COUNCIL REPORT

city of
PALMERSTON
ITEM NUMBER: 13.1.1 Invitation to Sign the Welcome Scroll
FROM: Director of Corporate and Community Services
REPORT NUMBER: 8/0989
MEETING DATE: 4 October 2016

Municipal Plan:
1. Community & Cultural Wellbeing
1.3 Arts and Culture

1.3 We are committed to the fostering and promotion of arts and culture within our
community, the awareness and promotion of our local history, and advocacy for increased
cultural resources

Summary:

As a Refugee Welcome Zone, Rural Australians for Refugees (RAR) and the Refugee Council of Australia
(RCOA), have invited City of Palmerston to send an electronic signature or endorsement to be printed
onto a Welcome Scroll that will travel around Australia before arriving in Canberra for Refugee Week in

June 2017. This endorsement by Council will confirm City of Palmerston’s commitment to refugees in
our community.

RECOMMENDATION
1. THAT Council receives Report Number 8/0989.

2.  THAT Council approves the addition of City of Palmerston’s endorsement to The Welcome Scroll.

Background:

In 2013 Council signed a Declaration committing the City of Palmerston as a Refugee Welcome Zone.
A Refugee Welcome Zone is a Local Government area which has made a commitment to welcoming
refugees into the community, demonstrating compassion, contributing to upholding the human rights of
refugees and encouraging and enhancing cultural diversity in the community.

General:

A new initiative is being launched jointly by Rural Australians for Refugees (RAR) and the Refugee
Council of Australia (RCOA): The Welcome Scroll.

The Welcome Scroll will function as a "baton" or "torch", which will travel around Australia to Refugee
Welcome Zones, leaving the National Rural Australians for Refugees Conference in Bendigo on 3
September 2016, and arriving at Parliament House in Canberra during Refugee Week, June 2017.




RAR and RCOA hope that the Welcome Scroll will be endorsed by representatives of all Local Councils
who have chosen to become Refugee Welcome Zones. The Scroll's journey will confirm City of
Palmerston’s commitment to welcome refugees into our community.

The endorsement can take the form of a signature by the Mayor or Chief Executive Officer and the
words City of Palmerston. RAR and RCOA will organise for this image to be printed onto the scroll.

Unfortunately, it will not be possible to have the Welcome Scroll visit every Refugee Welcome
Zone. Therefore all Refugee Welcome Zones, including City of Palmerston, are invited to send an
electronic signature to be printed onto the Welcome Scroll in Bendigo prior to its journey around
Australia.

Financial Implications:

Nil

Legislation/Policy:

Nil

Recommending Officer: Ben Dornier, Director of Corporate and Community Services

Any queries on this report may be directed to Ben Dornier, Director of Corporate and Community
Services on telephone (08) 8935 9976 or email ben.dornier@palmerston.nt.gov.au

Author: Jan Peters, Community Development Manager

Schedule of Attachments:

Nil




COUNCIL REPORT

city of
PALMERSTON
ITEM NUMBER: 13.1.2 SPUN - True Stories Told in the Territory
FROM: Director of Corporate and Community Services
REPORT NUMBER: 8/0990
MEETING DATE: 4 October 2016

Municipal Plan:
1. Community & Cultural Wellbeing
1.3 Arts and Culture

1.3 We are committed to the fostering and promotion of arts and culture within our
community, the awareness and promotion of our local history, and advocacy for increased
cultural resources

Summary:

This report provides Council with the opportunity to hold SPUN, a live story telling event in Palmerston.
RECOMMENDATION

1. THAT Council receives Report Number 8/0990.

2.  THAT Council approve SPUN: True Stories Told in the Territory to be held in Palmerston in June 2017.

Background:

The Palmerston Arts Strategy 2016 - 2021 was endorsed by Council on 6 September 2016. The
Strategy sets out goals and actions to be achieved through collaborative planning and strategic
partnerships. It identifies strategic programs and projects for all art forms and includes arts initiatives for
future capital works and developments.

Outcome two (2) of the strategy is to increase participation and engagement in arts culture and heritage,
including through the enhancement of character and identity of Palmerston. Outcome (3) is to improve
places and spaces including through activation. Holding SPUN: True Stories Told in the Territory here
in Palmerston contributes to achieving both of these outcomes.

General:

SPUN is an exciting event for the people of Palmerston, we propose to hold the event in June 2017 and
believe the event will attract 200 - 300 guests to listen to the true stories of 6 Territorians.

SPUN is a live storytelling event that showcases extraordinary locals and their stories. Popping up at
different venues every three months, SPUN brings people from all walks of life together to share stories
under a theme. True stories told live are incredibly powerful. They have the potential to move, confront
and inspire.




SPUN is run by a team of professionals who are passionate about oral storytelling. Every storyteller is
matched with a story producer who helps bring out the best in their story. City of Palmerston will work
with the team at SPUN to develop a theme and SPUN will attempt to source story tellers from the
Palmerston region. Bringing SPUN to Palmerston will also celebrate and further enhance the Voices of
Palmerston project.

Locations are currently being investigated for their suitability with Goyder Square the primary choice
and Sanctuary Lakes secondary.

After each live event, the stories are shared online and via ABC Local Radio so that people all over the
Territory can enjoy them. Sometimes the stories are also aired interstate, helping to promote Palmerston.
Since launching in March 2015, SPUN have hosted 9 events (in Darwin, Pine Creek and Katherine),
featured more than 60 storytellers, reached audiences of 2000+, aired stories across the Northern
Territory and developed an online archive of SPUN stories.

SPUN aims to celebrate local people, start conversations, shake things up and ultimately promote social
cohesion through the sharing of personal stories.

