Tabled Attachment - 13.1.2.1

city of
PALMERSTON

ID: 633648 - NN:ct ‘A Place for People’

21 May 2025

NT Planning Commission
By email: planning.ntg@nt.gov.au

Dear Sir/Madam

Re: PA2024/0406 — Proposed planning scheme amendment to rezone Lot 14473 and Lot
12954 Town of Palmerston from Zone SP8 (NTPS 2007 Specific Use) to Zone SP# in the
2020 Scheme

City of Palmerston thanks the NT Planning Commission for the opportunity to provide a submission
about the proposed planning scheme amendment for Durack Heights. This submission was
presented to Council and endorsed at its Secondary Ordinary Council meeting on 20 May 2025
(decision no. XX/XXXX). It is provided pursuant to Section 22 of the NT Planning Act 1999.

The key matters Council is seeking the NT Planning Commission consider are outlined below, which
are presented in two (2) parts:
1. Response to sections of the proposed specific use zone.

2. Additional matters for consideration.

Council acknowledges that some of the matters raised in this submission will be considered in more
detail at subsequent stages of the approval process. Notwithstanding, they have been raised to
provide a holistic understanding of potential issues for Council from anticipated development in
this area.

Part 1 - Response to sections of the proposed specific use zone

The preferred use and development of this site is outlined in zone SP8, which provides a
comprehensive, site-appropriate assessment framework that promotes good design and respects
the amenity of the locality. Currently, any development that occurs in this area must demonstrate
how it responds to a specific design philosophy. Council is comfortable with the existing zoning
and what is sets out to achieve, and any change needs to capture important design elements in the
existing zone and demonstrate benefit to the community.

Purpose

Council is generally supportive of the proposed zone purpose, though reference to ‘future rezoning’
should be removed because it could be broadly misinterpreted and has no bearing on the purpose
of facilitating the master-planned subdivision. Council would also encourage ‘promoting walking
and cycling’ and ‘connections to the University and CBD’ be included as part of an overall zone
objective.
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Administration

Council acknowledges the need to provide a level of discretion to the consent authority, but
guestions whether too much is provided by administration clause 5. Council would encourage
additional and specific guidance be provided when varying sub-clauses 12.c) to 12.h), beyond
having to be ‘satisfied that a level of amenity equivalent to that of a complaint design.” It would be
preferable to have specific administration clauses for each of these requirements.

Council is supportive of the inclusion of additional community uses that are anticipated under the
current zoning, including child-care centres. Council is not supportive of demountable structures
and would discourage caravan accommodation because of their potential amenity impacts,
particularly considering anticipated lot sizes for this area.

Zone outcomes

There are elements of the design philosophy in the existing SP8 zone that Council would like
included in the proposed zone outcomes, including:

. linking new walking and cycling paths into the Palmerston Central Business District
networks.

. minimising vehicle movements into the older, established areas of Durack to the south of
the site (Fairway Waters).

. linking cycle pathways into the regional cycling trails to Palmerston and Darwin.

. designing a street network that is permeable and promotes walking and cycling.

. developing safe routes to school for children and pathways that encourage individuals to

exercise and reduce vehicle use.

In the absence of an area plan providing overarching strategic direction, it is important that
currently anticipated design elements are captured.

Requirements

Council has concerns with requirements 12a) and 12.h):

. Requirement 12.a) requires future subdivision to be consistent with a master plan diagram,
placing unreasonable limitations on the consent authority when deciding future
development applications (notwithstanding proposed admin clauses). Council’s preference
is that the requirement be reworded to “generally consistent with...” and that added
guidance be provided in the administration clauses about how and when this could be
varied.

. Requirement 12.h) is overly prescriptive requiring a vehicle and pedestrian connection to
Carpentaria Court. Councils’ preference is that this clause be deleted to allow consideration
of alternative connections. This matter is discussed further in Part 2 of this submission.

Council would encourage additional requirement/s for future masterplans to be prepared generally
in accordance with the NT Subdivision Development Guidelines. The guidelines are relied on by
Council to inform decisions about the construction and delivery of public infrastructure (including
public open space) and it would be beneficial for these guidelines to be referenced to ensure
consistent decision making across the different development stages.

