such considerations, if any, 

 the proposal is consistent with surrounding zoning and development patterns. 
This is generally undertaken upon return to the office using Council’s aerial 
imaging and zoning maps, 

 the proposal has been assessed against impacts of storm surge, contribution 
plans, land in proximity to airports, and any other potential land use conflicts. 

 the proposal is consistent with Clause 4.0, Planning Principles and Framework of 
the scheme, the relevant Area Plan or Specific use (if applicable), the relevant 
zoning and associated clauses within the scheme. A full technical assessment 
against the criteria prescribed in the scheme is made against the plans to identify 
whether the proposal is consistent with the above and to identify what the 
variations are and their impacts if any, 

 ILIS (Integrated Land Information System) is checked for any previous 
applications for the subject site, surrounding sites or similar proposals to ensure 
consistency, 

 consultation with DAS is undertaken at the assessment stage if there is some 
level of concern with the proposal or staff require further information or want to 
understand DAS’s view on the proposal to make a better informed decision, 

 consultation with senior staff is undertaken where officers may need guidance on 
previous issues for the subject site, surrounding area, political and community 
views for direction and guidance, and 

 consultation is undertaken with any other relevant Council department that may 
be impacted upon by the proposal i.e. climate change and environment, 
vegetation removal within the road reserve, property etc., 

 
Upon completion of this assessment a letter response is prepared and addressed to 
DAS. A report is subsequently prepared for larger applications that may have a 
greater impact upon the community, allowing Council to be better informed prior to 
any decision. 
 
If upon Council considering a response letter or a report there are changes to be 
made, staff make such changes in accordance with discussions held at Council and 
as per the decision. 
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Development Assessment Services assessment approach 
 
Development Assessment Services (DAS) expect applicants meet the minimum 
setback requirements prescribed by the scheme. If a setback variation is proposed 
the applicant must provide ‘special merits’ as to why a variation is being sought and 
should be granted.  
 
From conversations with DAS it is understood that a more flexible approach is 
undertaken for setbacks variations in Zone SD (Single Dwelling Residential) 
(discussed further below) than setbacks variations in denser residential zones. 
However DAS do assess each application on its own merits, similar to the 
assessment approach undertaken by City of Darwin officers, (as discussed above).  
 
DAS undertake a differing approach to front setbacks and side setback variations as 
follows: 
 
Side and rear setbacks 
 
If an application is deemed not to have a significant impact on the existing or future 
amenity of the area, ‘neighbourhood advertising’ will be undertaken via letters to 
neighbouring properties. All service authorities are notified of these types of 
applications.  
 
DAS advises applicants to undertake consultation with their neighbours. If no 
objection is received, DAS generally permit a variation taking into consideration; 
heights, type of development and any likely amenity impacts.  
 
Front setbacks 
 
All applications are publicly advertised via a pink sign, and in the newspaper for a 14 
day period and the service authorities are notified. DAS take a more detailed 
assessment here (again similar to the assessment approach undertaken by City of 
Darwin officers). 
 
A stricter approach to reduced setbacks in denser zones is taken, given that they 
have the potential to have greater amenity, overlooking, bulk, scale, neighbourhood 
and streetscape character impacts. DAS generally do not have the delegation to 
issue development permits in denser zones (the Development Consent Authority 
have delegation), although they have some limited delegation in Zone MD (Multiple 
Dwelling Residential) exists, depending on the type of development and potential 
impacts.  
 
Industrial setback variations are assessed in a similar way to residential 
development and consideration is given to on-site access and manoeuvrability for 
larger vehicles, particularly to the rear of site. DAS Managers have some delegation 
for setback variations in industrial areas, however they don’t always exercise their 
delegation, which often means applications are referred to the DCA for a decision. 
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What is Council’s role in setback variations? 
 
The City of Darwin responds in its capacity as a service authority to all written 
notices, representing the views and expectations of the community along with 
professional planning assessments. 
 
Given that the City of Darwin is not the Consent Authority, Council’s ability to 
influence planning decisions is limited. Council does have the ability to make an 
appeal pursuant to the Northern Territory Planning Act for decisions that Council 
feels strongly about. The Planning Act and regulations outline third party appeal 
rights, these rights are generally limited to appealing to decisions made in relation to 
development on Zone SD (Single Dwelling Residential) and Zone MD (Multiple 
Dwelling Residential) land. 
 