SPUN does this by:

. Engaging a cross section of locals from diverse backgrounds, ages and stages

. Searching for 'untold stories' that might otherwise go unheard

. Curating a line-up of stories that surprise, challenge stereotypes and promote empathy

. Working with storytellers to enhance their storytelling skills so that the process is both

empowering and entertaining
Hosting events in locations that are accessible to a broad range of locals
. Reaching audiences who wouldn't normally attend an arts event

Financial Implications:

The financial implications to host SPUN in Palmerston would be $15,000, these funds are available in
the current 2016/2017 events operational budget.

Legislation/Policy:
Nil
Recommending Officer: Ben Dornier, Director of Corporate and Community Services

Any queries on this report may be directed to Ben Dornier, Director of Corporate and Community
Services on telephone (08) 8935 9976 or email ben.dornier@palmerston.nt.gov.au

Author: Jan Peters, Community Services Manager

Schedule of Attachments:

Nil




COUNCIL REPORT

city of

PALMERSTON

ITEM NUMBER: 13.1.3 Development Application - PA2016/0532 - Subdivision to
create 237 lots (Zuccoli 3 & 4 Sub-Stage 3) on Lot 12432
and 12433 Zuccoli Parade, Zuccoli

FROM: Director of Technical Services
REPORT NUMBER: 8/0993
MEETING DATE: 4 October 2016

Municipal Plan:
2. Economic Development
2.3 City Planning

2.3 We are committed to effective and responsible city planning which balances and
meets both residential and commercial needs in our community

3. Environment & Infrastructure
3.2 Assets and Infrastructure

3.2 We are committed to maintaining and developing community assets and
infrastructure which meet the needs of our community

Summary:

This report outlines issues to be considered by Council in regard to the development application lodged
for Development Application for Subdivision to create 237 lots (Zuccoli 3 & 4, Sub-Stage 3) on Lot 12432
and 12433 Zuccoli Parade, Zuccoli.

RECOMMENDATION

1. THAT Council receives Report Number 8/0993.

2.  THAT Council endorses Attachment A to Report Number 8/0993.

Background:

The lots are contained within Zone FD (Future Development) and form part of the balance of the
undeveloped urban area within the suburb of Zuccoli. The development application for this subdivision
area forms part of the stage 3 of the development of the Zuccoli. With respect to the greater

development of Zuccoli, “Zuccoli Aspire” (Costojic as the developer) represents Stages 3, 4 and 5 of the
development of the suburb of Zuccoli.

Specifically, the subject site for this application is surrounded by Zone FD to the West and the earlier
constructed stages of Zuccoli stage 1 and 2 to the North and East and earlier sub stages of Zuccoli Aspire
to the South.
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Source: NT Atlas and Spatial Data Directory

Council has previously raised concern with earlier stages of “Zuccoli Aspire” citing issues regarding
predominantly small lot housing and lack of a genuine mix of lot sizes. Concerns regarding the
stormwater treatment for Zuccoli Aspire are now largely resolved with the developer now adopting lakes
as the primary form of stormwater drainage cleansing.

CURRENT APPLICATION:
Changes to the Master Plan:

While not technically subject to this subdivision application, the applicant has proposed significant
changes to the wider Master Plan for Zuccoli Aspire. It is in the interest of Council to provide comments
on this revision as it does have implications across the wider development of Zuccoli.

The revised master plan has altered the subdivision layout and has relocated the proposed commercial
centre to be situated along the Future Connector Road adjacent to proposed Rural Residential land road
rather than the previous location which was central to the wider Zuccoli community.
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Original Master Plan Concept Revised Master Plan Concept

Source: Application Material




Subdivision application

The subdivision application proposes the subdivision of Sub-stage 3, being Lots 12433 and 12432. Sub-
Stage 3 is proposed to be subdivided into 237 individual allotments of which 232 are residential
allotments, two are community purpose allotments and 3 are open space allotments.

The subdivision of Sub-Stage 3 will occur over 5 stages. The below table outlines the lot breakdown
proposed for the development.

For Clarification purposes, it is noted that approximately 72% of the lots intended for Single Dwellings
(Zone MD) are below 450m? approximately 84% of the proposed lots intended for Single Dwellings are
below 500m?>.

Applicable Zone Lot Size (m?) Number of lots Percentage
300-449 167 71.98%
Multiple Dwelling Residential (MD)
for single dwellings
450-599 60 25.86%
Multlple. Dwellmg.Reﬂdentlal (MD) 1,510 m2 1 0.43%
for multiple dwellings
Sllngle Dwel!lng Residential (SD) 600-799 4 1722
single dwellings
Total residential allotments 98525m2 232 100%
PS - Public Open Space 29547m2/2.95hectare 3
CP - Community Purpose 94986m2/9.49hectare 2
Total allotments 237
Total site area 288223m2/28.82hectare

Source: Application Material
General:

Officers raise concern with both the revised master plan and subdivision application for sub stage 3
based on the following matters:

Relocation of Commercial Centre within Master Plan:

Officers object to the revised commercial centre location as outlined in the revised master plan. The
Palmerston Eastern Suburbs Area Plan clearly identifies the future “primary neighbourhood centre”
central to the greater urban residential of Zuccoli Stages 2 and 3. It indicates that the centralised centre
is to be supported by medium density residential and mixed use development. The area plan identifies
the centre as centralised to the surrounding suburb and has a radial indicator for a “compact
neighbourhoods” surrounding the centralised centre. It is evidently clear in this instance that the
proposed revised master plan and in particular the revised centre location fails to achieve the
requirements of the Palmerston Eastern Suburbs Area Plan.