Part 2 - Additional matters

Vehicle connections and pedestrian connectivity

Council is generally supportive of the provision of additional vehicle and pedestrian connections
but requires further information before providing confirmation of preferred options, especially
those that have a direct impact on the existing road network within Durack. Detailed traffic
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modelling has not been provided, and it is recommended it be undertaken before a decision on the
proposed amendment is reached and prior to any change to the existing road network. The study
should include consideration of established nearby suburbs (including both Durack and previous
stages of ‘The Heights’), impacts on nearby major intersections and consideration of the following
key matters.

Carpentaria Court

Council has concerns about the ability of the existing cross section of Carpentaria Court to
accommodate increased vehicle, cyclist and pedestrian movements that will result from both future
developments, as well as from residents in established areas that will use this connection to gain
access to and from Roystonea Avenue, via Packard Avenue. Additional detail about the upgrades
needed to the existing infrastructure to meet minimum design standards and accommodate all
expected vehicle and pedestrian/cyclist numbers is required before Council can comment on this
aspect of the proposal. In the absence of this information, Council cannot support this connection
and would not accept the extension of Carpentaria Crescent as a public asset.

Nichols Street

In principle, Council is not opposed to upgrades to permit all movements to and from Nichols
Street, subject to further traffic modelling. Further to this, Council is unsure from the application
materials how and when the upgrade of the road to be two-way would be triggered or achieved.
The proposed SU zone does not make any reference to a Nichols Street upgrade, and given it sits
outside the development site boundaries Council is unsure how it could be considered in
subsequent development applications. Given this, Council's preference is that reference and
assumptions made about Nicholas Street upgrades in the supporting application materials be
removed, or alternatively it should be appropriately referenced in the proposed specific use zone,
to Councils satisfaction. Any costs relating to the upgrade of Nichols Street as a result of the
development would be the responsibility of the developer.

Packard Avenue

Packard Avenue will be the main connecting road into and out of any future subdivision, serving as
the main infrastructure link to the wider road network. To this extent, Packard Avenue will function
as a ‘primary collector’ and should be reflected as such in both the proposed specific use zone as
well as supporting application materials, including reference to central medians to provide staged
pedestrian crossings between the vast majority of dwellings and the proposed open space areas.

University and CBD connectivity

Additional consideration of connections between future development in this area and the
University and CBD is fundamental. The proposed specific use zone makes no reference to these
connections, yet it is a theme threaded throughout the existing zoning. As touched on in Part 1 of
this submission, in the absence of an area plan it is important to consider how this future
community can access the CBD as a key location, rather than being diverted around it and towards
Gateway and the Darwin city. Exploration of pedestrian links to the University are also encouraged.

Connections to the wider road network

Vehicle and pedestrian connections to the wider road network at the intersections of
Packard/Roystonea, Woodlake/University Ave, Woodlake/ Kirkland require further consideration.
These connections serve as the gateway to Durack and Durack Heights, and the impacts at these
locations as a result of development at Durack Heights needs to be explored further, including the
possibility of potential upgrades.



Other transport options

Investigation of a possible connections from Tiger Brennan Drive and Kirkland Road is encouraged.
The second connection through the recently delivered Stage 11 of The Heights and shown on the
masterplan in the existing specific use zone should also be reinstated, or if not, additional
justification provided as to why it is no longer viable. The provision of a traffic modelling study
would enable options to be further explored and understood prior to final outcomes being
determined.

Stormwater

Council acknowledges that details about stormwater management will be explored as part of the
design of specific stages; however, given it has the potential to greatly influence the functionality,
amenity and area of open spaces, further consideration ahead of approving the proposed rezoning
is required. The stormwater design for the entire developable area will be required to meet NT
Subdivision Development Guidelines and be approved by Council prior to any works commencing.

Ephemeral Wetlands

Council is not opposed to the use of ‘ephemeral’ wetlands, which is a specific Water Sensitive
Urban Design (WSUD) philosophy. It does have concerns however about their practicality. This
detail needs to be explored further as it has the potential to greatly influence the expected amenity
and potential functionality of open spaces currently shown in the proposed draft masterplan.

MUSIC modelling of the proposed wetlands will be required to be provided to Council and
demonstrate the hydrologic (i.e. wetting and drying regime and appropriate size of wetland relative
to the contributing catchment) and water quality performance.