Whilst Council may object to an application (for example where reduced setbacks 
are being sought for a carport) on the basis that the proposal doesn’t provide climatic 
design and restricts future landscaping opportunities for the site; both the Council 
and DAS/DCA are restricted given that the scheme provides limited/no design 
requirements or principles to guide site responsive design, amount of 
impervious/pervious surfaces, landscaping and retention of vegetation. Ultimately, if 
approval is not granted, the area can be concreted and used for informal parking of 
vehicles regardless of the decision made and ultimately Council’s objection provides 
little weight in such circumstances given that the scheme provides little guidance on 
objectives that Council wishes to implement. 
 
Council needs to carefully consider what it wants to achieve in its capacity as a 
service authority. By inviting the Chairman of the Northern Territory Planning 
Commission, Chairman of the Development Consent Authority and representatives 
from the Department of Lands, Planning and the Environment to workshop the 
impacts of the issue, the extent that such variations and the lack of guidance that the 
scheme provides, the opportunity to engage with current stakeholders and the 
community on this issue is being initiated. Additionally, advocating and initiating 
discussions with the Northern Australian Capital City Committee will ensure that 
subsequent discussions will be held across all levels of stakeholders. 
 
Summary 
 
The issue of reduced building setbacks and their impacts is a complex and 
subjective issue, this report has been prepared in a short timeframe and it is 
considered that further research could be undertaken to better inform Council on this 
issue. However, this report is an initial discussion paper and has been prepared to 
address Council’s interests and discussions. 
 
The City of Darwin has no legislative ability to implement new processes regarding 
the application and assessment of reduced building setbacks. City of Darwin officers 
can assess an application according to Council’s views and relevant Policies. 
However, Council’s comments may or may not influence the outcome given the NTG 
are the Consent Authority.  
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It is recommended that Council invite the key stakeholders to present their views and 
considerations when assessing setback variations and their likely impacts. 
Additionally, advocate discussions at the Northern Australia Capital City Committee 
and write to the Minister for Lands, Planning and the Environment requesting a 
review of the Northern Territory Planning Scheme setback requirements to ensure 
variations are merit based and consider issues such as streetscape character, lot 
sizes, environmental impacts, urban and tropical amenity be maintained and 
protected in the interest of the community. It is considered that in the event that 
changes are made to the scheme, adequate community engagement should be held 
by NTG to ensure that a collaborative and open approach to this issue is undertaken. 
 
It is considered that the scheme lacks Planning Principles and Framework that 
promote climatic and environmental design retention of vegetation and limits amenity 
issues. 
 
This report and subsequent discussions have identified that setbacks alone don’t 
achieve climatically compliant development; the design, building, lot orientation, 
design, architecture and planting. Nil setbacks are acceptable where all other 
elements are apparent and have addressed the climatic response. 
 
CONSULTATION PROCESS 
 
In preparing this report, the following City of Darwin officers were consulted: 
 
 Strategic Town Planner 
 
In preparing this report, the following external parties were consulted: 
 
 Development Assessment Services 
 
The following references were utilised in preparing this report: 
 
 Greater Darwin Plan 2012 
 Smart Growth – Unlocking Smart Growth in Australia’s Capital Cities 
 Tropical Urbanism a Design Approach – Technical Report Mount Peter Structure 

Plan 2010 (Cairns Regional Council) 
 www.cairns.qld.gov.au 
 www.planning.org.au 
 www.hpw.qld.gov.au  
 www.ura.gov.sg 
 www.singstat.gov.sg 
 www.lands.nt.gov.au 
 www.profile.id.com.au 
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POLICY IMPLICATIONS  
 
By Council advocating a change of practice on the application and assessment of 
reduced building setbacks, this may result in changes to the scheme and in turn 
Council’s position in responding to development applications where a reduced 
setback is applied for. 
 
BUDGET AND RESOURCE IMPLICATIONS  
 
There are no current budget implications. 
RISK/LEGAL/LEGISLATIVE IMPLICATIONS 
 
The City of Darwin are not the consent Authority for development, therefore any risks 
are limited. 
 
ENVIRONMENTAL IMPLICATIONS 
 
Adequate urban planning and building techniques aid the retention of a tropical 
environment, prevailing breezes reduce the reliance on cooling aids, retention of 
vegetation assists in cooling and shading and the amenity of people, maintaining a 
tropical and vibrant place to live, work and stay. 
 
COUNCIL OFFICER CONFLICT OF INTEREST DECLARATION 
 
We the Author and Approving Officers declare that we do not have a Conflict of 
Interest in relation to this matter. 
 
 
 
 
 
 
 
DROSSO LELEKIS LUCCIO CERCARELLI
MANAGER DESIGN, PLANNING 
& PROJECTS 

GENERAL MANAGER 
INFRASTRUCTURE

 
For enquiries, please contact Cindy Robson on 8930 0528 or email: 
c.robson@darwin.nt.gov.au. 
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