The failure to comply with the Palmerston Eastern Suburbs Area Plan is compounded further with the
proposed revised master plan significant inconsistency with the Northern Territory Compact Urban
Growth Policy.




The Northern Territory Compact Urban Growth Policy outlines the requirements that compact urban
growth should occur around activity centres where dwelling and activity density may be at its highest.
The relocation of the commercial centre to the periphery of the site and into constrained land (biting
insects) and adjacent to Rural Residential Land is contrary to this. The policy also outlines that lower
density should occur in excess of 400m from centres and the proposed relocation of the commercial
centre to the periphery of the site in into constrained land (biting insects) is also contrary to this.

The proposed location of the centre also reverses the concept of transition in density and is an example
of reactive planning, reactive in the sense that the location only seeks exposure along future road
corridors irrelevant of constraints planning, best practice and current NTG legislation and the Compact
Urban Growth Policy. In fact, it can be highlighted that the relocation of the commercial centre to the
periphery of the site into constrained land (biting insects) and adjacent to Rural Residential Land is in
fact the opposite of the intent of the Compact Urban Growth Policy and would make welcome addition
to the Policy as an example of “what not to do” when planning for development.

Furthermore, the integration of commercial uses and rural residential land is of particular concern. The
largely incompatible land uses are proposed adjacent to each other and while it is understood initial
commercial uses will complement a shopping centre on the larger site it is the ultimate use of the land
for intense commercial uses that has the potential to result in further amenity based impacts than already
anticipated. While it is acknowledged that the location of the commercial land seeks to adhere to future
commercial tenant requirements, Council is of the view that commercial decisions should not dictate
planning decisions where a poor planning legacy is the outcome.

It is noted that the applicant has submitted the previous “Conceptual masterplan and Design Philosophy
- Zuccoli 3 and 4” with the current application. Council highlights that the document provides a
favourable argument as to why the previous centralised location of the commercial centre achieves the
intent of the Area plan but also an appropriate planning outcome. This includes (but not limited to) pages
17 -21 of the submitted document whereby the location of the centralised centre provides for “an
attractive, vibrant and accessible neighbourhood centre that is a focal point for the Zuccoli Community
and promotes a sense of Place”. The document cites aspects such as “increased housing density adjacent
to the neighbourhood activity centre” and the “location providing for integrated density and residential
development” as key compliance requirements and design responses. The revised centre location fails
to achieve this.

Officers note that a site stormwater drainage plan indicating how the concentrated flow is to be
collected on site and connected to Council’s stormwater drainage system shall be provided to the
satisfaction of the Director Technical Services, City of Palmerston, prior to the commencement of works.
No stormwater will be permitted to discharge across the boundary to the neighbouring property. Council
commends the developer on adopting lakes as the primary form of stormwater drainage cleansing.
Council considers the design more acceptable to the community than bio-retention basins and wetlands
and result in lower ongoing costs to the community.

Sub Stage 3 Subdivision Comments:

Lack of a mix in lot sizes and predominate small lot housing:

Officers raise concern with the lot sizes for the 205 residential lots as part of this particular development
(Zuccoli Aspire - sub-stage 2). With regards to the 232 residential lots proposed as part of Sub-Stage 3
Council raises concern that 72% of the lots intended for Single Dwellings are below 450m?. This is
compounded further by the fact that approximately 84% of the proposed lots intended for Single
Dwellings are below 500m?.

It is noted that the Palmerston Eastern Suburbs Area Plan envisages a mix of housing types and lot sizes
rather that the delivery of predominately smaller lot housing. The intent of the Palmerston Eastern
Suburbs Area Plan contained within the NT Planning Scheme includes the provision of alternative
housing typologies to reflect a true mix of lots sizes which includes traditional lot sixes for Single




Dwellings along with smaller lot Single Dwellings. The large percentage of lots (84% below 500m?)
provides for only one dominant housing typology and that is small lot housing.

Technical comments relating to required amendments to the proposed Road Hierarchy are also
highlighted in Councils letter of comment.

Open Space Areas (within Sub Stage 3 and the wider Master Plan)

While it is noted detailed design, embellishment requirements and irrigation will be submitted as
technical drawings become available, Council request the applicant provide an initial Irrigation
Masterplan for Zuccoli Apsire to detail the areas intended for irrigation and how the initial potable water
source can be readily transferred to the lake water source once the lakes throughout the area become
established.

Officer note that the Park / Open space within the future stage 5 is now intended to remain largely
bushland. Council highlights that previous proposals that were supported by Council for the park
contained a large open oval kick about type park. Council requires the current stage 5 park be revised
and include the initial proposed open oval kick about area. It is noted that the school oval area will remain

as private infrastructure for the school use, therefore this large oval area is required for the use of future
Zuccoli residents across the wider suburb.

Summary:

Based on the above-mentioned matters of concern it is recommend that Council endorse the letter of
comment to the northern Territory Government whereby Council objects to the granting of a
Development Permit under Section 49 of the Planning Act.

Financial Implications:

There are no financial implications for Council as a result of this proposal.

Legislation/Policy:

There are no legislation or policy implications for Council as a result of this proposal.
Recommending Officer: Mark Spangler, Director of Technical Services

Any queries on this report may be directed to Mark Spangler, Director of Technical Services on
telephone (08) 8935 9958 or email mark.spangler@palmerston.nt.gov.au

Author: Gerard Rosse, Manager Planning and Environment Services
Schedule of Attachments:

Attachment A:  Council’s letter of comment for Development Application - PA2016/0532 -
Subdivision to create 237 lots (Zuccoli 3 & 4 Sub-Stage 3) on Lot 12432 and 12433
Zuccoli Parade, Zuccoli.