If wetlands are proposed for the development, the stormwater management plan must provide a
detailed description of the following:

. High flow bypass arrangements to prevent damage to the wetlands.

. Staging and establishment of the wetlands to protect the wetland area during development
construction phases.

. Flood immunity of the proposed wetlands relative to nearby detention basins and drainage
channels.

Lawful point of discharge

Council is the relevant authority for the lawful point of discharge for stormwater, with the
discharge of stormwater directly impacting the Durack lakes and stormwater network. In addition
to the MUSIC modelling required, the design measures for stormwater quantity and quality must
meet the NT Subdivision Guidelines and any specific requirements relevant to the existing lake
network being directly impacted. The developer will be required to demonstrate that stormwater
discharge throughout all phases of the development has not negatively impacted the downstream
network, which may include additional testing and management plans.

Existing infrastructure

The preliminary engineering report submitted in support of the application makes the assumption
that the five stormwater ponds adjacent to the development site (Stages 9-11) and to be relied on
as part of the development of this site have been designed, documented and approved by City of
Palmerston, and that the constructed design of these ponds have controlling levels such that no
other option exists but to retain these ponds. Council has no record of approving or accepting
these five ponds, and any approval that may have previously occurred would have expired. The
assertion that there are no other options but to retain them has not been justified. All stormwater
treatment measures proposed for the development, including existing but unapproved ponds will



be treated as part of the development and will need to meet NT Subdivision Development
Guidelines current requirements and be to the satisfaction of Council.

Open space

The current calculations are not clear about how much space will be used for drainage versus how
much is usable open space. Unencumbered (by stormwater) public open space is only able to be
included in the overall percentage where there are no ‘minor storm’ impacts, meaning that there’s
no overland stormwater in the majority of storms within areas counted as usable open space. This
greatly impacts the amenity expectations of an area for the community, in addition to potential
maintenance requirements.

It is not clear to Council about the intended function of the current parks being shown, or their
hierarchy of play spaces. This is important to understand the accessibility of parks and play spaces
to the community. Further, access to the ‘Moonta Park’ public space is problematic, and the vast
majority of future residents will need to cross Packard Avenue. Measures, such as medians, should
be included to provide staged pedestrian crossings. Further, additional smaller parks and spaces
dispersed throughout the development area are strongly encouraged to provide a balance of open
spaces that support the proposed development.

Summary

Council is comfortable with the existing specific use zone, and is generally supportive of the
amendment, recognising the proposed zoning maintains the purpose of the existing zoning insofar
as it will provide for a staged, large scale, low-to-medium density residential subdivision; however,
there are some key changes likely to result in noticeable differences from what is anticipated under
the existing zoning that require further justification and consideration before Council could provide
its full support.

Primary amongst these concerns is the additional road connection proposed from Carpentaria
Court that will increase traffic in established areas of Durack to the south. Additional detail about
this aspect of the proposal and in particular required upgrades to the existing cross-section needed
to meet minimum design standards to accommodate all expected vehicle and pedestrian numbers
is required. Council cannot support this connection with the information that has been presented
and is unlikely to accept it as a future asset. Further analysis of the traffic impacts on connections
to the wider road network is also desirable. A detailed traffic modelling study, completed in
consultation with Council and the Northern Territory Government, is recommended before the
rezoning is considered further.

The removal of key elements of the development design philosophy in the current specific use
zone is also of concern, in particular the links between the development site and key locations the
CBD and University. The development of this area will result in a significant increase in residents,
and reliance on motor vehicles to access nearby commercial and educational hubs is sub-optimal.
In the absence of an area plan, Council believes it is imperative the zoning capture key strategic
objectives and look at the development of this area with a ‘wider lens’. Additional administration
clauses are also encouraged to provide added clarity around how and when requirements can be
varied.

Referencing the NT Subdivision Guidelines is desirable to ensure consistency in decision making
and creating better design outcomes. The NT Subdivision Guidelines are a key part of the
development assessment process for Council, and it would be beneficial to create stronger linkages
to achieve desired outcomes.



Please contact Councils planning and development team at development@palmerston.nt.gov.au or
phone 8935 9922.

Yours sincerely

Nadine Nilon
Deputy Chief Executive Officer
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