Attachment B:  Development Application and Drawings.
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1.0 INTRODUCTION

MasterPlan NT has been engaged by Costojic Pty Ltd to prepare a development application for the
subdivision of Stages 3 and 4 of Zuccoli, located at Lots 12432 and 12433, Town of Palmerston
(575 Roystonea Ave, Zuccoli).

The subdivision of Lots 12432 and 12433 into two sub stages and a remaining balance area were approved
on 2 March 2015 and 3 February 2016 respectively. DP15/0096 allowed subdivision into 181 residential lots
and 4 public open space lots and DP16/0033 allowed subdivision into 206 residential lots and 1 public open
space lot. The remaining balance is to be applied for in a further 4 stages.

The original Zuccoli Stages 3 and 4 Master Plan compiled by SMEC at the time, has status as the principle
agreement between the Northern Territory Government (NTG) and the developers Costojic. This Master
Plan has however been revised and although some changes to the road layout and the locality of the town
centre were necessitated, the basic principles, on which the contract was awarded, are still the same. For
details pertaining to the background of the site, topography and drainage, land units and site constraints
as well as the design philosophy underlying future development applications, you are referred to the initial
planning report through which the Sub-stage 1 subdivision was approved.

The Zuccoli Stages 3 & 4 together with Zuccoli Stage 5, which was also awarded to Costojic, are now officially
known as Zuccoli Aspire. However, for the purposes of this report reference to Zuccoli Aspire only refers to
Zuccoli Stages 3 & 4. All plans, however, indicate Zuccoli 5 also, due to the approach of inclusive

development, to create a suburb with valuable inter connectivity and a sense of place.

The purpose of this application is to seek consent for the subdivision of Sub-stage 3 of Zuccoli Aspire, into
a total of 237 allotments, of which 232 are residential allotments, 3 public open space allotments, and two

community purpose allotments. It is proposed to develop Sub-stage 3 into 5 stages.

Included in the application are this Statement of Effect, Land Owner Authorisation, and Title Documents.

The following documents are included in the Statement of Effect:

. Attachment A Location Plan

. Attachment B Site Plan

. Attachment C Conceptual Master Plan and Design Philosophy
. Attachment D Endorsed Landscape Master Plan

. Attachment E Zuccoli Aspire Master Plan

1360REPO1 — Sub-stage 3 3



ATTACHMENT B

-

. Attachment F Zuccoli Aspire Landscape Plan

. Attachment G Zuccoli Aspire Staging Plan

. Attachment H Sub-stage 3 Subdivision Plan

. Attachment | Sub-stage 3 Staging Plan

. Attachment J Walkability Plan

. Attachment K Typical Building Envelope Plans

. Attachment L Preliminary Engineering Services Assessment
. Attachment M Compliance with NTPS Planning Principles

. Attachment N Notice of Intent Letter

. Attachment O AAPA Certificates

In preparing this Statement of Effect, we have examined the development application and associated
documents, inspected the subject land and locality, and considered the most relevant provisions of the

Northern Territory Planning Scheme.

Throughout the planning phase, consultation was undertaken with the Department of Lands, Planning and
the Environment (Development Assessment Services, Land and Economic Development) the Power and
Water Corporation, and the City of Palmerston. Information from all meetings has been considered and
incorporated into the proposal.

2.0 LOCALITY AND SITE DESCRIPTION

2.1 Description of Locality

The subject site forms part of the Zuccoli Aspire suburb and is located within the City of Palmerston Council
boundaries, approximately 6.0 kilometres to the south of the Palmerston Central Business District (CBD) and
21 kilometres from the Darwin CBD. Access to Stuart Highway is via Zuccoli Parade northwards to Lambrick
Avenue, which links with Stuart Highway to the west. Access to Zuccoli 3 and 4 is via a roundabout from
Zuccoli Parade. Sub-stage 3 is adjacent to Zuccoli Parade extending into the central area of Zuccoli 3 and 4
and will be accessed through sub-stage 1. It is bounded to the south by sub-stages 2 and 4 and to the west
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and north by sub-stage 5 and 6. Figure 1 indicates the locality of Zuccoli 3 & 4 in context to Zuccoli 1, 2 &
5 and is also provided at Attachment A.

Figure 1 - Locality Plan

2.2 Description of Site

The site comprises the remainder of Lots 12433 and 12432, Town of Palmerston, and totals 102.35 hectares
within the FD (Future Development) Zone, under the Northern Territory Planning Scheme. Lot 12433 and
Lot 12432 comprises Zuccoli Stages 3 and 4 and is the subject of a Crown lease with Costojic Pty Ltd. The
site is mostly vacant, however, headworks for sub-stage 1 are completed, and titles have been issued for
sub-sub stage 1A. Sub-stage 2 is in the process of condition precedent clearance with detail design being

progressed, where after headworks will commence.

No known easements exist over the subject land. The land is irregular in shape, and in the broader context,

is bound by Roystonea Avenue to the west, Lambrick Avenue to the north, Zuccoli Parade to the east and
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the Weddell Southern Connector to the south. Mitchell Creek runs immediately to the west of Zuccoli,
separating it from Roystonea Avenue. Brooking Creek is to the south.

As previously mentioned, Zuccoli 3, 4 and 5 are now formally referred to as Zuccoli Aspire but for the
purposes of this report, all references to Zuccoli Aspire have regard only to the original Stages 3 & 4 of
Zuccoli.

Sub-stage 3 is 28.82 hectares in total, odd shaped, with no physical constraints preventing the development
of the land. Sub-stage 3 is bordered by Zuccoli Parade to the east, Sub-stage 1 to the south-east, Sub-
stages 2 and 4 to the south and south west and Sub-stages 5 and 6 to the north and north-east. Figure 2
depicts the Site Plan and is also provided at Attachment B.

Figure 2 : Site Plan
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2.3 Topography and Drainage

The topography of the Zuccoli area is predominantly gently undulating with steeper rockier slopes in the
first order creek lines. It is dominated by a ridge running south-east through the site (shown as a dashed
red line in Figure 3). The area to the west of the ridge drains to Mitchell Creek and features well defined and
generally incised, rocky, eroded creek lines. The area to the east drains to Brooking Creek and features wide
shallow wetland drainage corridors and seepage zones.

The topography is highlighted in Figure 3 and areas of lower elevation are shown in blue and areas of higher
elevation are shown in orange and red. Figure 3 clearly shows the incised rocky creek lines draining to
Mitchell Creek. The site is drained by several drainage lines, making their way from east to west into Mitchell
Creek, and in a south easterly direction towards Brooking Creek. Sub-stage 3 is affected by the drainage
lines towards both creeks i.e. Mitchell Creek and Brooking Creek.

Figure 3: Topography and Drainage (*)
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2.4 Land Units, Soils and Vegetation

Land units and soils are shown in Figure 4. The land units at Zuccoli reflect the site’'s topography. On the
plateau in the east is a small area of shallow gravelly yellow massive earths. Through the escarpment are
shallow gravelly lithosols. On the gentle to steep slopes below the escarpment are shallow gravelly massive
earths and in the drainage lines are hard setting deep mottled yellow massive earths. Other than in the
drainage lines, the soils are generally shallow and gravelly. Sub-stage 3 is mostly within the 2a1, 2b1, 4a
and 4c land unit types. The typical soil surface is also shown in Figure 4.

Figure 4: Land units at Zuccoli (*)

These soils can be susceptible to erosion when disturbed, but otherwise, a layer of gravel protects the

surface. The land/soils and vegetation at Zuccoli are described as shown in Table 1.
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Table 1: Land units, soils and vegetation. (*)

Ref. Topography Soils Vegetation
2a1 Low rises and upper slopes, Shallow to moderately deep Open woodland E.miniata
gradient to 4 percent Rudosols and Kandosols E.tetrodonta
Gentle side slopes to low rises, moderately deep gravelly Open woodland E.miniata E.
2b1
gradient 2-5% brown Kandosols tetrodonta
4a Lower slopes Hydrosols Open woodland E.polycarpa
f E. E.
4c Lower slopes 7 Open forest E.tetrodonta
papuana

*Equatica - Water Sensitive Urban Design Strategy Dec 2011

3.0 DESCRIPTION OF PROPOSED DEVELOPMENT

3.1 Urban Master Plan and Design Philosophy

The original detailed design philosophy and concept overall master plan and landscaping master plan are
provided at Attachment C. This version of the master plan originally formed the basis of the agreement
between the developer and the NTG and the subdivision design of Sub-stages 1 & 2.

The conditional approval of Sub-stage 2 through DP16-0033 enforced a condition precedent requiring the
provision of a detailed landscaping masterplan indicative of areas of public open space which are
unencumbered by drains and containing flat areas for informal creation as well as, pathways, playground
equipment, family parks and active play space. This required certain studies like the hydrology study to be
fast tracked and completed in more detail for the broader area of Zuccoli.

At the DCA's hearing dated 18 May 2016, the DCA was presented with an amended overall Zuccoli Aspire
master plan. This revised master plan was informed by the hydrology study that was developed to a greater
level of detail, a new urban designer with an alternate view on Zuccoli Aspire and negotiations with potential
future anchor tenants about the future neighbourhood centre. Throughout the development of this
amended master plan, numerous meetings were held with the Department of Lands Planning and the
Environment’s Lands Planning and Development Assessment Service divisions as well as with City of
Palmerston. Their input and requirements were incorporated in the refinement of the final Zuccoli Aspire
Master Plan. The amended plan is also supported by the Department of Economic Development and still
forms part of the agreement between the NTG and the developer. Since then the landscaping master plan
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which forms an integral part of the overall master plan has been endorsed by the delegate of the DCA on
6 August 2016 and is provided at Attachment D.

Figure 5 provides and overview of the Zuccoli Aspire urban design and also presents the landscaping
intend.

Figure 5: Proposed overall Master Plan for Zuccoli Aspire (»)
(") Courtesy TPG Town Planning Urban Design and Heritage
The principles of compact urban growth were paramount in the urban design of Zuccoli suburbs 3 and 4.

The master plan for Zuccoli Aspire provided at Attachment E, aims to create a healthy, integrated living
environment that enables and encourages local living. Residents will benefit from easy access to schools,
childcare services, retail and daily shopping needs that are connected by an inviting series of connected
open spaces intended to encourage people out-of-doors and out of their cars.
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A variety of housing types will be delivered, with lots catering for a range of large and compact housing,
seniors living, rural lifestyle living and urban apartments. The product range has been tailored to provide
for a diverse spectrum of future residents at all stages of life and help build a robust and vibrant
neighbourhood.

The neighbourhood park will form a key focal point for the neighbourhood, where retail opportunities,
density residential and high amenity public domain elements combine to form an urban village that
celebrates the best of Top End Living. The Neighbourhood Park forms part of the wider linear open space
system that connects to the Mitchell Creek corridor and a network of pedestrian paths. The Neighbourhood
Park will feature an integrated playground and plaza with plentiful shade and complementary retail
opportunities to encourage incidental visits to the village beyond daily shopping necessities.

Streets and open spaces are designed to work with and celebrate the existing folds, crests and valleys of
the land to build a sense of place and connection to Mitchell Creek. The open space corridors and parks
are woven into the urban fabric that binds the houses together and stitches the project in with its existing
and emerging neighbours. (* courtesy TPG).

3.2 Landscaping Master Plan and Design Philosophy

The Zuccoli Aspire landscape masterplan provided at Attachment F, through its public realm, embrace and
respect the site’s unique natural assets to create a place that enriches the lives of the community through
the delivery of high quality landscape responses leveraging from the environmental values of Mitchell
Creek.

The open space network is proposed to combine a hierarchy of public spaces comprising of urban parks,
bushland reserves and recreational lakes to provide a diversity of passive and active recreational
experiences. The public realm will be linked through a network of paths throughout the development to
service the local residents and the broader community. The overriding principle that will guide the design
of the public open spaces will be the retention of viable remnant bushland and trees to maintain and
enhance habitat corridor links to Mitchell Creek and associated conservation areas within Palmerston. The
landscape responses aim to maximise the benefits of retained bushland areas and natural assets through

the seamless integration of the natural environment into the public open spaces.

Storm water management infrastructure in the form of lakes situated within the public realm will be utilised
as recreational assets and become important features of the overall open space network. Picnic facilities,
dedicated fishing zones, viewing platforms, walking trails and shaded seating areas will all contribute to
activating the lakes and ensure they are key to the development of a vibrant, active and social community.
The lakes will play an important role in managing storm water movement and water quality as well as

servicing the irrigation needs of the urban parks.
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A strong focus on facilities that encourages fitness, play, socialising and personal wellbeing will be core to
the design of the urban parks. A range of age appropriate facilities and equipment will be situated
throughout the development to encourage residents to be active and embrace an outdoor lifestyle. The
facilities will consider and complement the sporting and play facilities that the two adjoining schools will
provide and make accessible to the wider community.

The overarching guiding considerations for all the landscape treatments will be the ongoing maintenance,
sustainability and life cycle of the landscape. The intent of the landscape design is to plan and design to
ensure there are minimal resource consumption and reduced ongoing maintenance costs whilst still
providing a diverse, visually rich, high quality network of public spaces and streetscapes that maximise
recreational opportunities and connectivity. (Courtesy Clouston).

33 Subdivision and Zoning

The current FD zone allows for subdivision as long as the subdivision does not prejudice the intended
ultimate subdivision and future use or development of the land. The proposed subdivision of Sub-stage 3
does not prejudice the potential future development of the site as it is in accordance with the original and
revised Master Plan which is the principle agreement between the Northern Territory Government and the
developer. The zoning of the land will be normalised following subdivision.

The development comprises the subdivision of Sub-stage 3 of the remaining balance of Lots 12433 and
12432, Town of Palmerston (575 Roystonea Ave, Zuccoli). Attachment G depicts the six different sub-stages
of Zuccoli Aspire. (It is deemed necessary to clarify that this plan indicates the staging as Stages 1 to 6,
however, this statement of effect report refers to the staging of Zuccoli Aspire as sub-stages). Sub-stage 1
has been approved for the purposes of subdivision to create 181 residential lots, and 4 public open space
lots through DP15/0096 and titles are being issued. Sub-stage 2 has been approved for the purposes of
206 residential lots and 1 public open space lot through DP16-0033. This sub-stage is in the process of
condition precedents clearance and detailed civil design. As soon as the final civil plans are completed and
signed off, headwork construction will commence. The remaining balance is the area exclusive of Sub-stages
1 and 2.
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Figure 6 indicates the overall staging for Zuccoli Aspire as an overlay on the master plan.

Figure 6 — Zuccoli Aspire Staging (")

The Sub-stage 3 Subdivision Plan is at Attachment H. Sub-Stage 3 is proposed to be subdivided into 237
individual allotments of which 232 are residential allotments, two are community purposes allotments and

3 are open space allotments. Table 2 provides a breakdown of the number and percentage of allotments in
each Zone.
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Applicable Zone Lot Size (m?) Number of lots Percentage
300-449 167 71.98%
Multiple Dwelling Residential (MD)
for single dwellings
450-599 60 25.86%
MuItlpIe. Dwellmg.ReS|dentlaI (MD) 1510 m2 1 0.43%
for multiple dwellings
S.mgle Dwel!lng Residential (SD) 600-799 4 172%
single dwellings
Total residential allotments 98525m2 232 100%
PS - Public Open Space 29547m2/2.95hectare 3
CP - Community Purpose 94986m2/9.49%hectare 2
Total allotments 237
Total site area 288223m2/28.82hectare

It is evident from the table above that of the 232 residential allotments, 227 will be in Zone MD for single

dwelling development, one will be in Zone MD for multiple dwelling developments, and 4 allotments will

be in Zone SD for single dwelling development.

Figure 7 indicates the future zoning once zone normalisation is applied for and the NT Atlas be updated

accordingly.
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It is evident that the subdivision design provides for a mix of different zones, i.e. MD and SD in Sub-stage
3 and although not an extreme variety, it should be acknowledged that the future Sub-stages 4, 5 and 6 will
provide for the higher density allotments surrounding the future neighbourhood centre. In accordance with
general planning principles and the Palmerston Eastern Suburbs Planning Principles and Area Plan the
higher densities are proposed to be in the surrounding areas of the neighbourhood centre, with residential
developments up to four/five storeys. This will offer an overall greater mix of housing types and allotment
sizes, which will provide for a choice in housing typologies. It should be noted that the Zone MR (Medium
Density Residential) allotments which have been approved in Sub-stage 1 at the entrance on South Loop
Road, have not yet been sold, nor was there any interest in the sites whatsoever. It is a national phenomenon
that the unit market has plummeted and that future residents prefer an affordable housing lot rather than
a unit, where they can have their little backyard with private space. This is proof that the market demand
smaller, affordable blocks of land with private backyards for family living.

The Subdivision Plan provided at Attachment H also indicates the allotment frontages and depths. All
allotments in the size range between 300-449m2 have a frontage of not less than 10 metres, and allotments
between 450m2 to less than 600m2 have street frontages greater than 13 metres, in accordance with the
Planning Scheme. All allotments are between 25 metres to 30 metres in depth.

An overall density of 12,01 allotments per hectare excluding the school, is proposed with an average lot
size of 420 square metres.

The subdivision of Sub-stage 3 has been designed as far as possible to provide for east-west orientated lots
to enable future dwellings with the long axis of buildings facing north-south, thereby reducing heat gain
which is also assisted by the northern and southern exposures to be shared with eaves. However, due to
the road layout planned to deal adequately with stormwater draining southwards and north west., almost
half of the allotments are orientated with the short frontage facing north south, leaving the long axis of the
buildings to face east west. These dwelling developments would be exposed to heat gain, however, it will
be mitigated with good design inclusive of eaves and landscaping to cast shadows on the dwellings. It is

also proposed that the distance between buildings will result in buildings casting shadows on others.

Two major open space areas are provided in Sub-stage 3, one in the almost central area and one to the
south-eastern side of the stage. The open space provision corresponds with the overarching open space
Master Plan, where open space is proposed to be provided as an interconnected open space corridor to
provide amenity and localised play and exercise areas for residents. The open space in Sub-stage 3 links
with the open space areas already provided in Sub-stage 2. A third, minor open space area is provided in
the most northern part of this stage which mainly fulfils as a connection function through to Zuccoli Stage
2.
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The total amount of open space proposed in Sub-stage 3 is 29,547 square metres, of which approximately
15,547 square metres are unencumbered, and approximately 14,000 square metres are encumbered. The
total open space provided in Sub-stage 3 are 10,25%. If the school is taken out of the equation, the total
open space equals 15.2%, way above the 10% required by Clause 11.2.2 (please view the detailed discussion
under Clause 11.2.2(f) in Section 5.1 of this report). It is furthermore understood that an oval will be
developed at the school that would contribute to the open space provision in Sub-stage 3. The provision
of the two big open space allotments in this stage together with the open space areas already provided in
Sub-stages 1 & 2 completes the eastern most portion of the inter-connected open space backbone as
proposed in the overall masterplan. Access to the open space is adequate in that both parks are bounded
by a road on the western side allowing easy access for pedestrians.

The Community Purpose sites (CP) are specifically for the purposes of an education establishment. These
two sites will be developed with a private and a public school. The internal boundary is nominal at this
stage, as negotiations are currently undertaken with the NTG. The boundary will be finalised under a general
condition of the permit. Construction of the private school is anticipated to commence in 2017. Sub-stage
3E will host the public school and negotiations with the NTG, CoP and the Power and Water Corporation
are also far progressed. Final details relating to access, parking and drop off zones are in a discussion stage
and will be finalised before the lodgement of a development application for a development permit.

34 Staging

It is proposed to develop Sub-stage 3 in five stages which would technically be sub-sub stages but for the
purposes of this report are referred to as Sub-stage 3A to 3E. The staging plan for Sub-stage 3 is at
Attachment |. Sub-stage 3A is proposed to be subdivided into 56 residential allotments and one Community
Purpose allotment, Sub-stage 3B with 46 allotments and one Public Open Space allotment and Sub-stage
3C with 46 residential allotments. Sub-stage 3D are proposed with 55 allotments and one Public Open
Space allotment and Sub-stage 3E with 28 residential allotments, one Community purpose allotments and
a Public Open Space allotment for the main purposes of connectivity to Zuccoli Stage 2. The staging
proposal is mostly for the construction programme, but will also allow the developer to apply for Part 5
clearance once the first 56 residential allotments in Sub-stage 3A are developed and ready for titles to be
issued. The construction of South Loop Road through to the Future Connector Road is required at this stage
for the purposes of a sewer and electrical headwork reticulation for Sub-stage 3 in accordance with the
requirements of the Power and Water Corporation. Figure 8 below indicates the Sub-stages 3A, 3B, 3C, 3D
and 3E.
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Figure 8 — Sub-stage 3 - Staging plan (")

3.5 Walkability

Figure 9 also provided at Attachment J provides an indication of the walkability of Zuccoli Aspire. AlImost
every allotment is within an 800 metre walkable distance from the heart of the neighbourhood centre which
is proposed to be developed in Sub-stage 4. The Department of Transport requires bus stops to be within
600 metres walkability for residents. It is evident that in the Zuccoli Aspire Suburb most residences are
within a 600 metre walkability from a bus stop. The school is also within an 800 metre walkable catchment
from almost every allotment within Zuccoli Aspire. Walkability is furthermore enhanced by open space
corridors which provide for shared access paths for cyclists and pedestrians. Sub-stage 3 with its 3 open
space areas as well as the school site provides for the realisation of amenity early on in the development of

Zuccoli Aspire.
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Figure 9-Walkability to amenities ()

3.6 Building Envelope

The typical Building Envelope Plan at Attachment K illustrates that the building envelope prescribed in the
Table to Clause 11.2.3 can be met on all lot sizes and lot dimensions.

Lot sizes in Zone MD for single dwelling purposes ranging from 300 square metres to 450 square metres
can accommodate the required 7.0 metre by 15 metre building envelope. The open space provision to
provide a minimum of 50 square metres total open space, with a minimum dimension of this space to be

6.0 metres by 6.0 metres, is also satisfied.

All lots of 450 square metres to 600 square metres achieve a minimum building envelope requirement of 8
metres by 15 metres to accommodate common building footprints. All lots larger than 600 square metres
accommodate a minimum building envelope of 17 metres by 17 metres. By complying with the minimum
building envelope requirements, all lots provide sufficient area for dwellings, landscaping, open space and
achieve the required dwelling setbacks. Additionally, all lots, including those with frontage less than 13
metres, can provide side by side car parking on the allotment for both residents and visitors, and maintain

the required 6,5metres continuous length for kerbside parking.

All allotments will be developed with the required minimum boundary length fronting a street, and all

allotments are also intended to be developed with a single vehicle access driveway.
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The building envelope plan furthermore indicates that where the 6.0 metre front setback is varied to
3.0 metre setback that the area of reduction is provided in an equal increase of private open space in the
back of the property.

3.7 Engineering Services Assessment

3.7.1  Road hierarchy, site access and internal road network

The road hierarchy, access and internal road network are discussed in the Flanagan Consulting Group's
Engineering Services Assessment Report provided at Attachment L.

The main access to Zuccoli Aspire is established to be off Zuccoli Parade into South Loop Road, running
east west to link with West Loop Road in the west, which runs south north linking to Zuccoli 2 in the north.

Access to the Sub-stage 3A to 3D development will be mainly off Zuccoli Parade via South Loop Road,
which has been constructed as part of Zuccoli Aspire Sub-stage 1 works. The most southern end of Sub-
stage 3B will eventually gain access via the East-West Connection Road once constructed, which is
anticipated to be completed in January 2017 as part of Zuccoli Aspire Sub-stage 2. Sub-stage 3E is proposed
to be accessed via a connection at the northern end of the site between Centre Road and the existing
roundabout junction on Zuccoli Parade adjacent the school site. Centre Road will be completed in future
development stages to link with West Loop Road.

West Loop Road is a north, south primary collector road, however, the most western section changes to a
sub-arterial road hierarchy intersecting with the Future Connector Road in the south. South Loop Road is a
primary collector that runs from east to west where the most western section of the road also changes to a
sub-arterial hierarchy intersecting with the sub-arterial section of West Loop Road. All other roads are either
secondary collectors, local access roads, or minor roads all depending the traffic numbers it will carry. The

road hierarchy meet the City of Palmerston (CoP) Development Guidelines (June 2015).

Sub-stage 3 requires a sewer and electrical headworks reticulation corridor, hence why the sub-arterial

sections of both South Loop Road and West Loop Road are to be planned as part of Sub-stage 3.

Figure 10 indicates the road network for Sub-stage 3, which mainly consists of collector and local access
roads that provide direct access to residential allotments. The geometric design will be in accordance with
the requirements of the CoP as set out in their Development Guidelines as well as the Austroads
requirements. All internal roads will have a typical urban type cross section with asphalt seal, two-way cross
fall and kerbing.
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Pedestrian and cycle shared pathways will be provided within the road reserves as per the overall master
plan and the requirements of the authorities.

Figure 10 — Road Hierarchy and network - Sub-stage 3

3.7.2  Stormwater drainage

The stormwater drainage design will be in accordance with the City of Palmerston Development Guidelines.
The detail pertaining to the design of the stormwater for Zuccoli Aspire is outlined in Section 4 of the

Flanagan Consulting Group's Preliminary Engineering Services Assessment provided at Attachment L.

3.7.3 Water

The design of the water supply was undertaken in accordance with the standard requirements of the Water
Supply Code of Australia and the PWC supplement to this code. Details about the water supply are discussed
in Section 5 of the Flanagan Consulting Group Report at Attachment L.
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3.74  Sewer

Sewer reticulation mains and services to allotments will be provided in accordance with PWC requirements
and are further discussed in the Flanagan Consulting Group Report at Attachment L.

3.7.5  Power and telecommunications.

The design of the electrical network is being undertaken by Aurecon in consultation with Flanagan
Consulting Group, in accordance with the PWC requirements.

Zuccoli falls within the NBN Co fibre footprint, and the required telecommunications infrastructure will be
designed by Aurecon in accordance with the NBN Co standards.

Further details are discussed in the engineering services assessment report provided by Flanagan Consulting
Group at Attachment L.

3.7.6  Earthworks

Conceptual design of the proposed earthworks has been undertaken for the development, and the detail
design will be refined for each stage. Natural contours will be followed to minimise cut and fill. The fall will
be towards the road reserve in accordance with the CoP requirements.

A concept earthworks plan for Sub-stage 3 is provided in the Flanagan Consulting Group Report at
Attachment L.

3.8 Site Constraints
There are no physical site constraints preventing the development of the land.

Biting Insects have been identified to be located in the western portion of the site and impact Sub-stage 4
of the subdivision area. The Department of Health and Families has certain guidelines that need to be
adhered to, and these requirements will be complied with at the stage of subdivision application for Sub-
stage 4. However Sub-stage 3 is not affected by this.

4.0 COMPLIANCE WITH NORTHEN TERRITORY PLANNING SCHEME, NTEPA AND AAPA

4.1 Planning principles

Clause 4.1 of the Northern Territory Planning Scheme (NTPS) provides planning principles and sets out the

administration of the planning scheme and states that it:
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